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To: Coastal Commissioners and Interested Persons
From: Dan Carl, Central Coast District Director
Subject: Central Coast District Director’s Report for December 11, 2024 (REVISED)

The following coastal development permit (CDP) waivers, immaterial CDP
amendments, CDP extensions, emergency CDPs, and LCP certifications for the Central
Coast District Office are being reported to the Commission on December 11, 2024.
Pursuant to the Commission’s procedures, each item has been appropriately noticed as
required, and each item is also available for review in the Commission’s Central Coast
District Office in Santa Cruz. Staff is only reporting the emergency CDPs and the LCP
certifications, and is both reporting and asking for the Commission’s concurrence on the
other items in the Report. Staff will describe any objections received and any other
relevant information on these items to the Commission when it considers the Report on
December 11th during the hybrid virtual/in-person hearing.

With respect to the December 11th hearing, interested persons may sign up to address
the Commission on items contained in this Report prior to the Commission’s
consideration of the Report. The Commission can overturn staff’s noticed
determinations for some categories of items subject to certain criteria in each case (see
individual notices for specific requirements).

Items being reported on December 11, 2024 (see attached)

CDP Waivers

3-24-0558-W, MPWMD Carmel River Vegetation Management (Carmel)
3-24-0775-W, Strand Avenue Beach and Dune Restoration (Oceano)
3-24-0897-W, Oceano CSD Pipeline Replacements (Oceano)

3-24-0948-W, Moss Landing Harbor District Improvements (Moss Landing)
3-24-0951-W, Arroyo Grande Floodplain Restoration (Oceano)

3-24-0964-W, Cayucos Beach Winter Debris Removal (Cayucos)

CDP Amendments

= 3-84-226-A3, Spanish Bay Golf Course/Access Improvements (Del Monte Forest)

Emergency CDPs

= (G-3-24-0077, Rocky Creek Slide Viaduct (Big Sur)

LCP Certifications

= LCP-3-SLO-21-0028-1-Part G, Los Osos Community Plan (Los Osos)

CDP Extensions
= None
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NOTICE OF PROPOSED PERMIT WAIVER

Date: November 22, 2024
To: All Interested Parties

From: Kevin Kahn, Central Coast District Manager
Breylen Ammen, Coastal Planner

Subject: Coastal Development Permit (CDP) Waiver 3-24-0558-W
Applicant: Monterey Peninsula Water Management District

Proposed Development

Various vegetation management activities (including brush removal to prevent log jams)
as well as various forms of riparian/bank restoration within and on the banks of the
Carmel River for a 10-year period (through November 2034), in the Carmel Area of
unincorporated Monterey County.

Executive Director’s Waiver Determination

Pursuant to Title 14, Section 13252 of the California Code of Regulations, and based on
project plans and information submitted by the Applicant regarding the proposed
development, the Executive Director of the California Coastal Commission hereby
waives the requirement for a CDP for the following reasons:

The lower reach of the Carmel River flows between a mix of private and public
development, including the Carmel Area Wastewater District’'s wastewater treatment
plant located on an area of fill directly adjacent to the river and protected by levees, as
well as residences and visitor-serving facilities. Log jams pose a significant threat to
such development (particularly the wastewater treatment plant) because they can divert
the river’s flow, causing significant erosion along the riverbank and levees that protect
such development. In extreme circumstances, log jams could also cause the river to
jump its banks, resulting in widespread flooding. To reduce the risk of log jams forming,
the Monterey Peninsula Water Management District (MPWMD) periodically performs
both routine and emergency vegetation management consisting of: the removal of brush
that may impede flow during a rain event; cutting trees that fall into the river into 10-15
foot long sections to reduce the risk they cause a log jam; and occasionally removing
standing trees on the river bank that are at imminent risk of falling into the channel and
causing a log jam. These activities are typically authorized via one-time CDP waivers
and emergency permits (see, for example, ECDP G-3-23-0028 and CDP waivers 3-13-
0512-W and 3-23-0563-W).

The proposed project would allow for the above-described activities, as well as various
riparian restoration/enhancement activities (e.g., nature-based bank stabilization
projects, placement of wood or other natural features to increase streambed complexity
to benefit steelhead, etc.) for a 10-year period. The intent of the program is to more



3-24-0558-W (Carmel River Programmatic Vegetation Management)

proactively manage the river to reduce fallen trees and ensure a healthy riparian
system, and to establish a clear set of parameters and best management practices for
when management for fallen/excessive vegetation must be employed.' To ensure these
activities are carried out in a manner protective of the sensitive aquatic/riparian
environment, MPWMD proposes a suite of mitigation, monitoring, and avoidance
measures, including pre-construction biological surveys, work avoidance during nesting
season (except for acute emergency situations), performance of in-stream work with
hand tools (e.g., clippers, chainsaws), and a limit of removing at most five standing
trees in a given event.? The proposed vegetation management program has been
reviewed and approved by fellow resource agencies (e.g., the U.S. Army Corps of
Engineers, the Central Coast Regional Water Quality Control Board, the National
Marine Fisheries Service, and California Department of Fish and Wildlife) and by the
Commission’s Ecologist Dr. Rachel Pausch.

In sum, the proposed project, as described above,® would allow MPWMD to more
holistically and proactively manage this portion of the Carmel River, and to continue to
perform routine vegetation management to reduce the risk of log jams. Accordingly, the
project should benefit coastal resources and can be found consistent with the Coastal
Act.

California Environmental Quality Act (CEQA)

CEQA Section 21080.5(d)(2)(a) prohibits a proposed development from being approved
if there are feasible alternatives and/or feasible mitigation measures available that
would substantially lessen any significant adverse effect that the development may have
on the environment. The County of Monterey, acting as lead CEQA agency, determined
that the proposed project was categorically exempt from CEQA review pursuant to
Section 15308 (as an action taken by an agency to maintain, restore, enhance or
protect the environment), and thus the County did not identify any significant adverse
environmental effects from the proposed project.

The Commission’s review, analysis, and decision-making process for CDPs and CDP
amendments has been certified by the Secretary of the Natural Resources Agency as

" This project proposes riparian bank/river management and does not include any capture or other work
on fish species.

2 And MPWMD will notify the Executive Director one month prior to all proposed work for review and
approval, including documenting the scope of proposed work, the BMPs/mitigation measures employed,
and consistency with the overall vegetation management program.

3 Note that CDP waivers, such as this, are issued based on an evaluation of proposed project
parameters, and only that project as described is what is subject to the waiver’s authorization. What that
means is that if the project is actually undertaken differently than it is described (other than minor
changes as may be allowed by the Executive Director if such changes (1) are deemed reasonable and
necessary; and (2) do not adversely impact coastal resources), then that altered project is not covered by
the CDP waiver, and instead constitutes unpermitted development and a Coastal Act violation. Thus, the
Applicant here is on notice as to the limitations of this CDP waiver authorization, where a project that is
not consistent with the project as described herein is not allowed, and undertaking such a project would
be a knowing and intentional violation of the Coastal Act.

Page 2



3-24-0558-W (Carmel River Programmatic Vegetation Management)

being the functional equivalent of the environmental review required by CEQA (CCR
Section 15251(c)). Accordingly, in fulfilling that review, this report has discussed the
relevant coastal resource issues with the proposal and has concluded that approval of
the proposed CDP waiver is not expected to result in any significant environmental
effects, including as those terms are understood in CEQA.

Accordingly, it is unnecessary for the Commission to suggest modifications (including
through alternatives and/or mitigation measures) as there are no significant adverse
environmental effects that approval of the proposed CDP waiver would necessitate.
Thus, the proposed CDP waiver will not result in any significant adverse environmental
effects for which feasible mitigation measures have not been employed, consistent with
CEQA Section 21080.5(d)(2)(A).

Coastal Commission Review Procedure

This waiver is not valid until it has been reported to the Coastal Commission. This
waiver is proposed to be reported to the Commission on Wednesday, December 11,
2024, at the Coastal Commission’s hybrid virtual and in-person meeting at the Newport
Beach Civic Center. If three or more Commissioners object to this waiver at that time,
then the application shall be processed as a regular CDP application.

If you have any questions about the proposal or wish to register an objection,
please contact Breylen Ammen (Breylen. Ammen@coastal.ca.gov) in the Central
Coast District office.

Page 3



STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT
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NOTICE OF PROPOSED PERMIT WAIVER

Date: November 22, 2024
To: All Interested Parties

From: Kevin Kahn, Central Coast District Manager
Ryan Moroney, Central Coast District Supervisor

Subject: Coastal Development Permit (CDP) Waiver 3-24-0775-W
Applicant: Strand Avenue Sand Group

Proposed Development

Five-year beach access and dune restoration pilot project along the Strand Avenue
paper street (located seaward of homes along Strand Way) and adjoining coastal
accessways (between Strand Avenue and Strand Way), and on the adjacent dune area
of Pismo State Beach." The project involves both sandy public recreational areas (along
Strand Avenue and its accessways) and dune habitat areas (along Pismo State Beach),
and would include removing accumulated sand from the public recreational spaces to
facilitate access and recreation there (along with some dune revegetation along its
edges), and use of that sand to facilitate dune restoration at Pismo State Beach
(including sand contouring, invasives removal, and native plantings). State Parks is a
project partner, and the project is proposed for a five-year period to measure whether
such efforts can successfully stabilize and restore the dunes and prevent sand buildup
in the recreational area, and it includes extensive maintenance, monitoring, and
reporting (to the Executive Director) provisions.

Executive Director’s Waiver Determination

Pursuant to Title 14, Section 13238 of the California Code of Regulations, and based on
project plans and information submitted by the Applicant regarding the proposed
development, the Executive Director of the California Coastal Commission hereby
waives the requirement for a CDP for the following reasons:

For the last several decades, mounds of wind-driven sand have developed during each
spring and summer, and over time pile up on the Strand Avenue paper street area and
adjacent to the homes along Strand Way and the public coastal accessways from
Strand Way to Strand Avenue. At times the sand would build up so high that beach
recreational access was essentially blocked off and impossible, and homes would be
literally inundated by sand drifts, some as high as second stories. Some homeowners in
the past have used heavy equipment to manipulate sand on their properties and on
Strand Avenue in order to prevent damage to their homes, but such activities were

1 Strand Avenue is a public and unpaved ‘paper’ street of some 60 feet in width that is essentially entirely
covered with sand on the seaward side of the residences that line Strand Way, where Strand Way is a
public street for vehicular and pedestrian/bicycle access and use. Pismo State Beach, owned and
operated by California State Parks, extends seaward from Strand Avenue.



CDP Waiver 3-24-0775-W (Strand/Pismo State Beach Dune/Access Restoration)

mostly not permitted,? nor did they include dune restoration/protection measures, nor
other measures to limit sand migration. In some cases, homeowners planted vegetation
on the dunes, such as non-native ice plant, in a haphazard attempt to promote stability.

Starting around 2001, the County began issuing permits to allow some homeowners to
remove accumulated sand from Strand Way.3 And in 2001, the Coastal Commission
also authorized limited sand movement during the 2002 and 2003 spring and summer
seasons as a means to avoid the need for emergency permits while a long-term solution
could be developed (CDP 3-01-063). Over the next decade, the County issued some
ECDPs for individual homeowners threatened by sand accumulation, while other
owners have conducted such work without the benefit of a CDP, both in the County’s
jurisdiction and the Commission’s jurisdiction. Around 2013, efforts were made to
develop a long-term solution to the issue, and Commission staff drafted a detailed letter
to the County and all interested parties identifying the parameters upon which such a
solution could be authorized, but no long-term, comprehensive solution ever came to
fruition.

Over the course of the past few years, however, wind-driven sand has significantly built
up, again blocking public access, threatening residences, and also precluding the ability
of native dune plants to take hold. The situation necessitated a reengagement of the
various parties, including the homeowners, California State Parks, San Luis Obispo
County, and the Commission, to come together to develop mutually agreeable
parameters for a dune restoration and public access enhancement project that would
also serve to protect the homes from excessive sand buildup. The results of such
collaboration and coordination amongst the various parties, including utilizing
Commission staff's 2013 letter as a baseline for such measures, is essentially the
proposed pilot project herein. Specifically, the proposed project would implement the
following:

= State Parks will collect sand from Strand Avenue and the coastal accessways
extending to Strand Way to bring the grades roughly to the Strand Way grade,
subject to a defined set of biological monitoring and other BMPs.

= State Parks will then transport the collected sand to the approximately 5-acre dune
restoration area that includes the seaward portion of Strand Avenue and the
adjacent dunes of Pismo State Beach. State Parks would then contour the sand to
match natural dune topographies, prepare planting areas, plant native dune plant,
and install symbolic fencing to direct users away from the restoration areas. Excess
sand would be deposited on the beach landward of the high tide line. Restoration will
begin no later than February 2026, and all such activities will be substantially in
conformance with the November 21, 2024 Strand Avenue Sand Abatement and

2 CDP jurisdiction along Strand Avenue and Strand Way is shared by San Luis Obispo County and the
Commission, with most of the area subject to the County’s CDP jurisdiction under its LCP. This
application is being processed by the Commission as a consolidated application pursuant to Coastal Act
Section 30601.3, where the County, the Commission, and the Applicant all agreed to such consolidation,
and where the standard of review is the Coastal Act.

3 See, for example, County CDP D010027P; and Emergency CDPs (ECDPs) P000727, P000729, and
P000735.
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CDP Waiver 3-24-0775-W (Strand/Pismo State Beach Dune/Access Restoration)

Dune Restoration Plan and associated attachments (including the Exhibit F Strand
Avenue Sand Removal and Dune Restoration Project Plan prepared by State
Parks). Reports will also be submitted (for Executive Director review and approval)
at least once every two years as well as a final report at the end of the 5-year pilot
summarizing the efficacy of the project and suggesting adaptive management
actions moving forward.*

= Following initial sand movement activities, a 30-foot wide section of Strand Avenue
nearest the homes, and three 20-foot wide paths along the coastal accessways,
shall be maintained for transport of sand to the restoration area, passive public
recreational and emergency access use. Removal of seasonally accumulated sand
in these areas will be allowed subject to defined parameters and BMPs,® and will be
used for restoration purposes at Pismo State Beach. Three additional 10-foot public
accessways will be delineated with symbolic fencing.

= Coastal access signage will be placed at the entry each coastal accessway at their
intersections with both Strand Avenue and Strand Way, including to clearly delineate
the 30-foot wide Strand Avenue area and the coastal accessways as public use
areas, where such areas will be maintained free of any development (including but
not limited to permanent fire rings, picnic tables, furniture, etc.) and maintained free
of trash and debris.

The 5-year pilot project thus serves multiple purposes in that it manages sand
accumulation in a manner that protects and enhances both dune habitat and public
recreational access, and it is designed to assess the efficacy of the measures identified
over the longer term, including by understanding whether dune restoration in this area
can prevent/reduce excessive sand buildup in this dynamic location. In other words, this
pilot project is a test case to understand management solutions that restore dune,
protect public access, and reduce the danger to nearby residences. The hope is that
through implementation of this pilot project, lessons learned can be gleaned to establish
a more permanent/longer-term comprehensive strategy that best meets these three
primary goals (i.e., dune habitat health, public access functioning, and residential
safety). In the meantime, this project has been the subject of extensive input and
impressive collaboration between the various entities and stakeholders, and is
supported by the Commission’s Ecologist, Dr. Rachel Pausch, and resource managers
at California State Parks, all of which agree that the program has the potential to
provide for enhanced dune habitat values and better ecological functioning. With such
sand relocation, dune restoration, and related measures (including through signage and

4 For example, the 2013 Commission staff letter spoke to the need to provide a boardwalk or equivalent
access along Strand Avenue, both to facilitate enhanced public recreational access opportunities and to
anchor dune restoration and sand management activities around a particular elevation, and additional
such measures may be proposed in the future as part of the adaptive component of the project.

5 For example, such work would occur for no more than two days on non-holiday weekdays, or as needed
if monitored windblown sand accumulates more than 12 inches and threatens adjacent property. Prior to
any sand movement activity, the Applicant is required to notify State Parks and the Executive Director for
the purpose of verifying removal depth and location, relocation location and deposition parameters, State
Parks permission, and monitoring parameters. To protect biological resources, a biologist will monitor the
project area for rare and endangered plants and animals prior to and during sand moving activities.
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CDP Waiver 3-24-0775-W (Strand/Pismo State Beach Dune/Access Restoration)

other means to direct beach access goers to public recreational areas and away from
restoration areas), the project should result in better dune habitat health, better public
recreational access, and better homeowner safety overall.

In summary, the proposed project is an attempt to better address sand management
needs at this location in a Coastal Act consistent manner, as well as to assess the
efficacy of the proposed measures over the longer term. The proposed program will be
completed using detailed protocols to avoid and/or minimize impacts to sensitive coastal
resources, and the proposed dune restoration work should help improve ecologic
functioning and public recreational access, and thus can be found consistent with the
Coastal Act.®

California Environmental Quality Act (CEQA)

CEQA Section 21080.5(d)(2)(a) prohibits a proposed development from being approved
if there are feasible alternatives and/or feasible mitigation measures available that
would substantially lessen any significant adverse effect that the development may have
on the environment. The County of San Luis Obispo, acting as lead CEQA agency,
determined that the proposed project was exempt from CEQA.

The Commission’s review, analysis, and decision-making process for CDPs and CDP
amendments has been certified by the Secretary of the Natural Resources Agency as
being the functional equivalent of the environmental review required by CEQA (CCR
Section 15251(c)). Accordingly, in fulfilling that review, this report has discussed the
relevant coastal resource issues with the proposal and has concluded that approval of
the proposed CDP waiver is not expected to result in any significant environmental
effects, including as those terms are understood in CEQA.

Accordingly, it is unnecessary for the Commission to suggest modifications (including
through alternatives and/or mitigation measures) as there are no significant adverse
environmental effects that approval of the proposed CDP waiver would necessitate.
Thus, the proposed CDP waiver will not result in any significant adverse environmental
effects for which feasible mitigation measures have not been employed, consistent with
CEQA Section 21080.5(d)(2)(A).

Coastal Commission Review Procedure

This waiver is not valid until it has been reported to the Coastal Commission. This
waiver is proposed to be reported to the Commission on December 11, 2024 during the
hybrid virtual and in person hearing in Newport Beach. If four or more Commissioners
object to this waiver at that time, then the application shall be processed as a regular

6 Note that CDP waivers, such as this, are issued based on an evaluation of proposed project
parameters, and only that project as described is what is subject to the waiver’s authorization. What that
means is that if the project is ultimately undertaken differently than it is described (other than minor
changes as may be allowed by the Executive Director if such changes (1) are deemed reasonable and
necessary; and (2) do not adversely impact coastal resources), then that altered project is not covered by
the CDP waiver, and instead constitutes unpermitted development and a Coastal Act violation. Thus, the
Applicant here is on notice as to the limitations of this CDP waiver authorization, where a project that is
not consistent with the project as described herein is not allowed, and undertaking such a project would
be a knowing and intentional violation of the Coastal Act.
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CDP Waiver 3-24-0775-W (Strand/Pismo State Beach Dune/Access Restoration)

CDP application.

If you have any questions about the proposal or wish to register an objection,
please contact Ryan Moroney (ryan.moroney@coastal.ca.gov) at the Central
Coast District office.
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STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT
725 FRONT STREET, SUITE 300
SANTA CRUZ, CA 95060
PHONE: (831) 427-4863

WEB: WWW.COASTAL.CA.GOV

NOTICE OF PROPOSED PERMIT WAIVER

Date: November 22, 2024
To: All Interested Parties

From: Kevin Kahn, Central Coast District Manager
Devon Jackson, Central Coast Coastal Planner

Subject: Coastal Development Permit (CDP) Waiver 3-24-0897-W
Applicant: Oceano Community Services District (OCSD)

Proposed Development

Repair and replacement of several pieces of public water infrastructure, including
replacing old existing waterline main sections and upsizing other ones, replacing ‘dead
end’ water lines with new waterline loops, installing an emergency intertie with the City
of Arroyo Grande, and replacing control valves system wide, all under public streets and
rights-of-way in various places in the unincorporated community of Oceano in San Luis
Obispo County.

Executive Director’s Waiver Determination

Pursuant to Title 14, Section 13238 of the California Code of Regulations, and based on
project plans and information submitted by the Applicant regarding the proposed
development, the Executive Director of the California Coastal Commission hereby
waives the requirement for a CDP for the following reasons:

The proposed project will provide much needed upgrades to an existing public water
supply system in the community of Oceano in southern San Luis Obispo County.
Existing waterlines vary in age from recently installed to almost 70 years old and OCSD
has prioritized replacing these dated waterline segments to ensure uninterrupted and
continued service to the community. Such work is proposed both within and outside of
the coastal zone, with work in the coastal zone taking place under public roads and
rights-of-way (ROW) within generally developed residential and commercial
neighborhoods. All improvement work will be done via an open cut or jack and bore
method, where waterlines and other infrastructure will be dug up, work will be
completed, these areas will be backfilled with soil or other aggregate, and then they will
be repaved or compacted to restore the area to its preconstruction state. Since work will
be taking place in or adjacent to roadways, traffic will sometimes be rerouted around
work areas, but no project activities will result in the closure of any driveways or public
streets, thereby minimizing potential access impacts to any publicly accessible areas
around the community, including to Pismo State Beach. A few of these waterline
segments are within ROW sections that are located adjacent to sensitive habitat
features, including areas the Commission’s Ecologist Dr. Rachel Pausch would consider
ESHA. Despite this, no direct impacts to silver dune lupine, mock heather scrub, or
Oceano lagoon and its associated riparian habitat, which is considered ESHA under the



CDP 3-24-0897-W (OCSD Water Improvements)

San Luis Obispo County LCP, are expected to occur during construction. Additionally,
OCSD will ensure that all staging and storage of materials will take place outside of
sensitive habitat areas and will fence these areas with orange construction fencing to
ensure it's clear to construction workers. Prior to construction, OCSD will conduct
special status wildlife and nesting bird surveys, and during all project activities near
sensitive habitat there will be a project biologist on site to monitor birds and special
status species to ensure wildlife isn’t being impacted. Lastly, there will be worker
awareness training, invasive plant control measures, and several other general best
management construction practices in place to reduce potential impacts to nearby
habitat. OCSD has prepared these construction measures in conjunction with the
Commission’s ecologists.

In summary, the proposed project will provide for needed repairs and maintenance to
critical drinking water infrastructure to ensure its continued reliability and functionality
over time. The project will be undertaken in a manner that will not have any significant
adverse coastal resource impacts, and therefore the project can be found consistent
with the Coastal Act and certified San Luis Obispo County Local Coastal Program.

California Environmental Quality Act (CEQA)

CEQA Section 21080.5(d)(2)(a) prohibits a proposed development from being approved
if there are feasible alternatives and/or feasible mitigation measures available that
would substantially lessen any significant adverse effect that the development may have
on the environment. The Oceano Community Services District, acting as lead CEQA
agency, determined that impacts from the proposed project are less than significant with
mitigation incorporated. A Final Initial Study - Mitigated Negative Declaration (MND)
was completed in August 2024.

The Commission’s review, analysis, and decision-making process for CDPs and CDP
amendments has been certified by the Secretary of the Natural Resources Agency as
being the functional equivalent of the environmental review required by CEQA (CCR
Section 15251(c)). Accordingly, in fulfilling that review, this report has discussed the
relevant coastal resource issues with the proposal and has concluded that approval of
the proposed CDP waiver is not expected to result in any significant environmental
effects, including as those terms are understood in CEQA.

Accordingly, it is unnecessary for the Commission to suggest modifications (including
through alternatives and/or mitigation measures) as there are no significant adverse
environmental effects that approval of the proposed CDP waiver would necessitate.

" Note that CDP waivers, such as this, are issued based on an evaluation of proposed project
parameters, and only that project as described is what is subject to the waiver’s authorization. What that
means is that if the project is ultimately undertaken differently than it is described (other than minor
changes as may be allowed by the Executive Director if such changes (1) are deemed reasonable and
necessary; and (2) do not adversely impact coastal resources), then that altered project is not covered by
the CDP waiver, and instead constitutes unpermitted development and a Coastal Act violation. Thus, the
Applicant here is on notice as to the limitations of this CDP waiver authorization, where a project that is
not consistent with the project as described herein is not allowed, and undertaking such a project would
be a knowing and intentional violation of the Coastal Act.
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CDP 3-24-0897-W (OCSD Water Improvements)

Thus, the proposed CDP waiver will not result in any significant adverse environmental
effects for which feasible mitigation measures have not been employed, consistent with
CEQA Section 21080.5(d)(2)(A).

Coastal Commission Review Procedure

This waiver is not valid until the waiver has been reported to the Coastal Commission.
This waiver is proposed to be reported to the Commission on Wednesday, December
11, 2024, during the hybrid virtual in person Coastal Commission meeting in Newport
Beach. If four or more Commissioners object to this waiver at that time, then the
application shall be processed as a regular CDP application.

If you have any questions about the proposal or wish to register an objection,
please contact Devon Jackson (devon.jackson@coastal.ca.gov) in the Central
Coast District office.
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STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT

725 FRONT STREET, SUITE 300

SANTA CRUZ, CA 95060

PHONE: (831) 427-4863

EMAIL: CENTRALCOAST@COASTAL.CA.GOV
WEB: WWW.COASTAL.CA.GOV

NOTICE OF PROPOSED PERMIT WAIVER

Date: November 22, 2024
To: All Interested Parties

From: Kevin Kahn, Central Coast District Manager
Breylen Ammen, Coastal Planner

Subject: Coastal Development Permit (CDP) Waiver 3-24-0948-W
Applicant: Moss Landing Harbor District

Proposed Development

Replacement of a failed concrete block abutment that supports the gangway that
provides access to the Moss Landing Harbor District's North Harbor floating docks with
a 6-foot-long, 6-foot-wide concrete abutment supported by two concrete piles and a 7-
foot-tall, 30-foot-long sheet pile wall. The application also seeks follow-up authorization
for the placement of approximately 10 cubic yards of rip rap on the shoreline of the
South Harbor authorized by ECDP G-3-24-0039. All work is located within the Moss
Landing Harbor in the Moss Landing area of unincorporated Monterey County.

Executive Director’s Waiver Determination

Pursuant to Title 14, Section 13238 of the California Code of Regulations, and based on
project plans and information submitted by the Applicant regarding the proposed
development, the Executive Director of the California Coastal Commission hereby
waives the requirement for a CDP for the following reasons:

Moss Landing Harbor is an important public access amenity used for recreational
boating and sightseeing. It also provides for Coastal Act-priority coastal-dependent
uses, including commercial fishing, charter fishing, and marine research. The state has
granted much of the submerged lands and tidelands within the Moss Landing Harbor to
the Moss Landing Harbor District. In these areas, the Harbor District manages various
public facilities, including boat berthing areas consisting of floating docks accessible via
metal gangways connected to concrete abutments on the shoreline.

The proposed project involves the replacement of the concrete block gangway
abutment that provides the only pedestrian access to the North Harbor floating docks,
which has failed and is currently unsafe for public use (and thereby preventing access
to the boat berths). The new abutment will be supported by two concrete piles. A sheet
pile wall will prevent further shoreline erosion that would otherwise compromise the
structural integrity of the new abutment. The sheet pile wall was previously authorized
via emergency permit to protect the existing abutment (see emergency CDP G-3-24-
0039), but the abutment failed before it was constructed. The project also includes the
follow-up authorization for rip rap placed pursuant to that same ECDP to stabilize the

1 Corrected Notice.



CDP Waiver 3-24-0948-W (Moss Landing Harbor District Improvements)

harbor shoreline adjacent to an electrical utility box and gangway that serve the South
Harbor floating docks. The project thus represents important improvements to keep this
commercial and recreational boating harbor operational, which is a key Coastal Act
objective and priority land use. All such work is located within this developed and busy
harbor space, and thus does not implicate any sandy recreational beach or other
pristine habitat. When understood in this light, the project is a relatively minor, but quite
important, fix.

The project also includes a series of construction best management practices to ensure
protection of the sensitive marine environment, including in terms of potential noise
impacts during pile driving activities. These best management practices and project-
specific parameters are the same as those recommended by the Commission’s Ecology
team and the National Marine Fisheries Service for the more extensive harbor
maintenance and pile-driving work permitted under CDP waiver 3-23-0539 in roughly
the same locations. They include on-site biological monitoring during construction
activities, a 50-foot buffer between construction activities and any marine mammals,
and required work stoppage for any marine mammals spotted within this buffer. The
Harbor District has agreed to and incorporated such measures into the project. The
project also includes the Commission’s typical water quality best management practices
for in-water work, including the prevention of spills and general good housekeeping of
the site at all times.

In sum, the project as described above? will help keep this important harbor space
operational and will do so in a manner that will not have any significant adverse impacts
on the marine environment. The project can therefore be found consistent with the
Coastal Act.

California Environmental Quality Act (CEQA)

CEQA Section 21080.5(d)(2)(a) prohibits a proposed development from being approved
if there are feasible alternatives and/or feasible mitigation measures available that
would substantially lessen any significant adverse effect that the development may have
on the environment. Monterey County, acting as lead CEQA agency, determined that
the proposed project was categorically exempt from CEQA review pursuant to Sections
15301(d) (as restoration or rehabilitation of deteriorated or damaged structures,
facilities, or mechanical equipment to meet current standards of public health and
safety), and thus the County did not identify any significant adverse environmental
effects from the proposed project.

The Commission’s review, analysis, and decision-making process for CDPs and CDP
amendments has been certified by the Secretary of the Natural Resources Agency as

2 Note that CDP waivers, such as this, are issued based on an evaluation of proposed project
parameters, and only that project as described is what is subject to the waiver’s authorization. What that
means is that if the project is actually undertaken differently than it is described (other than minor
changes as may be allowed by the Executive Director if such changes (1) are deemed reasonable and
necessary; and (2) do not adversely impact coastal resources), then that altered project is not covered by
the CDP waiver, and instead constitutes unpermitted development and a Coastal Act violation. Thus, the
Applicant here is on notice as to the limitations of this CDP waiver authorization, where a project that is
not consistent with the project as described herein is not allowed, and undertaking such a project would
be a knowing and intentional violation of the Coastal Act.
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being the functional equivalent of the environmental review required by CEQA (CCR
Section 15251(c)). Accordingly, in fulfilling that review, this report has discussed the
relevant coastal resource issues with the proposal, as it is described herein, and has
concluded that approval of the proposed CDP waiver is not expected to result in any
significant environmental effects, including as those terms are understood in CEQA.

Accordingly, it is unnecessary for the Commission to suggest modifications (including
through alternatives and/or mitigation measures) as there are no significant adverse
environmental effects that approval of the proposed CDP waiver would necessitate.
Thus, the proposed CDP waiver will not result in any significant adverse environmental
effects for which feasible mitigation measures have not been employed, consistent with
CEQA Section 21080.5(d)(2)(A).

Coastal Commission Review Procedure

This waiver is not valid until the waiver has been reported to the Coastal Commission.
This waiver is proposed to be reported to the Commission on Wednesday, December
11, 2024, at the Coastal Commission’s hybrid virtual and in-person meeting at the
Newport Beach Civic Center. If four or more Commissioners object to this waiver at that
time, then the application shall be processed as a regular CDP application.

If you have any questions about the proposal or wish to register an objection,
please contact Breylen Ammen (Breylen. Ammen@coastal.ca.gov) in the Central
Coast District office.

Page 3



STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT
725 FRONT STREET, SUITE 300
SANTA CRUZ, CA 95060
PHONE: (831) 427-4863

WEB: WWW.COASTAL.CA.GOV

NOTICE OF PROPOSED PERMIT WAIVER

Date: November 22, 2024
To: All Interested Parties

From: Kevin Kahn, Central Coast District Manager
Ryan Moroney, Central Coast District Supervisor

Subject: Coastal Development Permit (CDP) Waiver 3-24-0951-W
Applicant: San Luis Obispo Flood Control and Water Conservation District

Proposed Development

Demolition of a house and accessory structures, septic system decommissioning,
interior fence removal, and native seeding to facilitate future site restoration at 2325
Creek Road in the unincorporated community of Oceano in San Luis Obispo County
(APN 061-161-008).

Executive Director’s Waiver Determination

Pursuant to Title 14, Section 13238 of the California Code of Regulations, and based on
project plans and information submitted by the Applicant regarding the proposed
development, the Executive Director of the California Coastal Commission hereby
waives the requirement for a CDP for the following reasons:

The San Luis Obispo Flood Control and Water Conservation District (District) is
proposing to voluntarily purchase and remove all structural development from the
Cardoza Property, an approximately 14 acre residential/agricultural property located on
the south side of Arroyo Grande Creek. The property was built in the creek’s natural
floodplain and frequently experiences extensive flooding during large storm events. The
District proposes to purchase the property, demolish existing structures, and ultimately
restore the floodplain to its natural condition in order to prevent additional flood damage
to the property and existing structures, and to improve the ability of the floodplain to
accommodate flood waters. The District proposes herein to remove all existing
structures and do some basic native plantings, and then will develop a more
comprehensive floodplain restoration project in the future and subject to a separate
CDP authorization. The project is thus an important adaptation strategy to remove
development from a flood prone area and to ultimately improve riparian habitat and
floodplain functioning.

As for construction impacts, given the project’s sensitive location near Arroyo Grande
Creek, the District proposes to implement a series of avoidance measures and Best
Management Practices (BMPs) to protect sensitive resources, including construction air
and water quality protection measures, as well as a series of “Conservation Measures”
mandated by the U.S. Fish and Wildlife Service to protect sensitive biological resources
such as the California red-legged frog (e.g., limiting the proposed work to the dry



CDP Waiver 3-24-0951-W (Arroyo Grande Creek Floodplain Restoration)

season (May 1 — October 31) of 2025, preparing preconstruction surveys and worker
education, utilizing existing disturbed areas for parking and staging, and avoiding work
during the nighttime and following rain events).

The project has been approved for funding assistance by the Natural Resource
Conservation Service (NRCS) through the Emergency Watershed Protection Program,
Property Buyout Option, which will provide up to 75% of the project costs if work can be
completed within a 220-day timeline following the grant acceptance. As part of that
program, the property has been deed restricted to be dedicated and maintained in
perpetuity as open space for the conservation of natural floodplain functions, with
allowable compatible uses including parks for outdoor recreation activities, wetland
management, water quality improvement, environmental education, and other uses
consistent with restoring the hydrological capacity to the natural environment. Moreover,
the County has agreed to look for opportunities for potential public access and
recreational improvements associated with any future use of the site, which will be
identified as part of future site restoration and a separate CDP approval.

In summary, the proposed project will remove vulnerable development from future
threats of flooding and restore the property to its historical floodplain status without
adverse impacts to coastal resources, and thus can be found consistent with the
Coastal Act.’

California Environmental Quality Act (CEQA)

CEQA Section 21080.5(d)(2)(a) prohibits a proposed development from being approved
if there are feasible alternatives and/or feasible mitigation measures available that
would substantially lessen any significant adverse effect that the development may have
on the environment. The County of San Luis Obispo, acting as lead CEQA agency,
determined that the proposed project was exempt from CEQA.

The Commission’s review, analysis, and decision-making process for CDPs and CDP
amendments has been certified by the Secretary of the Natural Resources Agency as
being the functional equivalent of the environmental review required by CEQA (CCR
Section 15251(c)). Accordingly, in fulfilling that review, this report has discussed the
relevant coastal resource issues with the proposal and has concluded that approval of
the proposed CDP waiver is not expected to result in any significant environmental
effects, including as those terms are understood in CEQA.

" Note that CDP waivers, such as this, are issued based on an evaluation of proposed project
parameters, and only that project as described is what is subject to the waiver’s authorization. What that
means is that if the project is ultimately undertaken differently than it is described (other than minor
changes as may be allowed by the Executive Director if such changes (1) are deemed reasonable and
necessary; and (2) do not adversely impact coastal resources), then that altered project is not covered by
the CDP waiver, and instead constitutes unpermitted development and a Coastal Act violation. Thus, the
Applicant here is on notice as to the limitations of this CDP waiver authorization, where a project that is
not consistent with the project as described herein is not allowed, and undertaking such a project would
be a knowing and intentional violation of the Coastal Act.
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Accordingly, it is unnecessary for the Commission to suggest modifications (including
through alternatives and/or mitigation measures) as there are no significant adverse
environmental effects that approval of the proposed CDP waiver would necessitate.
Thus, the proposed CDP waiver will not result in any significant adverse environmental
effects for which feasible mitigation measures have not been employed, consistent with
CEQA Section 21080.5(d)(2)(A).

Coastal Commission Review Procedure

This waiver is not valid until it has been reported to the Coastal Commission. This
waiver is proposed to be reported to the Commission on December 11, 2024 during the
hybrid virtual and in person hearing in Newport Beach. If four or more Commissioners
object to this waiver at that time, then the application shall be processed as a regular
CDP application.

If you have any questions about the proposal or wish to register an objection,
please contact Ryan Moroney (ryan.moroney@coastal.ca.gov) at the Central
Coast District office.

Page 3



STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT
725 FRONT STREET, SUITE 300
SANTA CRUZ, CA 95060
PHONE: (831) 427-4863

WEB: WWW.COASTAL.CA.GOV

NOTICE OF PROPOSED PERMIT WAIVER

Date: November 22, 2024
To: All Interested Parties

From: Kevin Kahn, Central Coast District Manager
Ryan Moroney, Central Coast District Supervisor

Subject: Coastal Development Permit (CDP) Waiver 3-24-0964-W
Applicant: County of San Luis Obispo Parks and Recreation Department

Proposed Development
Annual clean-up of winter debris (e.g., excessive wooden debris) deposited at Cayucos
State Beach for a period of five years.

Executive Director’s Waiver Determination

Pursuant to Title 14, Section 13238 of the California Code of Regulations, and based on
project plans and information submitted by the Applicant regarding the proposed
development, the Executive Director of the California Coastal Commission hereby
waives the requirement for a CDP for the following reasons:

Cayucos State Beach, which is owned by California State Parks but managed by the
County’s Parks and Recreation Department, has historically been impacted by
substantial debris from winter storms driven by tidal surges and due to its proximity to
the mouth of Cayucos Creek, which carries debris and deposits it into the ocean during
storm water runoff events, which are only increasing with climate change and sea level
rise. As a result, the debris is deposited on the dry sandy beach areas and around
beach recreational facilities, including the Cayucos Pier, playground, stairways,
lifeguard facilities, and a public restroom. The County is seeking authorization for
removal of the debris because it can sometimes: 1) limit accessibility to the beach and
other recreational facilities; 2) create a public safety nuisance and risk for beachgoers;’
and 3) cause damage to public coastal access structures, such as the Cayucos Pier
and other recreational facilities along the beach. For example, in 2023 the Cayucos
Pier, seawall, and playground were severely damaged by large logs deposited on the
beach from Cayucos Creek that were battered around by wave action associated with
large winter storms.

This authorization would allow for annual winter maintenance of the beach to include
removal of logs, driftwood, and other debris by hand when feasible and by mechanical

' The wood itself can be a danger to beach goers and especially younger children that play on them and
build temporary structures subject to collapse, and beach visitors often use the excessive amount of
wood debris as fuel for unmanaged beach fires, which are only seasonally allowed within fire rings when
sufficient sandy beach area exits.



Cayucos Beach Winter Debris Removal (3-24-0964-W)

means (such as a small tractor or mini excavator) when removal by hand is not feasible.
As viable, the large logs will be utilized for implementation of the Dune Restoration Plan
for the Morro Bay to Cayucos Connector Trail Project approved by the Commission in
June 2024 (CDP 3-24-0020). If repurposing such logs is not viable, the logs will be
placed in a roll over container on the paved surface parking lot on Ocean Front Avenue
then removed and deposited at a local landfill or composting facility.

This project will include best management practices (BMPs) to protect public access
and recreation, water quality, and habitat including limiting work to non-holiday
weekdays and with a minimum of 3 days advance public notice. If mechanized
equipment is used, the BMPs shall include: maintaining a 25-foot buffer between the
ocean and creeks, a spill kit on site, a pre-activity biological survey as directed by a
County-approved biologist and a review of lessons learned and implementation of
changes and best practices for future removal activities.

In summary, the proposed project is relatively minor and will help to clean the public
beach and keep it usable for public recreational access purposes, and can be found
consistent with the Coastal Act.?

California Environmental Quality Act (CEQA)

CEQA Section 21080.5(d)(2)(a) prohibits a proposed development from being approved
if there are feasible alternatives and/or feasible mitigation measures available that
would substantially lessen any significant adverse effect that the development may have
on the environment. The County of San Luis Obispo, acting as lead CEQA agency,
determined that the proposed project was exempt from CEQA.

The Commission’s review, analysis, and decision-making process for CDPs and CDP
amendments has been certified by the Secretary of the Natural Resources Agency as
being the functional equivalent of the environmental review required by CEQA (CCR
Section 15251(f)). Accordingly, in fulfilling that review, this report has discussed the
relevant coastal resource issues with the proposal and has concluded that approval of
the proposed CDP waiver is not expected to result in any significant environmental
effects, including as those terms are understood in CEQA.

Accordingly, it is unnecessary for the Commission to suggest modifications (including
through alternatives and/or mitigation measures) as there are no significant adverse
environmental effects that approval of the proposed CDP waiver would necessitate.
Thus, the proposed CDP waiver will not result in any significant adverse environmental

2 Note that CDP waivers, such as this, are issued based on an evaluation of proposed project
parameters, and only that project as described is what is subject to the waiver’s authorization. What that
means is that if the project is ultimately undertaken differently than it is described (other than minor
changes as may be allowed by the Executive Director if such changes (1) are deemed reasonable and
necessary; and (2) do not adversely impact coastal resources), then that altered project is not covered by
the CDP waiver, and instead constitutes unpermitted development and a Coastal Act violation. Thus, the
Applicant here is on notice as to the limitations of this CDP waiver authorization, where a project that is
not consistent with the project as described herein is not allowed, and undertaking such a project would
be a knowing and intentional violation of the Coastal Act.
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effects for which feasible mitigation measures have not been employed, consistent with
CEQA Section 21080.5(d)(2)(A).

Coastal Commission Review Procedure

This waiver is not valid until it has been reported to the Coastal Commission. This
waiver is proposed to be reported to the Commission on December 11, 2024 during the
hybrid virtual and in person hearing in Newport Beach. If four or more Commissioners
object to this waiver at that time, then the application shall be processed as a regular
CDP application.

If you have any questions about the proposal or wish to register an objection,
please contact Ryan Moroney (ryan.moroney@coastal.ca.gov) at the Central
Coast District office.
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STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT
725 FRONT STREET, SUITE 300
SANTA CRUZ, CA 95060
PHONE: (831) 427-4863

WEB: WWW.COASTAL.CA.GOV

NOTICE OF PROPOSED PERMIT AMENDMENT

Date: November 22, 2024
To: All Interested Parties

From: Kevin Kahn, Central Coast District Manager
Breylen Ammen, Coastal Planner

Subject: Proposed Amendment to Coastal Development Permit (CDP) 3-84-226
Applicant: Pebble Beach Company

Original CDP Approval

CDP 3-84-226 was approved by the Coastal Commission on March 28, 1985 and
provided for the construction of the Spanish Bay resort, condominiums, and public golf
course (now collectively known as the Inn at Spanish Bay) in a former sand quarry in
the Del Monte Forest area of unincorporated Monterey County. Public access mitigation
for the project included a trail from the resort, through the golf course, and connected to
a new over half-mile long lateral boardwalk-style section of coastal trail along the coast
between the golf course and the beach.

Proposed CDP Amendment

The proposed amendment includes two main components: 1) repairs to and managed
retreat of portions of the lateral public coastal boardwalk trail that were destroyed in the
2022/2023 winter storms; and 2) a reconfiguration of the golf course generally within its
existing footprint, irrigation system improvements, and realignment and repair of the
existing storm drain system. The Commission’s reference number for this proposed
amendment is 3-84-226-A3.

Executive Director’s Immateriality Determination

Pursuant to Title 14, Section 13166(b) of the California Code of Regulations, the
Executive Director of the California Coastal Commission has determined that the
proposed CDP amendment is immaterial for the following reasons:

The lateral coastal boardwalk trail was required by the Commission as part of its
approval of CDP 3-84-226 and is a popular accessway that has been heavily used by
the public for many decades. It traverses the foredunes of North and South Moss
Beach, between the Moss Beach parking lot and Sunset Drive, and offers stunning and
expansive views of the coast and surrounding dunescape. The trail provides
accessibility for a broad range of users on account of its hard plank surfacing when
compared to other portions of the coastal trail in the area.’ At the time the trail was

" The area’s sandy soils mean that less formalized trails can pose an access challenge for young
children, the elderly, and people with disabilities.



CDP Amendment 3-84-226-A3 (Spanish Bay Improvements)

constructed it was adequately set back from the shoreline so as to avoid coastal
hazards; however, wave action from the 2022/2023 winter storms resulted in damage to
and loss of large portions of the downcoast section of the boardwalk. The Applicant
proposes to replace those damaged sections of the boardwalk in-kind slightly inland to
reduce the risk of future damage from storms and to ensure user safety. Such retreat
would avoid the need for armoring of the accessway in the future while retaining its
recreational value as an accessible trail with direct access to and between North and
South Moss Beach as well as the coastal trail connection between Asilomar State
Beach and the various public access amenities and destinations along 17-Mile Drive
including the coastal trail, lookouts, and beaches.

The golf course reconfiguration includes regrading and reshaping the 18-hole golf
course, all generally within the area of existing play and turf coverage. The end result
will be an overall reduction of turf coverage (and thus water used for irrigation?) and an
increase in native plant cover, including native dune and Monterey pine forest habitats,
in non-play areas of the course. The golf course work has been designed so as to not
impact any areas of native sensitive species or habitats. The reconfiguration
necessitates removal of 27 planted Monterey pine trees, all of which will be replanted at
either a 2:1 ratio (for those trees less than 24-inch diameter at breast height (DBH)) or
at a 3:1 ratio (for those trees 24-inch DBH or greater), for a total of 63 new planted trees
(Monterey pines, coast live oaks, and Monterey cypresses) at appropriate locations on
the Spanish Bay property.

The Applicant also proposes a modification of the permit’'s conditions to add a new
special condition, which would require Executive Director approval of a habitat
mitigation and monitoring plan that will provide the final detailed parameters regarding
the restoration of dune areas of the damaged boardwalk as well as the non-golf play
areas amidst and surrounding the course prior to the start of construction. See Exhibit 1
for the condition language.

In sum, the proposed?® CDP amendment would allow for the rebuilding of an important
public coastal accessway in response to coastal hazards threats/damage not with hard
armoring, but instead through relocation inland/managed retreat away from such threat.
It thus can be considered an important adaptation and resilience strategy. The project
also includes the reconfiguration of an existing public golf course that will result in

2 The golf course is irrigated with non-potable recycled wastewater supplied by the Carmel Area
Wastewater District; however, water savings are still a benefit given the overall limited nature of the water
supply on the Monterey Peninsula (including the amount of recycled water the plant provides, where a
reduction in recycled water used at this site will free up some recycled water for use in other areas).

3 Note that immaterial CDP amendments, such as this, are issued based on an evaluation of proposed
project parameters, and only that project as described is what is subject to the amendment’s
authorization. What that means is that if the project is ultimately undertaken differently than it is described
(other than minor changes as may be allowed by the Executive Director if such changes (1) are deemed
reasonable and necessary; and (2) do not adversely impact coastal resources), then that altered project
is not covered by the immaterial CDP amendment, and instead constitutes unpermitted development and
a Coastal Act violation. Thus, the Applicant here is on notice as to the limitations of this immaterial CDP
amendment authorization, where a project that is not consistent with the project as described herein is not
allowed, and undertaking such a project would be a knowing and intentional violation of the Coastal Act.
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additional native habitat and less water use. As such, it can be found consistent with the
Coastal Act.

California Environmental Quality Act (CEQA)

Section 13096(a) of the Commission's regulations requires Commission approval of
Coastal Development Permit applications to be supported by a finding showing the
application, as conditioned by any conditions of approval, to be consistent with any
applicable requirements of the California Environmental Quality Act (CEQA). The
findings above are incorporated herein by reference.

Under Section 15251(c) of Title 14 of the California Code of Regulations, the
Commission’s CDP regulatory process has been certified as the functional equivalent to
the CEQA process. As a certified regulatory program, Section 21080.5(d)(2)(A) of
CEQA still applies to the Commission’s CDP regulatory process and 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 proposed project has been conditioned in order to be found consistent with the
Chapter 3 policies of the Coastal Act. As conditioned, there are no feasible alternatives
or additional feasible mitigation measures available which would substantially lessen
any significant adverse effect which the development may have on the environment.
Therefore, the Commission finds that the subject project, as conditioned to mitigate the
identified impacts, is the least environmentally damaging feasible alternative, has no
remaining significant environmental effects, either individual or cumulative, and
complies with the applicable requirements of the Coastal Act to conform to CEQA.

Coastal Commission Review Procedure

The CDP will be amended as proposed if no written objections are received in the
Central Coast District office within ten working days of the date of this notice. If such an
objection is received, the objection and the Executive Director’s response to it will be
reported to the Commission on Wednesday, December 11, 2024 at the hybrid virtual
and in-person meeting at the Newport Beach Civic Center. If three or more
Commissioners object to the Executive Director's determination of immateriality at that
time, then the application will be processed as a material CDP amendment.

If you have any questions about the proposal or wish to register an objection,
please contact Breylen Ammen at the Central Coast District office at
Breylen.Ammen@coastal.ca.gov.

Exhibit 1: Proposed New CDP Special Condition



SPECIAL CONDITION
CDP amendment 3-84-226-A3 is granted subject to the following special condition:

1. Habitat Restoration: PRIOR TO CONSTRUCTION of the development associated
with CDP Amendment 3-84-226-A3, the Permittee shall submit a final Habitat
Mitigation and Monitoring Plan (HMMP) prepared by a qualified restoration ecologist
to the Executive Director for review and written approval. The HMMP shall address
any restoration necessitated by the removal of abandoned or damaged boardwalk,
as well as the areas of the golf course being restored to coastal habitat, as generally
shown as ‘native sandy transition/dunescape’ on pages 9-14 of the proposed project
plans (titled The Links At Spanish Bay, dated November 5, 2024). The HMMP’s
purpose shall be to describe the methods, timing, monitoring, success criteria, and
necessary remedial measures associated with such restoration, with the goal to
restore such habitat to a high-functioning, self-sustaining state. The Permittee shall
implement the restoration in accordance with the Executive Director-approved
HMMP.

Exhibit 1
3-84-226-A3
Page 1 of 1
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CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT
725 FRONT STREET, SUITE 300
SANTA CRUZ, CA 95060
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EMERGENCY COASTAL DEVELOPMENT PERMIT

Emergency CDP G-3-24-0077 (Rocky Creek Slide)

Issue Date: December 9, 2024
(This ECDP Supersedes and Revises ECDP G-3-24-0077 dated December 5, 2024)

Permittee: California Department of Transportation (Caltrans)

Emergency Location: On the Highway 1 roadway on the Big Sur coast immediately
south of the Rocky Creek Bridge (at post mile 60.0) in Monterey County.

Emergency Description: A landslide that occurred on March 30, 2024, undermined
approximately six feet of the southbound lane of Highway 1, collapsing the roadway and
closing the highway. On May 3, 2024, the Governor issued an emergency declaration
covering the March 2024 storms and Rocky Creek Bridge. On May 17, 2024, one lane
of Highway 1 was re-opened with one-way traffic control and automated traffic signals.
The Executive Director approved a previous ECDP to temporarily address the landslide
and stabilize the one-lane opening, which was reported to the Commission on October
10, 2024, for construction of a shotcrete upper bluff wall, substantial reconstruction and
expansion to the existing damaged concrete seawall at the base of the bluff, and
construction of a below-grade temporary soldier pile wall along approximately the
centerline of Highway 1 (see ECDP G-24-0053). This ECDP will take further emergency
measures to stabilize the bluff, reopen both lanes of the highway, and restore and repair
Highway 1.

Emergency Development: Construction of a roughly 200-foot-long viaduct consisting
of 12-foot-wide lanes, 4-foot-wide shoulders, ST-75 bridge rails, end blocks, approach
slabs, and a concrete transition barrier. Work is proposed to occur seven days a week,
weather permitting. The Executive Director provided initial authorization for such
emergency development on November 20, 2024, and this hard copy ECDP represents
the formal ECDP covering all such development.

Executive Director’s Determination

The Executive Director of the California Coastal Commission hereby finds that: (a) a
sudden unexpected occurrence demanding immediate action to prevent or mitigate loss
or damage to life, health, property or essential public services exists (i.e., an
‘emergency” (see Title 14 California Code of Regulations Section 13009 and California
Coastal Act (Public Resources Code) Section 30624); (b) the emergency requires
action more quickly than allowed by the procedures for regular CDPs; (c) the
emergency development can and will be completed within 30 days unless otherwise
specified by the terms of this ECDP; (d) the emergency development carried out under
this ECDP is considered temporary work done in an emergency situation to abate an
emergency and is undertaken at Permittee risk; (e) a regular CDP must be obtained for

Enclosure: ECDP Acceptance Form

cc: (via emalil): (via email): Craig Spencer (Monterey County); Kenneth Foster (California State Lands
Commission); Karen Grimmer (Monterey Bay National Marine Sanctuary)
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Emergency CDP G-3-24-0077 (Rocky Creek Viaduct)
Issue Date: December 9, 2024

the emergency development to become more than temporary emergency abatement
and/or if the Permittee wishes to expand the scope of work beyond that authorized by
this ECDP; (f) absent obtaining a regular CDP, the emergency development shall be
removed and the affected area restored; and (g) Commission staff will review public
comment on the proposed emergency development as time allows.

The emergency development is hereby approved, subject to the conditions listed below.

DocuSigned by:

Kevism Kadsn 12/09/2024
DEFOES87F71C402
Kevin Kahn, Central Coast District Manager, for Kate Huckelbridge, Executive Director

Conditions of Approval

1. The enclosed ECDP acceptance form must be signed by the Permittee and returned
to the California Coastal Commission’s Central Coast District Office within 15 days
of the date of this ECDP (i.e., by December 24, 2024). This ECDP is not valid unless
and until the acceptance form has been received in the Central Coast District Office.

2. All emergency development shall be limited in scale and scope to that specifically
identified in the Emergency Permit Application Form dated received in the
Commission’s Central Coast District Office on July 22, 2024, as updated on file as of
December 9, 2024. Only that emergency development specifically described in this
ECDP and for the specific location listed above is authorized. Any other
development requires separate authorization from the Executive Director or the
Commission, as applicable.

3. The emergency development authorized on a temporary basis by this ECDP must
be completed within 180 days of ECDP issuance (i.e., by June 7, 2025).

4. This ECDP does not obviate the need to obtain necessary authorizations and/or
permits from other agencies (e.g., Monterey County, Central Coast Regional Water
Quiality Control Board, California State Lands Commission, Monterey Bay National
Marine Sanctuary, California Department of Fish and Wildlife, U.S. Fish and Wildlife
Service, U.S. Army Corps of Engineers, NOAA-NMFS, etc.). The Permittee shall
submit to the Executive Director copies of all such authorizations and/or permits
upon their issuance.

5. By exercising this ECDP, Permittee acknowledges and agrees that: (a) the
emergency development is temporary, is designed to temporarily abate the
emergency, and shall be removed unless and until a regular CDP authorizing the
work is approved, and provided the Permittee adheres to such regular CDP’s terms
and conditions; and (b) a regular CDP is subject to all of the provisions of the
California Coastal Act (as codified in Sections 30000 to 30900 of the Public
Resources Code) and any applicable Local Coastal Program (LCP) policies and may
be conditioned accordingly to avoid and/or to offset coastal resource impacts
consistent with the Coastal Act (and LCP as applicable) (including but not limited to
requirements for public access provisions (such as offers to dedicate, easements, in-
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lieu fees, etc.), assumption/disclosure of risks (including deed restrictions), triggers
for relocation/removal, offsetting mitigations, etc.). The Permittee acknowledges that
review of the CDP application to determine consistency with the Coastal Act (and
LCP as applicable) will be based on the conditions the property was legally in prior
to initiation of the temporary emergency development that is the subject of this
ECDP.

. By exercising this ECDP, the Permittee acknowledges and agrees in relation to this
ECDP and the emergency development that it authorizes: (a) to assume all risks
(including all coastal hazard risks, that include but are not limited to episodic and
long-term shoreline retreat and coastal erosion, high seas, ocean waves, tidal scour,
storms, tsunami, coastal flooding, landslide, earth movement, and the interaction of
all of these, many of which will worsen with future sea level rise); (b) to
unconditionally waive any claim of damage and/or liability against the Commission
and/or its officers, employees, agents, successors and/or assigns; (c) to indemnify
and hold harmless the Commission and its officers, employees, agents, successors
and/or assigns against any and all liability, claims, demands, damages, costs
(including costs and fees incurred in defense of such claims), expenses, and
amounts paid in settlement, including as it relates to any damages to public and/or
private properties and/or personal injury; (d) that any adverse effects to property or
people caused by the emergency development shall be fully the responsibility of the
Permittee.

. The Permittee shall reimburse the Commission in full for all Commission costs and

attorneys’ fees (including but not limited to such costs/fees that are: (a) charged by
the Office of the Attorney General; and/or (b) required by a court) that the
Commission incurs in connection with the defense of any action brought by a party
other than the Permittee against the Commission, its officers, employees, agents,
successors and/or assigns challenging the approval or issuance of this ECDP, the
interpretation and/or enforcement of ECDP terms and conditions, or any other matter
related to this ECDP. The Permittee shall reimburse the Commission within 60 days
of being informed by the Executive Director of the amount of such costs/fees. The
Commission retains complete authority to conduct and direct the defense of any
such action against the Coastal Commission, its officers, employees, agents,
successors and/or assigns.

. Within 30 days of the date this ECDP is reported to the Commission, (i.e., by
January 10, 2025), the Permittee shall submit revised designs showing that the
transition between the new viaduct and the existing Rocky Creek Bridge shall be
designed to minimize visual impacts to the greatest extent feasible, including
considering more open designs with bridge rails, guardrails, or colorized concrete, or
other designs that may reduce visual impacts.

. Within 180 days of ECDP issuance (i.e., by June 7, 2025), the Permittee shall either:
(a) remove all of the materials placed or installed in connection with the emergency
development, and restore all affected areas to their prior condition or better, all
subject to Executive Director review and approval (and, in some cases, if directed by
the Executive Director, subject to a regular CDP); or (b) submit a complete

Page 3 of 7



Emergency CDP G-3-24-0077 (Rocky Creek Viaduct)
Issue Date: December 9, 2024

application (i.e., satisfying the requirements of Title 14 California Code of
Regulations Section 13056) for a regular CDP to authorize the emergency
development (or for a different project designed to address the emergency
development), including submitting all information and materials requested, and as
directed, by the Executive Director if/when the Executive Director determines that
such application is incomplete. If such regular follow-up CDP application is
withdrawn by the Permittee, or is denied by the Commission, or if it remains
incomplete for a period of 120 days after the Executive Director informs the
Permittee that the application is incomplete, then all of the materials placed and/or
installed in connection with the emergency development shall be removed, and all
affected areas shall be restored to their prior condition or better, all subject to
Executive Director review and approval (and, in some cases, if directed by the
Executive Director, subject to a regular CDP).

10.The follow-up CDP described above shall at the least include 1) a proposal for a
program for commensurate public access mitigation, including in-lieu fee and
identified public access enhancement project components that could be used to
address public access mitigation associated with Caltrans’ ECDP and CDP
authorizations in Big Sur; 2) a proposal for commensurate visual mitigation as
compensation for the change in character and views due to the project; and 3) a
proposal for commensurate habitat mitigation for any coastal resource habitat
impacts of the project on ESHA and/or coastal wetlands.

11.Failure to meet any of the applicable requirements of Condition 9 above shall
constitute a knowing and intentional violation of the Coastal Act and may result in
formal enforcement action by the Executive Director and/or the Commission. Such
formal action may include: recordation of a Notice of Violation on the Permittee’s
property; the issuance of a Cease and Desist Order and/or a Restoration Order;
imposition of administrative penalties of up to $11,250 per day per violation; a civil
lawsuit (that may result in the imposition of monetary penalties, including daily
penalties of up to $15,000 per violation per day); and/or other applicable penalties
and relief pursuant to Coastal Act Chapter 9. In addition, failure to follow and meet
all terms and conditions of this ECDP shall also constitute a knowing and intentional
Coastal Act violation to which the same actions above may be applied.

12. All emergency development shall be limited to the least amount necessary to
temporarily abate the emergency, and shall be undertaken in a time and manner that
avoids any and all coastal resource impacts as much as possible, including avoiding
impacts to public access. The Permittee shall keep the Executive Director informed
regarding emergency development progress, including in terms of any issues
encountered that may require adjustment.

13. A licensed civil engineer with experience in coastal structures and processes shall
oversee all construction activities and shall ensure that all emergency development
is limited to the least amount necessary to temporarily abate the emergency
consistent with the terms and conditions of this ECDP.

14. All emergency construction activities shall limit impacts to coastal resources
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(including public recreational access and the Pacific Ocean) to the maximum extent
feasible including by, at a minimum, adhering to the following construction
requirements:

a.

Construction is prohibited during weekends, from the Saturday of Memorial Day
through Labor Day inclusive unless due to extenuating circumstances the
Executive Director authorizes such work, and measures are applied to ensure
maximum coastal resource protection to the maximum extent feasible.
Construction during non-daytime hours (i.e., from one-hour after sunset to one-
hour before sunrise) shall include biological monitors at all times and lighting
shall be pointed towards the work areas and be minimized to the maximum
extent feasible.

Construction work and equipment operations: shall avoid areas seaward of the
tidal extent as much as possible; shall be prohibited in ocean waters and/or
wetted sand (i.e., areas either wet and/or with a noticeable sheen from tidal
and/or wave action); and shall avoid beachgoers and beach recreational areas
as much as possible.

Any grading of or in intertidal areas shall be prohibited.

Any construction materials and equipment placed on the beach during daylight
construction hours shall be stored beyond the reach of tidal waters. All
construction materials and equipment shall be removed in their entirety from the
beach area by one-hour after sunset each day that work occurs.

All construction areas shall be minimized and demarked by temporary fencing
designed to allow through public access and protect public safety to the
maximum extent feasible, where such areas shall be limited in their spatial extent
as much as possible. Construction (including but not limited to construction
activities, and materials and/or equipment storage) is prohibited outside of the
defined construction, staging, and storage areas.

The construction site shall maintain good construction site housekeeping controls
and procedures (e.g., clean up all leaks, drips, and other spills immediately; keep
equipment covered and out of the rain (including covering exposed piles of soil
and wastes); dispose of all wastes properly, place trash receptacles on site for
that purpose, and cover open trash receptacles during wet weather; remove all
construction debris from the beach; etc.).

All construction activities that result in discharge of materials, polluted runoff, or
wastes to the beach or the adjacent marine environment shall be prohibited.
Equipment washing, refueling, and/or servicing shall not take place on the beach.
Any erosion and sediment controls used shall be in place prior to the
commencement of construction as well as at the end of each workday.

All areas impacted by construction activities shall be restored to their pre-
construction condition or better within three days of completion of construction.
Any beach sand that is impacted by construction shall be filtered as necessary to
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remove any construction debris.

i. All contractors shall ensure that work crews are carefully briefed on the
importance of observing the construction precautions given the sensitive work
environment. Construction contracts shall contain appropriate penalty provisions
sufficient to offset the cost of retrieval/cleanup of foreign materials not properly
contained and/or remediation to ensure compliance with this ECDP otherwise.

j.  The Permittee shall notify planning staff of the Coastal Commission’s Central
Coast District Office immediately upon completion of construction. If planning
staff should identify reasonable restoration measures, such measures shall be
implemented immediately.

15. A qualified biologist or environmental resources specialist acceptable to the
Executive Director shall monitor all emergency construction activities (including but
not limited to, placement and removal of equipment, construction activities near
ocean areas, grading, etc.) to ensure that adverse impacts to sensitive plant and
animal species and/or their habitats are avoided and, where avoidance is not
possible, are minimized as much as possible and to the satisfaction of both the
monitor and the Executive Director. The monitor shall have the authority to stop
emergency construction activities if sensitive species and/or their habitats may be
threatened in order to consult with the Executive Director on appropriate impact
avoidance and minimization measures.

16. Copies of this ECDP shall be maintained in a conspicuous location at the
construction job site at all times, and such copies shall be available for public review
on request. All persons involved with the construction shall be briefed on the content
and meaning of this ECDP, and the public review requirements applicable to it, prior
to commencement of construction.

17.Within 30 days of completion of construction authorized by this ECDP, the Permittee
shall submit site plans and cross sections to the Executive Director clearly identifying
all development completed under this emergency authorization (comparing the legal
pre-emergency development condition to both the emergency condition and to the
post-emergency development condition), and a narrative description of all
emergency development activities undertaken pursuant to this ECDP. Photos
showing the project site before the emergency (if available), during emergency
development construction activities, and after the work authorized by this ECDP is
complete shall be provided with the site plans and cross sections.

18. A construction coordinator shall be designated to be contacted during construction
should questions arise regarding the construction (in case of both regular inquiries
and emergencies), and the construction coordinator’s contact information (i.e.,
address, email, phone numbers, etc.) including, at a minimum, an email address and
a telephone number (with voice mail capabilities) that will be made available 24
hours a day for the duration of construction, shall be 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
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emergencies). The construction coordinator shall record the contact information
(e.g., name, address, email, phone number, etc.) 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.
The Permittee shall submit the record of complaints/inquiries and actions taken in
response to the Executive Director on a weekly basis, and upon completion of
construction activities.

19.Minor adjustments to the requirements above, including deadline adjustments, may
be allowed by the Executive Director if the Executive Director determines that such
adjustments: (a) are deemed reasonable and necessary to help to temporarily abate
the identified emergency, including as emergency conditions may change; (b) are
designed to avoid coastal resource impacts (and limit those that are unavoidable) as
much as possible; and (c) in the case of deadline extension adjustments, are
appropriate in light of circumstances, including that the Permittee has shown
diligence in pursuing the emergency development and meeting all ECDP terms and
conditions.

20.By exercising this ECDP, Permittee acknowledges and agrees that this ECDP shall
not constitute evidence against and/or a waiver of any public rights which may exist
on the property.

21.Failure to comply with the terms and conditions of this ECDP may result in
enforcement action under the provisions of Coastal Act Chapter 9. The issuance of
this ECDP does not constitute admission as to the legality of any development
undertaken on the property without a CDP and shall be without prejudice to the
California Coastal Commission’s ability to pursue any remedy under Coastal Act
Chapter 9.

If you have any questions about the provisions of this ECDP, please contact Eric
Stevens of the Commission's Transportation Unit at 301 East Ocean Boulevard. Suite
300, Long Beach, CA 90802; eric.stevens@coastal.ca.gov; or the Commission’s Central
Coast District office at 725 Front Street, Suite 300, Santa Cruz, CA 95060;
centralcoast@coastal.ca.gov; and/or (831) 427-4863.
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STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT
725 FRONT STREET, SUITE 300
SANTA CRUZ, CA 95060
PHONE: (831) 427-4863

WEB: WWW.COASTAL.CA.GOV

W15

Prepared November 22, 2024 (for December 11, 2024 Hearing)

To: Coastal Commissioners and Interested Persons

From: Kate Huckelbridge, Executive Director
Kevin Kahn, Central Coast District Manager
Devon Jackson, Central Coast Coastal Planner

Subject: Certification Review for San Luis Obispo County LCP Amendment
Number LCP-3-SLO-21-0028-1-Part G (Los Osos Community Plan)

On June 13, 2024, the California Coastal Commission considered a proposed San Luis
Obispo County LCP amendment (LCP-3-SLO-21-0028-1-Part G) to amend the LCP’s
Estero Area Plan to address long-standing issues related to development constraints in
the community including related to water supply, wastewater services, and ESHA. At
that time, and after a public hearing, the Commission conditionally certified the
amendment provided it was modified as suggested by the Commission.

The San Luis Obispo County Board of Supervisors considered the Commission’s
conditional certification on October 29, 2024, and approved a modified version of the
LCP amendment that day in response to the Commission’s conditional certification,
including the suggested modifications (see attachment).

The Executive Director has reviewed the County’s October 29, 2024 action, and has
determined that it is legally adequate to meet all of the Commission’s conditional
certification requirements. The Executive Director will report that determination to the
Coastal Commission at the Commission’s December meeting on December 11, 2024 as
part of the Central Coast District Director's Report. The Commission meeting starts at
9am on December 11, and the District Director’'s Report is item number 15 on the
agenda for that day. Interested persons are welcome to submit comments and/or to
sign-up to testify to the Commission regarding this matter under that agenda item (see
the Commission’s website at www.coastal.ca.gov for further information and instructions
to participate in these ways).

Please note that this certification review is not a time to revisit any substantive issues
associated with the approval of the subject LCP amendment, as certification review is
limited to the question of whether the County adopted the suggested modifications to
the LCP amendment approved by the Commission. Please further note that the
Executive Director’s determination is not subject to any required concurrence or
approval by the Commission, but rather is simply being reported to the Commission as
is required by the Commission’s regulations in order to allow for the amended LCP to be
certified in that form (see Title 14, Division 5.5, Sections 13544 and 13544.5). Upon
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reporting this item to the Commission in the Central Coast District Director’'s Report, the
amended LCP will be certified as of that date and time.

If you have any questions about this LCP amendment certification review
process, including questions about how to submit written comments and/or to
testify to the Commission, please contact the Central Coast District office at (831)
427-4863 and/or centralcoast@coastal.ca.qov.

Attachment: San Luis Obispo County Board of Supervisors’ October 29, 2024 Action. If
you are receiving this notice via mail and would like to view this attachment, please visit
our website at https://www.coastal.ca.gov/meetings/agenda/#/2024/12. The certification
review notice along with the attachment will be within the Central Coast District's Deputy
Director’s report (agenda item 15 on Wednesday December 11, 2024). Alternatively, if
you’d like a copy of the San Luis Obispo County Board of Supervisors’ October 29,
2024 Action you can email Devon Jackson (devon.jackson@coastal.ca.gov) out of the
Central Coast District Office.
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IN THE BOARD OF SUPERVISORS
COUNTY OF SAN LUIS OBISPO, STATE OF CALIFORNIA

Tuesday, October 29. 2024

PRESENT: Supervisors John Peschong, Bruce S. Gibson, Dawn Ortiz-Legg, Jimmy Paulding and

Chairperson Debbie Arnold

ABSENT: None

RESOLUTION NO. 2024-255

RESOLUTION ACKNOWLEDGING RECEIPT AND AGREEING TO CALIFORNIA COASTAL
COMMISSION’S MODIFIED LANGUAGE AND STRUCTURAL CHANGES PERTAINING TO
LOCAL COASTAL PROGRAM AMENDMENT NUMBER LCP-3-5L0O-21-0028-1-Part G
(LOS 0SOS COMMUNITY PLAN)

LRP2011-00016

The following resolution is now offered and read:

WHEREAS, the County of San Luis Obispo Board of Supervisors conducted a public
hearing on December 15, 2020 and adopted Resolution 2020-294 approving the Los Osos
Community Plan and amendments to the San Luis Obispo County General Plan, Land Use
Element, Estero Area Plan, and Local Coastal Program (LCP); and

WHEREAS, the County subsequently submitted LCP Amendment Number LCP-3-SLO-
21-0028-1-Part G to the California Coastal Commission for certification; and

WHEREAS, on june 13, 2024, the California Coastal Commission recommended
modified language and structural changes in LCP Amendment Number LCP-3-SLO-21-0028-

1-Part G; and

WHEREAS, on June 13, 2024, the California Coastal Commission certified LCP
Amendment Number LCP-3-SLO-21-0028-1-Part G provided the County adopts the
suggested modifications contained in the California Coastal Commission’s resolution of
certification attached hereto and incorporated by reference herein; and

WHEREAS, pursuant to the California Code of Regulations, Title 14, Section 13544,
the San Luis Obispo County Board of Supervisors may now accept and agree to the terms
and modifications suggested by the California Coastal Commission on LCP Amendment
Number LCP-3-SLO-21-0028-1-Part G, and take formal action to satisfy the terms and

modifications.
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NOW, THEREFORE, BE IT RESOLVED AND ORDERED by the Board of Supervisors of
the County of San Luis Obispo, State of California, in a regular meeting assembled on the
29" day of October, 2024, that the Board of Supervisors of San Luis Obispo County
acknowledges receipt and hereby accepts and agrees to the modified language, as suggested
by the California Coastal Commission, without further changes, pertaining to LCP
Amendment Number LCP-3-SLO-21-0028-1-Part G as set forth in Exhibits A and B attached
hereto and incorporated herein as though fully set forth.

BE IT FURTHER RESOLVED AND ORDERED that pursuant to California Code of
Regulations, Title 14, Section 13544, the Board of Supervisors directs staff to submit this
resolution to the Executive Director of the California Coastal Commission for determination,
in writing, that the County’s action is legally adequate to satisfy conditions of certification set
forth in the California Coastal Commission'’s resolution of certification.

BE IT FURTHER RESOLVED AND ORDERED that the LCP Amendment Number LCP-3-
SLO-21-0028-1-Part G shall become final, effective, and operative upon the Coastal
Commission’s concurrence with its Executive Director’s determination pursuant to California
Code of Regulations, Title 14, Section 13544, at which point the LCP Amendment, as modified
and set forth in Exhibits A and B, will become effective immediately.

BE IT FURTHER RESOLVED AND ORDERED that this action is consistent with and
covered by the Final Environmental Impact Report (FEIR) (SCH # 2015031090) certified for
the Los Osos Community Plan and the Coastal Commission’s certification of the Los Osos
Community Plan Local Coastal Program Amendment (LCP-3-SLO-21-0028-1-Part G) pursuant
to Public Resources Code Section 21000 et. seq. and CA Code of Regulations Section 15000
et seq. Pursuant to CA Code of Regulations Section 15162(a), the Board finds that this action
does not result in substantial changes proposed for the project which would require
substantial revisions to the FEIR due to either new significant effects or substantial increases
in the severity of previously identified significant effects; substantial changes have not
occurred with respect to the circumstances under which the project is undertaken; and, no
new information of substantial importance has been identified which was not known at the
time that the FEIR was adopted. Further, the Coastal Commission’s program for the
preparation, approval, and certification of Local Coastal Program amendments has been
certified by the Secretary of the Natural Resources Agency as being the functional equivalent
of the environmental review required by CEQA (CCR Section 15251(f)) and to the extent CA
Code of Regulations Section 15162(c) applies to this action, the Board makes the same
determination that no further environmental review has been triggered under the provisions
of Section 15162(a).
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Upon motion of Supervisor Gibson, seconded by Supervisor
Paulding, and on the following roll call vote, to wit:

AYES: Supervisors Gibson, Paulding, Peschong, Ortiz-Legg and Chairperson Arnold
NOES: None
ABSENT: None
ABSTAINING: None

the foregoing resolution is hereby adopted on the 29" day of October, 2024.

Debbie Arnold
Chairperson of the Board of Supervisors

ATTEST:

MATTHEWP PONTES
Ex Officio CIerk ofthe Board of Supervisors

.
.

o :;By: m Maatun
- ‘, o Deputy Clerk
- fv“’-.‘[S“EALl

APPROVED AS TO FORM AND LEGAL EFFECT:

STATE OF CALIFORNIA ) ss.
RITA L. NEAL COUNTY OF SAN LUIS OBISPO)
Cou nty Counsel 1, MATTHEW P. PONTES, Ex-Officio Clerk of the Board of Supervisors thereof,

do hereby certify the foregoing to be a full, true and correct copy of an order
entered in the minutes of said Board of Supervisors, and now remaining of
record in my office.

/s/ Brian |. Stack Witness, my hand and seal of said Board of Supervisors on November 6, 2024,

Deputy County Counsel | FIATTHEWP. PONTES .
County Administrative Office afd

Dated: October 3, 2024 Exs Dfﬁéio Clerk of the-Board of Supervisors

By \U;uv YWMZM

Deputy Clerk

By:

£ TR

Page 3 of 263



EXHIBIT A

CALIFORNIA COASTAL COMMISSION'S
ADOPTION LETTER AND SUGGESTED MODIFICATIONS TO THE ESTERO AREA PLAN
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STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT
725 FRONT STREET, SUITE 300
SANTA CRUZ, CA 95060
PHONE: (831) 427-4863

WEB: WWW.COASTAL.CA.GOV

June 20, 2024

(Sent electronically)

Trevor Keith

Director

San Luis Obispo County Department of Planning and Building
976 Osos St., Room 300

San Luis Obispo, CA 93408

Subject: Coastal Commission Action on San Luis Obispo County Local Coastal
Program (LCP) Amendment No. LCP-3-SLO-21-0028-1-Part G (Los Osos
Community Plan)

Dear Mr. Keith:

At its meeting on June 13, 2024, the Coastal Commission took action on San Luis
Obispo County LCP Amendment No. LCP-3-SLO-21-0028-1-Part G (Los Osos
Community Plan). The Commission approved the proposed amendments to the Estero
Area Plan, if modified as suggested. A copy of the adopted findings and suggested
modifications are included as attachments.

This letter formally transmits to you the Commission’s resolution of certification and
adopted findings pursuant to Section 13544 of Title 14 of the California Code of
Regulations. Pursuant to Section 13544, effective certification of LCP Amendment No.
LCP-3-SL0O-21-0028-1-Part G, whereby the County may begin issuing coastal
development permits subject to this amendment, will occur after:

1. The County, by action of the Board of Supervisors: (a) acknowledges receipt of this
resolution of certification, including the suggested modifications; and (b) accepts and
agrees to the modifications and takes whatever formal action is required to satisfy
the modifications (e.g., implementation of ordinances).

2. The Commission’s Executive Director reports to the Commission her determination
that the County’s actions are legally adequate, and the Commission does not object
to the Executive Director's determination.

3. Notice of the certification of the LCP amendment is filed with the Secretary of the
Natural Resources Agency.

Coastal Commission staff will take care of items #2 and #3 above, following completion
of item #1 by the County. Note that the Commission’s regulations provide that the
Commission’s action of certification with the suggested modifications shall expire six
months from the date of the Commission’s action, or on December 13, 2024.
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Trevor Keith, San Luis Obispo County
LCP-3-SLO-21-0028-1-Part G (Los Osos Community Plan)

Please let me know if | can assist you in any way in completing action on this LCP
amendment, or if you have any questions. Thanks for all your help during this process.

Sincerely,

Devon Jackson

Coastal Planner

Central Coast District Office

Cc: Cory Hahn, San Luis Obispo County Department of Planning and Building

Enclosure (Via Email): Adopted Staff Report with Suggested Modifications
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ESTERO AREA PLAN AMENDMENTS

Amendments adopted by the County Board of Supervisors shown in black single strikethreugh and
underline

Suggested modifications recommended by the Coastal Commission shown in red deuble-stekethreugh
and underline

CHAPTER 1

I PURPOSE OF THE ESTERO AREA PLAN
No changes proposed in this section

i. PHYSICAL CHARACTERISTICS

No changes proposed in this section

. NATURAL AND HUMAN RESOURCES
No changes proposed in this section

Iv. OPPORTUNITIES

No changes proposed in this section

V. VISION AND GENERAL GOALS

No changes proposed in this section

VI. FEATURES OF THIS PLAN

No changes proposed in this section

Vil. Relationship of the Estero Area Plan to the Local Coastal Program

4, The'Area Plans. The area plans replace-the-formercommunity-general-plans,and provide goals,

objectives, policies, programs, and standards unique to each area. The Coastal Zone of San Luis
Obispo County is divided into four areas: segments; North Coast, Estero, San Luis Bay, and South
County. Community plans may also be adopted as a component of an area plan, in order to focus

specifically on an urban or village area (e.2.. Avila Beach Specific Plan). Ferexample-thebstore
g n=also-inserperatestThe Los Osos Community Plan, however. by-reference-though-the

&%#Haa is actuaIIv a separate document ﬂ:at_s_ng_t_a certlfled component of the Estero

Plan P helpful ker r nL i n
ggmggrgghigg. The area plans (and related community plans) work with the other elements of

the LCP and the county general plan. Key provisions found in the area plans are land use maps,
programs, and standards that guide development. in addition, standards guide resource
management, conservation, environmental protection, and community character.
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CHAPTER 2

I. ECONOMY
A. Existing Situation

The area's economy is fueled primarily by income from jobs located in other communities. Los Osos and
Cayucos are "bedroom communities," since roughly 85 to 90 percent of their workers commute to jobs
in other communities (see Table 2-1, Place of Work: Workers 16 Years and Over). Although the city of
Morro Bay provides some employment for local residents {(and contributes significantly to the area's
economy), a large percentage of local workers find employment in the San Luis Obispo area.

Los Osos and Cayucos have businesses that provide retail and service uses to local residents, but lack
major employers, large-scale manufacturing and industrial uses (the employment of residents by
industry is shown in Table 2-2). In Los Osos, although there are many tourist attractions in the area,
there are currently few visitor-serving businesses. In Cayucos, this sector of the economy is more
important. In both communities, the commercial sectors are currently under-developed compared to
nearby incorporated cities, and residents are spending much of their money outside of the planning
area. In the rural areas outside of Los Osos and Cayucos, most economic activity is related to
agriculture. The city of Morro Bay, located on the north side of Morro Bay, is the recognized visitor-
serving center. The economy of the city of Morro Bay is primarily oriented to the strong attraction of
tourism/recreation activities and the desirability of the area as a place of retirement. The city also
serves as a place of residence for persons employed in other communities, particularly San Luis Obispo.

Los Osos has long been considered highly attractive to permanent and temporary residents alike. The -
mild climate and slow pace of the "rural-like" setting, coupled with closely surrounding natural areas,
contribute to its attractiveness. In addition, Los Osos’ proximity to the major employment centers of the
county and a relatively high proportion of retired persons make possible a viable community without
major growth in its economic base. Other important factors historically have been the availability of
relatively inexpensive land and low property taxes. These characteristics however, are in the process of
change to a point where low land costs and taxes are diminishing along with their growth-inducing
implications.

B. Future Opportunities

Both Los Osos and Cayucos have many attributes that are conducive to economic development. The
communities are located in beautiful natural settings with mild, coastal climates and a high quality of
life. Major tourist attractions such as Montafia de Oro and Morro Bay State Parks and the Cayucos area
beaches draw over 1.5 million visitors per year.
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In addition to its natural assets, Los Osos and Cayucos offer several other advantages for businesses
looking to locate in the area. For example, the potential work force is attractive to business, as the
general level of education of residents in Los Osos and Cayucos is higher than that for residents of the
county as a whole (2000 Census of Population and Housing). Businesses should also find the lower
housing prices in Los Osos compared to the cities of Morro Bay and San Luis Obispo a definite
advantage. These advantages, together with the area's high-quality environment, are becoming
increasingly more important considerations for businesses. With continuing advances in
telecommunications, many businesses and industries no longer need to locate in traditional locations
near major transportation facilities and markets, and instead are freer to locate in areas that offer
qualities like those found in the Estero Planning Area.

Updated information regarding the community of Los Osos can be found in Appendix C of the Los Osos
Community Plan.

C. Goals and Policies

No changes to this section

D. Attracting and Retaining Business and Industry
No changes to this section

E. Economic Development in This Plan

No changes to this section

F. Economic Effects of This Plan

No changes to this section

Il Population and Housing

A. Historical Population growth

The growth rate of the Estero Planning Area had has been among the highest in the county until the
1980s. Since that time, growth has slowed, largely because of building limitations due to concerns
about water supply in Cayucos and sewage disposal in Los Osos. Most population growth has occurred
in the communities of Los Osos and Cayucos, where about 95% of the current unincorporated
population in the planning area lives.

Population in Los Osos increased from 3,490 to 10,933 persons or 213% between 1970 and 1980. By
1990, the population of Los Osos was 14,377, an increase of about 31% since 1980. During the same
period, the population of the county increased by nearly 40%. The population has changed little since
1990. The population of Cayucos increased from 1,770 to 2,301 between 1970 and 1980, an increase of
about 30%. By 1990, the population had increased to 2,960--an increase of about 29%--and has
changed little since that time.
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The population of the rural portion of the planning area (outside of the urban reserve lines of Cayucos
and Los Osos) was about 820 in 1990, and has changed little since that time. Population figures for the
rural area are approximate, since census data are not provided that correspond to that geographic area.

Historical population growth is illustrated in Figure 2-5 and Table 2-3. Most population figures in this
chapter are taken from the U.S. Census of Population and Housing; the most recent census was in 2000.

Updated information regarding the community of Los Osos can be found in Appendix C of the Los Osos
Community Plan.

B. Population Profiles

Compared to the county as a whole, both Los Osos and Cayucos have a smaller proportion of children
and teenagers. For example, 24% of Los Osos residents are 20 and under, compared to 19.1% in
Cayucos and 26.1% in the county as a whole (see Figure 2-6 and Table 2-4).

Both Los Osos and Cayucos have larger proportions of senior citizens than the county as a whole. In Los
Osos, 28.3% of residents are 55 and over, compared to 33.2% in Cayucos and 23% in the county as a
whole. This illustrates the desirability of these areas for retirement, and indicates a need to provide
housing and services for this large segment of the population.

Education Level

Residents in the Estero Planning Area have generally attained a higher educational level than residents
in the county as a whole. In both Los Osos and Cayucos, higher percentages and in some cases
substantially higher percentages of residents age 25 and over hold bachelor's, master's and doctorate
degrees, compared to the county as whole.

Household Size

Household sizes in Los Osos and Cayucos are smaller than those in the county as a whole, but the rural
area has a higher household size than the county average. In Los Osos, there is an average of 2.44
persons per occupied dwelling unit; in Cayucos, 2.09; and in the rural area, about 2.67. This compares to
a county average of 2.66 persons per occupied dwelling unit.

Updated information regarding the community of Los Osos can be found in Appendix C of the Los Osos
Community Plan.

C. Population Projections
No changes to this section
D. Housing Vacancies and Occupancy Type

Figure 2-8 shows the percentages of vacant units in Cayucos, Los Osos and the county as a whole as of
2000. According to the 2000 U.S. Census of Population and Housing, Cayucos has a high percentage of
vacant dwelling units compared to the county as a whole. This is largely due to a high level of seasonal
use (about 33% of total units), which includes recreational and occasional use of dwellings. The vacancy
rate in Cayucos is about 38%, compared to only about 5% in Los Osos and 9% in the county as a whole.
The preceding vacancy rates apply to the month of April, when the survey was conducted by the U.S.
Census; actual vacancy rates may vary throughout the year.
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Figure 2-8 also shows the percentages of total dwelling units that are owner and renter-occupied.
However, when calculated as a percentage of occupied units only, about 70% of the units in Los Osos are
owner-occupied, compared to 57% in Cayucos and 62% in the county as a whole. The Los Osos figure is
relatively high, due at least in part to the small percentage of multi-family housing in the community.
The Cayucos figure is relatively low due to the high percentage of vacant units in that community.

Updated information regarding the community of Los Osos can be found in Appendix C of the Los Osos
Community Plan.

11l Programs

No changes to this section
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Chapter 3 Public Facilities, Services, and Resources
Introduction

No changes to this section

Il Public Facilities, Services, and Resources: Status, Needs, Policies

Delete Figure 3-2 LOCSD, Zones of Benefit — Los Osos
A. Water Supply

Page 3-7
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B. Sewage Disposal

1. Overview

Wastewater generated in Cayucos, Los Osos, and the City of Morro Bay is collected in
conventional underground sewer systems and conveyed to the-Merre-Bay treatment plants. The
balance of the planning area, including-rural-areas-and-the-community-ofLes-Oses, is served by

individual septic systems or small package treatment plants.
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D. Drainage

Delete Figure 3-5

E. Parks

Remove Los Osos from Table 3-5 Neighborhood and Community Parks

F. Roads

No changes to this section

G. Solid Waste Disposal

No changes to this section

H. Police Service
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No changes to this section

|.  Fire Protection

No changes to this section

J.  Emergency Medical Services

No changes to this section

K. Libraries

No changes to this section

L. Human Services

No changes to this section

M. Air Quality

No changes to this section

Ill Programs
A. Water

LesBses
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D. Drainage

No changes to this section

E. Government and Community Services

G. ‘Recycling
H. No changes to this section
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CHAPTER 4 LAND USE POLICIES AND PROGRAMS

This chapter further defines a vision for the Estero Planning Area, discusses land use issues, sets land use
policies, and recommends programs to implement those policies. The following sections discuss

land use issues and policies by land use category as shown on the maps following Chapter 7:

* Areawide: describes issues affecting most or all of the planning area.

* Rural Area: discusses areas outside of urban reserve lines.

* Morro Bay Fringe Area: discusses land use issues in rural areas that may influence
planning within the city of Morro Bay.

* Cayucos: discusses the area within the Cayucos urban reserve line.

Policies and programs for the following special features are discussed in Chapter 6: combining
designations, Los Osos habitat conservation, and the Morro Bay Estuary and its watershed.

The last section in this chapter is Land Use Programs. It recommends actions to be taken by the county
or other public agencies to help implement the goals and policies of this plan (the goals and policies are
also implemented by development standards in Chapter 7).

Updated information regarding the community of Los Osos can be found in Appendix C of the Los Osos
Community Plan.

Updete Remove Los Osos from Table 4-1
Alan

I Rural Land Use Policies
No changes to this section

Il Morro Bay Fringe Land Use Policies
No changes to this section

IV Cayucos Land Use Policies
No changes to this section
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CHAPTER 5 CIRCULATION
l. Introduction

Land use and transportation planning support each other and need to be closely linked. The planned
circulation system--roads, pedestrian routes, bikeways, and other means of transportation--needs to
take into account the planned amount and location of future development. At the same time, planning
for future development must consider transportation needs and capacities. Accordingly, this plan
describes existing and proposed major transportation routes and public facilities that are closely
coordinated with land use.

This chapter implements the goals, objectives and policies of the Circulation Element in Coastal
Framework for Planning. That element, together with this chapter, constitutes the circulation element
for the Estero Planning Area. This chapter includes information and provisions from the following
sources:

» The 2001 Regional Transportation Plan, (RTP) adopted by the San Luis Obispo Council of Governments
e The County Bikeways Plan, adopted by the Board of Supervisors in 1994, and subsequently amended.
¢ The County Trails Plan, adopted by the Board of Supervisors in 1991

* The proposed Parks and Recreation Element of the county General Plan

¢ The revised Draft Environmental Impact Report for the Estero Area Plan Update,

2003

. COUNTYWIDE CIRCULATION GOALS

No changes to this section

[} ESTERO CIRCULATION GOALS
A. Cayucos and Rural Areas

1. Plan transportation system improvements to provide for, but not exceed, the demand of visitors
and permanent residents in the year 2030. These improvements should be consistent with the land use
patterns allowed by both the land use element and the cities' general plans, so that growth is not
facilitated or induced in inappropriate amounts or locations.

2. Establish an efficient circulation system and pattern of land uses that minimize the number of
automobile trips.
3. Encourage alternatives to single-occupant automobile travel, such as pedestrian and bicycle

travel, transit, carpooling, and tele-commuting.
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v ESTERO CIRCULATION POLICIES

No changes to this section

V. CIRCULATION ISSUES
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Vi. CIRCULATION IMPROVEMENTS

a—LesOzes

VIl. OTHER TRANSPORTATION FACILITIES

No changes to this section

VIll.  OTHER STRATEGIES TO REDUCE AUTO DEPENDENCY

No changes to this section

IX. CIRCULATION PROGRAMS
Br——lesOses
TFrails
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CHAPTER 6 ENVIRONMENTAL AND CULTURAL RESOURCES POLICIES AND PROGRAMS

I INTRODUCTION

No changes proposed in this section

1. BIOLOGICAL AND GEOLOGICAL RESOURCES
No changes proposed in this section

. COMBINING AND OTHER DESIGNATIONS
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Vie wiillai

===== Slate Parks
= | 05 0505 Urban Reserve Line
== Los Osos Dune Sands

LOHCP Areq und
Los Osos Dune Sands

. AREAWIDE WATER QUALITY

A. Policies, Cayueces-and-Rural Areawide
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V. MORRO BAY AND ITS WATERSHED
A. Policies, Cayucos-and-Rural Areawide

\YR Programs

No changes proposed in this section
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CHAPTER 7 PLANNING AREA STANDARDS

Hl. AREAWIDE STANDARDS, EXCLUDING LOS 0S0S

VI. LOS OSOS URBAN AREA STANDARDS

T lowin vision lv to all development within Los Urban Reserve Line, as shown in
Figure 7- h ories or specific areas li ise sta
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COMMUNITYWIDE STANDARDS
A.W |
mmuni rvices Distri Iden r ny, an r Company) shall
conne uch systems, with private wells within such areas roh|b|t d and only allow utsi f such
isfi ly if mount of water from roun r in i |

ainable vi I fined by the b tavallable science. In no case sh II h number of CDPs for new

term sustainable wastewater tr.e_a_tment system. All development within the Los Osos Wate.deggch_ng

Facili rvi r hall conn that m_for wastewater i n Il _priv
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addresses conservation of such habitat with a holistic approach that balances conserving contiguous land
with greater habitat value (as described in the LOHCP) while allowing development in the urban area,
ubject to mitigation of habitat im ntributin tion and improvem f r
habitat value areas within the Priority Conservation Area. To ensure that this holistic approach to address
otential habitat is impl n nd enf vel nt i Osos shall ici in th
n ly with al licable provisions of the County’s community-wi idental Take Permit for L
Osos. Development that includes disturbance within the LOHCP Area mapped on Figure 7-39 is defined as
any activity that disturbs an ves soils or vegetation in that area, and shall only be approved if i
mitigated a ri low. The di nce envelope for pur f s mitigation
i i ily i ction_activities i i
acc i is restored following completion of the proje well as the area of permanent

habitat impacts, but excluding disturbance within/on any existing legally permitted structures and

hardscape.

appropri nservati nti r theCount to fund land acquisition r tion projects

in_the Priorj nservation Ar in Figure 7-39. Th Il at | 2,234
disturbe re (i.e.,51.2 r distur re foot) or the fee authorized by th ive management
provisions of the HCP, whichever is greater.

Devel within LOHCP Priori i hown on Figure 7-39 shall be

consistent with ;he aggroved LOHCP or shgll be Ilmlted to uses degendent on the habitat therein (e.g.,

n d to protect mst signifi isruption of i lues. All er evelo men Il
ibi i i i ivisi otective of

the habitats therein than the current lot configurations.

For pur f h a mmission lopment loc within th riorit

Conservation Areas is appealable for purposes of the sensitive coastal resource area criterion.
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Ordinance shall not apply in this area, with the sole exception of solar panels which may
extend up to an additional 2 feet.

.
é BAMTAT SAP, t

El 2
& =il
o
Figure 7-40: Los Osos Height Limits
Soil/Vegetation Protection. Hydrophytic and other sensitive vegetation shall be preserved as
ible. Grading shall inimi imi h ildin and drivew
road, an her requi improvements.

. Eences. Fences that would degrade public views towards the bay, or that would impede
public access, or that would significantly interfere with native wildlife movement/migration,

hall rohibi

Retai lic Recreational Access. Existin li reation ess areas and f hall
reserv n | be fr h i
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7.

facilities and/or users shall

lic recreati | rohibi

Required Public Recreational Ac ments. Development in the following ar

ved if it i improvem ifi follows:

a. Tract 40 e Figure 7-41). An ambulatoril ublic recreational B
xtending from li in | fi inl f the inlan
xtent of wetlan i .h | i W hall

nd enhan for habi n lic recreati
b.
rovided consistent with the protection of habitat.
I 'FH q
) = 4
| ﬁus
! 1,
e Lt
o J E"..J
el ot
1} |
Bl==
isure 7-41: ront A
horeline Protection. The marshes and wet f the Morro Bay shoreline shall
rotected and restored as a high priority nature-based a ion stra nd coastal

r r nhan includin f the following means:

a. iment R R ration projects shall facilitate the delivery of clean, dr

iment for areas wher: isti r m iment-limi

b.
rotection (e.g., retaining wall walls, ripr tc.) shall be rohlblted unless soft
lutions ar |nf ible.

C. Na:utaLElggd_ELesLenngn_ELosgaaes,ﬂQQihazm prevention _and mitigation shall
lants and n - l ilization shall rioritiz ver meth h
h concr hannelizati her “hard armoring” ilization meth
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d. Wetland Setbacks. Development shall be set back from the upland extent of wetland

ve ion n_in Table 7-1 and Fi - Morro B horeli A} section

in_Combining Designation standards below). A biological erform isten

with Coastal Zone Land Use Ordinance Chapter 23.07 shall be used to determine the
land ex f wetland v ion

e. Acreage Calculations. Net acreage, where all areas of wetland are excluded/subtracted
from gross area calculations, shall apply to all area and/or density minimum/maximum

calculations.
E. Advisory Council Referral

Applicatiops for land divisions, general plan amendments, Minor Use Permits, and Development Plans
shall be referred to the Los Osos Community Advisory Council or its successor for review and comment.

G. Fire Safety Clearance

licati r_new development shall recei ire clearan m th licable fire protection
agency.

H. Consistency with Circulation Element

found in r2 i 4 of h Los Osos Community Pl lon it is otherwise LCP-compli
L. Light and Glare
At the time of aggllcatlon for any land division, Iand use germlt or coastgl development permit, the

J. Drainage

Los Osos Lowland Areas--Drainage Plan Requirement. In areas designated in Figure 7-42, all permit
ications for grading, new stri r ition he gr floor of existin res shall require

drainage plan rov uan apter 5 of the Coastal Zone Lan inance. Devel n Il

not cause adverse impacts to downstream properties, wetlands or the Morro Bay estuary from runoff,
imentation, or polluti
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Areas Subject to

Drainage Plan Determination

A
/LI
Figure 7-42: Los Osos Lowland Areas Drain Plan Required
K. Tree Protection and Replacement
1. Tree P velopment sh ign r nd maintain stan f nati
r h vide v le habi r nic_val maximum ex

feasible, while allowing reasonable use of the property.
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drought tolerant, appropriate to the climate, resistant to disease, and compatible with the
character of the area.

3. Construction Practices. Construction practices to protect trees shall be implemented. These
construction practices are to include a minimum:

a. Protective Measures. Practices to protect trees shall include but not be limited to:

installing orange construction fencing around protected areas shown on the site plan;
ing_tr r d other ve ion from i ipment Wi

fencing or other barriers or wrapping with heavy materials; disposing of waste, paints,

solvents, etc. off-site by approved environmental standards and best practices; and using

rin ipment carefully.

b. Stockpiling of Materials. Materials, including debris and dirt, shall not be stockpiled

ithin 15 f f an and _shall be minimiz r riplines. Stockpil
rial be removed frequently through n ion. All stockpiled material

shall be removed before final inspection.

C. nstruction Practices. Excavation shall be planned to avoi t f all on-
ite tr nd trees on i erties. Any trenching for utilities that may occur
within the dripline of trees on the project site shall be hand dug to avoi root system
of the tree.

L. Str nd Circulati

1. Curb, Gutter and Sidewalk Improvement Requirements. Requirements and exemptions for
installation of curb, gutter, and sidewalk improvements are specified in Section 23.05.106 of
the Coastal Zone Land Use Ordinance (Title 23). Alternative walkways are encouraged in place
of standard concrete sidewalks and may be approved by the Department of Public Works as
an exception to the public improvement standards.

2. South Bay Boulevard Extension. New development and land divisions shall preserve, and

wheren incl rs to dedica right-of-way easemen South Bay Boulevar
extension the Circulation map) for habi nservation and potential trail uses only.

3. Trees. Plantin in js_required for all n land divisions and all

construction of new dwellings and new non-residential development. Trees shall meet the

following requirements; unle ee pe-tree master plan has been approved by the

County, in which case the requirements of that plan take precedence (see Eigre 7-;!:
a. Size: At least 15-gallon containers.

r: An avera f one tree per 25 f f fron if that number is not f
followi i irements, the number of Il be the maxi
that is consistent with those requirements.
c. L ion: i f et right-of-way and 10-15 fi hind the sidewalk or str.

(if no sidewalk): alternatively, within the street right-of-way where an encroachment
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permit has been issued and establishes per gg;gal maintenance responsibilities. Trees

riv i rom streetli i frmflrh ; and in | ions th
intai i ight distances and that do not mterfere with underground or
verh ilities.

. Characteristics: Drought tolerant, appropriate to the climate, resistant 1o disease,

har r of the area, consistent with the scale of the roadwa

f a size that will not im i lic view corridor long th
. The followin ndar I land division
Permi Development Plans for development of more than one dwellin
a. Public A . Ex where infeasibl i nd improv lic_right-of-w
ments for vehicular, bicycl ri i i rroundi
areas where they: (1) provide eff‘ ient nient links to adjacen ighborhoods
hown on the Clrculatl nEIement ma c) are ne for ate emer access.
b.
in order rovi i rcels and cr n_interconn irculation
system,
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10' Minimum
between fire hydrant
and street tree

10' Minimum
between street light
and street tree

e
Figure 7-43: Street Tr

Location

M. Residential ize an ation

10' Minimum
between driveway
and street tree

The following standards apply to land divisions, Minor Use Permits and Development Plans for new

velopm hat is lo n lots less than on r

in area. The in

the following standards is for

garages to not dominate the structure as viewed from the fronting street (see Figure 7-44). Garages shall

located as follows:

1. Onthe rear portion of the site, or

2. Onthe front portion of the lot as follows:

a.

b.

T

I

Il not be dir

ly visibl

m

n

rance gar.

or

f;

h

ronting street (e.g.

Where the garage door is directly visible from and faces the fronting street, its width shall

not exceed 50 percent of the total width of the
idth i row with this stan

approved by the review authority:
(1) Stacked or tandem parking. or

I
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(2) Agarage setback g g; least five feet from the front plane of the residential portion of

the building (th g divi d_ g rage bays may be staggered if there i 15 at least a five-
f k h he fr her ntial ion

f th ildi r

(3) If the preceding alternatives are not feasible, other design or decorative measures
h mplish the intent of thi ndar h iew authori

Less Than

PEe P sprias PELITIELT I IO FITS

5 Foot
Minimum

Fi -44: Resi ial Gar j ion

lj;ercaI s!gnlflcan is _y_lyage_d ﬂg Q EI[Tlllii._S_h_" _ssugd fgr any d demghtlgn.
lopm ivity th | versely affi he in f_an officiall

identified historical districts.
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2. Secretary of Interior’ Standards and Guidelines. Projects that that would adversely affect

n i f an offici ignated Historic Landmark, historical buildin r structures
r the CRH identified historical district shall i ly with th

Secretary of Interior’s Standards for the Treatment of Historic Properties with Guidelines for
Preserving, Rehabilitating, Restoring, and Reconstructing Historic Buildings. The applicant
shall retain a qualified professional architectural historian to conduct desigh review and

0. Paleontological Resources
1. Ppal

i.e.
Pismo For jion; Figure 7-45) require grading, excavation, or trenchin t would result

in ground disturbance within previously undisturbed sediments, the following measures shall
apply:

n i aleontological surv Vi i he ground surface for ex d
fossils or tr. reof an further ev i for their potenti
contain preserved fossil material at the subsurface.

e The qualified Paleontologist shall have a Master’s Degree or eguivalent work experience

in shall have knowledge of the local I n leontolo nd shall b

familiar with paleontological procedures and technigues. .
o All fossil occurrences observed during the course of fieldwork shall be adequately

documen n or ring th rvey. The data colle fi h_fossil
rence shall incl ini following information: Universal Transver
Mer UTM) coordinates, approxima levation ripti f taxa, lithologi
ripti nd_stratigraphic context {if known). In iti locality shall
h icall ented with a digital camera.
¢ The paleontologi he signifi f any identified fossil r r Il
significant or potentially significant fossils shall be collected at the time they are observed

in the field,

or if a qualified paleontologist determines the need for monitoring during construction, the
lowing m res shall "

e aqgualified paleontologist shall observe excavation, grading, and/or trenching.

o aleontological resource is discover ri itorin e paleontologi
ave the horij rarily divert the construction equi round the find i
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r from further impact until the significan

recovery is completed. Work may not resume without approval of the paleontologist and

from fossil materials an ilizi repairi imen n 5

Following labor: rk, all fossil imens shall i ifi he low

fi rmanent curation an r

T leontologi hall prepare a technical r

paleontological mitigation efforts, i ding a summary c e field and laboratory

methods, an overview of the project area geology and paleontology, a list of taxa

recovered, an _analysis of i vered and their scientific significance, and
. A hall mi h n nd th

ign m m r i .Th f fossil 1 lysi rati
h ibility of indivi i roponent.
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Figure 7-45: Paleontological Resources
COMBINING DESIGNATION STANDARDS

. nda ool - . : Lcp) binine L s listed
below. If specific standards are not listed, the standards of Chapter 23.07 of the Coastal Zone Land Use
inan | he r iv mbini signations.

licuse, a iolation of privacy. Th me j when the LUE/LCP

identifies a need for open space preservation through easement, contract or other instrument.]

A. Morro B horelin A

rimply anv ri f

Page 54 of 263



minus th jon that is identifi land.

2. Wetland Wetland Setbacks. New development shall be set back from the upland extent of wetland
i hown in T. - Fi -46. A biol | rform nsisten

r |4 n rdinan rmin

West of Tract 316 (Butte Drive Residential Single Family)

Tract 316 (Butte Drive Residential Single Family category)
Butte Drive to Pecho Road

Blocks 4 and 5, Cuesta-by-the-Sea Tract)

the-Sea Tract)
| Doris Avenue to Tract 40 near (1st street.)

50 f_g__e_q

(ma,y l:le_a.d,luﬂ&d_ bu; no closer than
25 feet from the mean high tide line

vegetation.
2. Section 23.07.172 of the Coastal Zone Land Use Ordinance.
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NOTES: ' \
The setbacks shown in this figure are minimum distances

as measured from the upland extent of wetland/riparian vegetation.

Unless otherwise specified, these setbacks supersede the setback Morro Bay

standards in the Coastal Zone Land Use Ordinance.

* Except where adjusted per Chapter 23.07 of the Coastal Zone
Land Use Ordinance, but not less than 50 feet.

** Except where adjusted per Chapter 23.07 of the /15
Coastal Zone Land Use Ordinance, but no closer than 25 feet /%111
from the mean high tide line S

1
i

;—..__

/ STe =T oY b —
Figure 7-46: Wetland Setbacks

B. Ar ical Sensitive Ar

The Archaeological Sensitive Area (ASA) map in Los Osos has been revised to identify areas updated with

highly sensitive cultural r rces. r f this updated map (Figure 7-47 h ication of
the following pr r nd requirements forth_in_this ion_below i reamline permit
requi r v n nsure the maintenan ion he County’
rcheologi ibal cultur urces in Los Osos.

nd use permit or ion i withi insi h
urban reserve line as shown in Figure 7-47.

2. Permit and Processing Requirements. The land use permit requirements established by
Chapters 23.03 (Permit Requirements), and 23.08 (Special Uses) are modified to include

addition m he ASA combinin
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- Regulred Not Significant Resources I-
Project Final Requirements

Start of Project
Phase 1 Arch. Survey
l L ’l Extended Ph
| No Significant Resources ] Yes Significant [ e}

OR l AndfOr

Potential Significant Resources 1 .

Potentially Required

* Field Completion Report

* Curation Agreement "
* Financial Guarantes . Required Significant Resources

Native American Consultation Required

whwN

Construction l '
v .
Redesign to Avoid Redesign to Minimize Phase Il Data Rerovery
Discovery of Human Remains Protocol == " .' | I R,,::" | | i 1% not possibl
. itoring report . - . s not possible
{ot any point during ) P! - Building Envelopes « Foundation Redeslgn {limited seape only)
* Site Capping

. Stop work and call County Corener

. NAHC notified and appoint MLD

. Reburial procedure under MLD guidance
. Redesign to aveid/preserve remains

. Record Non-Disturbance Agreement

* Consteuction Practices

Planning Area standards.

(1) Dev g!gggg t proposed wi ;g the boundaries of a known archeological site shall

r Minor Per lopment Permit (M DP).
(2) If no land use permit is required, the following standards in this section are still
licable for nstruction permi icati
Iicati n Content: land use ion permit applicati r proj within
Il in I he following Archeological r n

Iin in ion (1) in thi ion,

(1) Archaeological Resource Report. Written reports shall be prepared consistent with

the report format requirements contained in the State Office of Historic Preservation

rch logical Resource Management R ARMR): Recommended Contents and

rchaeol ither from th County's list of archaeol | consultant
mmbr fth Re|tr fPrfssmnaIArha logists, meeting the r f th

data recovery gnd cgratlon of recovered materlals! if applica ble
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the assessment determines that a proposed dev nt may have signifi
ff n existing, known spected archeological r r a mitigation plan
shall be pre I|f| ist. The purpose of the plan i rotect the

A iven to avoiding disturbance of sensitive
resources. The mitigation plan shall be submitted to and approved by the

nvironmental Coordinator and considered in the evaluation of the development,

Submittal of the listed report low, to the Environmental inator, is required

rior to a lan rmi lication being deemed compl . Th eport(s) ar
required at the time of ion permi lication in order ine th
licability an irement for a MUP/CDP befor nti rocessing of th

construction permit.

()  Phase | Archeological Resource Assessment (Required). All project
ications shall incl minimum, a Ph rch i source
Assessment which is a preliminary site survey and record search with Central
Coast information Center (CCIC). The survey shall be conducted by a County-
qualified archaeologist knowledgeable in local Native American culture. The

n il provide pertinent project information he Native American
tribal groups.
1. [f the site survey tmdmgs are negative, no fgg er review is necessary.
WEVer, moni requj h retion of th n
nsur im to potential r sourcesdurln r

2. [fthe site survey reveals information indicating the presence or proximity
to archeological resources or it is gggrmmed by the County there is a

ikelih r the si ontain archeol r es, an Extended
Phase | or Phase |l Evaluation shall be required unless either of the
following apply:

(a) There is substantial evidence (such as existing evaluations that

' char rize the r e Pha
roj i ignificant im icalr
im nn voi rsuant to Secti hi
ction, in which P Ill Data Recovery Plan m r
without a Phase Il Evaluation; or
(b) The Phase | survey provided reasonable determination of the
r r ion Il development is lo void impacts
ntified r r in whi en logical
valuation j ary. Monitoring ma ill required_at the
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(ii)

(iii)

f the County to ensure no i j r

I j f Ar logical R r A Phase |l Evaluation shall b
= i € £0d CLC ining si extent andad |Vr|||| sle

valuating r r r ion m r rsuan i f thi

ion i . A Ph Il Evaluation may incl vati
when adequat m previous reports are not avai t ite’
ignificance; however, prior rin r ical materials for
in r carbon dating, the archaeologi Il consider th ropri
i ition of m ials in consultation with the Planning Dir h

property owner.

1. If no signifi rch jcal r Id nd, no further r r
n nl h j ir rmi h here i
substantial evidence in the record that significant resources may be

h ject. Conditions recommen he archaeol
nd the Native American tribal hrough th nsultation pr
shall be applied to the project as appropriate.

2. ignifi logi r ri nd, the Ph Il Evaluation

lan shall incl nsi i he avoidance m res required in

Subsection C.1. If significant resources cannot be avoided, a Phase |ll Data
Recovery Plan will ir

3. The Planning Director reser i i n ntial
viden hat non-significant ar i ignificant
ribal cultural r ion 21074. In makin h

rmination, th ning Dir h nsider input from, and th
im nce of the r I ive American tribal gr I

n. A Phase Ill Data Recovery Plan shall repare

v roject’s _unavoidable i n_significant archaeological
resources and shall set forth the r ns, b n substantial evidence, wh
voidance and impact minimization measures reguired in ion Care n
feasible. Data recovery excavation shall not incur additional im h
rcheological r r i licable, previou
i rd overall sampling required, |mpa D 3
rcheological site and significant resources shall not exceed 10% of th
cultural site area on a project site in order to qualify for a typical proportional
sampling mitigation in Phase IIl.
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Report Guidelines. The plan shall incorporate results of Phase Il study with
detailed information considering proportional sample size related to the
extent of impact, existing body of documentation and significance of the
resource. The Phase |Il Plan shall include treatment of resources with
cultural appropriate dignity taking into account the tribal cultural values
and meanings, including but not limited to protection of the cultyral

r integri jtional nd confidentiali he resource.

2. ent: A Data Recov Plan shall include at minimum: dates of
fiel rk and personnel qualifications, level and location(s) of excavati
needed, labor r ing and analysi I, detailed not

photographs and drawings of all excavation and soil samples, curation
and cost estimates.

3. Iiming: The Data Recovery Plan shall be submitted and approved by
Environmental Coordinator before fieldwork can begin. All excavation
and recovery activities shall require Native American monitoring.
Curation or a financial guarantee for data analysis filing and curation must
be demonstrated to the County before land use permit approval, or prior

| building ins i llow the project to mov rward.

(2) Monitoring Plan. A monitoring plan shall be submitted to the County prior to

issuance of construction permit, prepared b ounty-approved archaeologi r

rgwgg and aggrgval b¥ the Environmental Coordinator. Thg !g;g t gi ;hls PIan is to

identified as @tentlallg sensitive for cultural resources. The mgm;gg g plan shall

include at a minimum;

(i)
(ii)

(iii)
(iv)

(v)
(vi)

(vii)

(viii)

(ix)

of personnel involved in the monitorin

; .
Inclusion of involvement of the Native American community and culturally
affiliated Native American community, as appropriate;

Description of how the monitoring shall occur;

Description of frequency of monitoring (e.g., full-time, part time, spot
checking);

escription res for halting work on i nd notifi
procedures;
Description of m 'orin I ing pr r

escription isions efml ion of th ruction cr

in a ription of resources that m und in the

project area, the protocols to be used in the event of an unanticipated
dis the im f cultural r nd sacred si e Nativ
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American community and culturally affiliated Native American community,

n | r ing significant archaeologi histori
(x) The Native Ameri i r a tribal representative shoul ici i
the cultural sensitivity training for the project participants.

I r f hinhi i i i nwihh mmni lan

he Revi wA h ri ke one of following required findin
(1) The_site design_an dev lopment_incorporated a ate_m res to fully avoid
im i heol | r r nd ensur | I ill
n ly pr r
(2) The jgn and development can ibly chan o avoid intrusion in
rchaeological ri I roji ign an nstruction
incor, ite_ m I minimize and miti

impacts to identified archeological resources.

evelggmen; §;gggg ds. AII ngw develogmgg; §[_]g]! gg ggnmdgred ggmghant wn;h the

All development within ASA shall inclu e following minimum

a. R I ion: ignificant archaeological r r ribal cultural
h i xtent feasible. | re_signifi
archaeological resources or tribal cultural resour are identified, the followin
i hall nsider
(1) . These protection measures incl but_not
revising the proj i i void the r r nti

Avoidance means relocation of all veIo ment, includin radin tilities

r is not allowed. No land divisi f rcel containing ar logical
resources shall ermi nless all proposed building sites are loc ntirel

ide of the archaeological site.
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(2) Protection of Resources. If full avoidance is not feasible, sensitive greas shall be

(3)

(4)

(5)

laced under cultural ropri rotection and_managem i such
en tion easemen her | i | ert . P

and site dis rbance work includin abij;a]; or sijzg restoration and revegetation work
shall be I;ggt to a minimum. Other feasible methods of gggldgngg and grg;gg!g of

her I r approved by the Environmen inator.

Minimize Im to Significant Resources. If full avoidance, pr ation or

protection in place is not feasible, project redesign may be required to reduce impacts
to less than significant level. Project redesigns shall include and not limited to, any of

the following:

. Movin ndation elemen ignin nning foundation

reducing proposed excavation volumes, and altering proposed utility lines and
connection alignments.

(i) ndati sign. Foundation design m d ltered inimiz

"y

ite disturbance. “Side-by-side” arisons of disturban lations

of volume of cultural materials affected will be submitted to show the revised
foundation design will result in the least disturbance. The approved

redesign(s) shall be verified by th rior onstruction work.

(ii)

resour incorporation of fill shall be considered. On fficient fill shall
be placed over the si llow native soils to remain undi

18 inches for residential footings, 6-8 inches for driveway construction).

Clean, sterile fill, consisting of a laver of other conspicuous material (e.g. fill
noti ifferent color and texture th iv il) shall be

over the native soil prior to placement of any other clean fill material. Native

soils shall not be disturbed or compacted (or compacted to the most limited

extent n ithin ultural resource areas. T f fill shall

the minimum necessary to protect the resource. Additional height (up to 24”)
shall Il llows:

| Fill Additional Height Allowed |

kR

24"

covery Plan. Wh ment is likel
im n i rch ical resources and it is not feasibl void or preserv
r r | and partial recovery thr: vation m e consider nl

review roval wor ontinue,
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r r hall incl he followi in nstruction mentation

lished in @ manner that avoids im r rces to the maximum extent
ible, | n _the | nsiti ion of i n f r h
r r n site. T roject limit area shall i lar ite wh
round disturbance will r in ess r rading, utility trenchi r
similar works related to the project.

(2) ruction Meth ific construction meth

(i) in Il be limi he first six inches of il an m ion can

be done with a heavy rubber tire machinery. Compaction should be done with
n rip into the soil with ressive wh

(ii) nching for utilities sh limj ndergroun rvi re gr
s closely as possible, to minimi ive ground excavations. Trenching work
must be monitored.

(iii) xcavatin ipment is preferr llow for controlled monitor
xcavation. vations in i ifi itive ar hall ne in shallow
increments as recommen he archeologist. If significant cultural

h as human remains are presen i vation
be warranted.

(iv)  Machineries should hav ri non- wheels that will minimiz
disturban f the native soils or a pr ive barrier such as metal sheets

r ive layer between th nstruction machin n
the native ground.

(v}  Clean, sterile fill of a noticeable distinct color than native soil can be placed
over project. Depth of fill should be sufficient to prevent foundation elements
from ingin i il. Fill shall | from th wardl ion

i ine ti i fill in

(vi) lternative foundation ign loati | will minimi
xcavations and compaction. ing of significant resources is encour

(vii) I i i I nitor licable an lan
n_site, as much as possible. Exporting of dirt is di raged and off-sit

ion for led materials shall iscl i nty- v
ring pl

licabl kpiled materi iti be covered in
re manner includi r ion from rain, wi nd erosion.
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(vii)  If inadvertent discovery is found on site, a minimum 25-foot buffer around

the find shall be installed. Work in other areas may proceed after getting
approval from the County.

licant shall retain ifi h ist (approv he Environmental
Coordina I ffili ive American Representativ nitor all
e rbln activities in Iudln off5|te radln renching w for access and
uman remains ref n rin nitorin worksh i thlnthe im
vicini he r rce ise ar d by th logist and h
Native American Moni orinth fi untilsuchtimeas he resour be evaluated
by an_ar ist and any other ri individuals. _Th lican Il
implemen eo— : -
The archaeologist shall verify implementation of the Monitoring Plan during any
nd di ing activities. A final r ompliance sh itted

archaeologist prior to final inspection.

li g truction drawin h trate incor jon all revi
design and or mitigation measur r ved b the EnV|r nmental Coordinator
impacts or r i

rway, all w Il ntil a r ign is review roved via After-

Issuance Change’ permit from the County

c. Proj inal ir nts. After m ion nstruction itorin
ny P 1] recov xcavati h licant shall i followin
= rdi - . i i 5
comes first):
(1) Eield Completion Report. Archeologist-prepared report summarizing all monitoring
and/or mitigation measure ondu field findi and constructio m Ilan
Its. h II incl ield m r s an s if
alysis an int rpr ite m nd/or ropriate State site record
forms. final repo haII be mi | nically to th n he pro
owner, an ite record/i i enter.

(2) Einancial Guarantee. If the analysis included in the Phase Il Data Recovery Plan or
inadvertent findings is not complete at this milestone, the applicant shall provide to
the County proof of obligation to complete the required analysis and file final reports,

4, onsul;g;g with g;;gg Amgrlcan Tribal Groups. g nsistent with Section 15183, the

incor his section to str line th iew of
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i within the ASA ining_designation in Pursuant to PR ction

) nsultation with Native A i ribal r nsidered fulfill
n j mplies with all standar rej ition he arch ical

report(s) an velopment standards set in this section, the Director of Planning can i

notification h lifornia Native A i ri hat m raditi | lturall

below occurs:

a.

b.

C.

d. The Planning Dir r i n ntial eviden h non-significan
archeological resource can be significant tribal cultural resources pursuant to PRC Section
21074.

Discov f Human Remains. If human i r nter rin nstruction, th

r lin he Native Ameri ri mmission (NAHC), in rdance with

f the California Health afety C HSC) an i h
Public R r PR | I well he provisions of th
23.05.150. A general f th rovisions and bes i re as follows:

a. Work in the immediate vicinity (within 50 feet) of the find would cease.
h n Lyj i n roner shall i jately.

c | iti ironmental rdinator shall ifi n ible,
Th nty will also i “ " for an nstruction activities that h
ential to disturb the r iviti n a site i itional resources are
n in mplian i
d Id also n he N
e. The remains shoul i i i | plati ver, or similar. N

requir rovisions h

f. Th roner has 2 working days to examine the remain r being notified in accordance
with H i ] roner rmines that the remai Native Ameri
nd are n i r hority, th ner has 24 noti
th f the discov
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g Ihe NAHC should immediately designate and notify the Native American Most Likely

D ndent (MLD), who has 48 hour ing gran acce he | ion of the
remains to ins make recommendations for proper ent of the remains.

h. _The archeologist and Native American MLD should meet with the owner /developer,
other design professionals, as well as with County staff, to plan for and implement the
recommended treatment, which may include design and construction modifications to

avoid further im
i. ACovenan on-Disturbance of Native American Heritage Site may be requir: the

County to prevent future disturbance of the remains identified.

Archaeoclogically
Sensitive Areas

Legend P ey
Archeologically ‘
Sensitive Areas

2Los Osos URL

et LT

'

- —

5

t
N L

N FE——— |

=?=_—___7—7—_.—

Figure 7-47: Ar logi sitive Area

LAND USE CATEGORY STANDARDS
A, Commercial Retail (CR)
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1.
2.

Drive-Thr iliti No new drive-thro ilities shall ished

Central Business District and Baywood Commercial Area, Permit Requirement.
Notwi nding the requirements o al ne lan i new
v n horized in th ntral i istri W mmercial

a. W modifications or waivers fr | n rdinan ndar r
required.

b. h lopment Plan i ifically requi Planning Ar: ndar

Thi ndard shall n nstr require Minor Permi roval where th |
n rdi herwi llow inisterial roval h the Plot Plan or

Zoning Clearan r

l Baywood Commercial Area ‘
T

PR ziar
Y -
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as shown in Figure 7-48:
a. Height. Maximum building height shall be 35 feet.

tandard is intended to encour. rovision of a mixtur

Mixed- lopmen
of residential and non-residential uses on the same site, to encourage provision of
affordable and senior housing in close proximity to shopping and services, and to increase

economi i ivi whn

(1) Residential Uses. Residential development shall be subject to the standards in
Chapter 8 of the Coastal Zone Land Use Ordinance--Residential Uses in Office and
Professional or Commercial Categories--except that where those standards conflict
with the following standards, the following standards shall prevail.

(2)

than 50 gercent of the ;otal floor area of the entire mixed-use site ]resdenggl and
non-residential), and no more than 60 percent of the total floor area of the entire

ixed-use site for developm m housing affordabili ndards i
h ] h one Land Use Ordinance.

(3) Floor Area. The maximum floor ar inimum open area requiremen

in Chapter 4 of the Coastal Zone Land Use Ordinance shall not apply. Instead, the land

rmi Il require an amoun riv nd common area for
rivacy, recreation, light, and ai is appropriate for the nature of the project.

(4)

calculated using the acreage of the entire mixed use site. The density of senior citizen

housing shall be as specified in th win ion (vi).

(5) Detached Residential Development. Residential development that is not attached to
he non-residential may be approv nly if all of following are satisfi

addition to the preceding standards for mixed-use development:
()  Location. Residential development shall be located mainly behind or on the

nd floor of the pri non-residential use(s) on th me si

(ii) i — Separate Par j ial uses ar a
r rcel, that parcel mpri r n 50 percent of

parcel area of the total mixed use site.
(i) ~ Agreement for Non-Residential Use — Separate Parcel. Residential uses may

e develo n r i from the one devel with non-
resi jal uses. In this circumstan ner of the parcel to
developed with non-residential uses shall enter into an agreement with the

hibit any future residential dev nt on that parcel.
{iv) ide and Rear here the si r vard of residenti
vel nt is adj 0 a non-residential land e minimum

-
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setback for the residential development shall be as specified in Chapter 4 of

h | in for si n
licable, in Commercial and In rial ri i residential
category/residential use.
(v) rian Connections. Mix velopm hall i wher
nvenien rian connection ween resi i il

commercial uses on the site.

in _addition to the preceding mixed-u Y ndards. nior citizen
f either i i i j

velopmen nsisti f welli ificall ign m h

(i) ign. Proj itiv ign m h ial n f
nior citizens, especially with regard to: ; safe and convenient
rian n gentle s h withi j n nnectin
mmuni i facilities; recreational choices; environmental
amenities; social i ion; i ation with the larger communit

re ign _measures shall include the followi nd are conce

il n Figure 7-4

(i) ilding entry f rimarily adjacent more than 5 feet
from the si | fr n - i r lin r

interior rian i r
(i)  Landscape all strian s . __Provi li hering spa with
n n the site. Provi nvenient! icvcle racks through

the site,

(iii) r r rking amon. in

(iv)
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(vi)

(vii)

(viii)

Provide convenient connection ween parking areas, businesses, and

adjoining properties through rian-orien nd scaled spaces.
The number, location and design of driveways shall function in accordance
with the planned center median on Vall ad as recommended in

Chapter S of the Los Osos Community Plan.
No building service facades shall face Los Osos Valley Road.

Where feasible and where adequate right-of-way exists, sidewalks shall
rovide a clear walking lane at least eight feet wide, not including any areas

needed for str r furnitur er racks, and th r

.
A
STORE FRONTS AT  STREET PROPERTY LINE
LOE 0S0S VALLEY ROAD]
PEDESTRAN- — . >
ORIENTED kih uf
SHOPPING H  He
i =
STORE FRONTS AT
W STREET PROPERTY UNE
PEDESTHIAN ACCESS f
MID-BLOCK PARKING
re 7-49: Pedestrian-Orien Design Con
(8) Drain ins. Drainage basins in new lo t shall be pl i a
nderground; or n the surface if design recreational or other public use an
attractively landscaped.
c. Design = Central Business District
Groun e
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In order to attract customers and promote pedestrian activity, retail uses ore encouraged

n the gri whil ice, residential an her non-retail
houl ] nth r h r ion he site.
Building Design
The design of new construction shall be pedestrian-oriented and have a human scale that
i mpatible with th ! xistin nt i ntral in District.

Prefer| ignm res incl he following:
e Articulati ildi| reate relief and vi
i ral elemen h whnil nd projecti i il
and arcades.
e location ilding entries within recessed entry b itional spaces
h jIdin
] verhan n nings. Iconi r transiti

e Use of transparent glass windows or doors that together comprise more than 50

rcen he entr round level in llow 1 inside.
e Placemen re entr j window. interval. has 2 in
r to maintain visual interest for pedestrians. (s i 7-4

° ilding 0 public space yla [ e site frontage, excer
where in ibl itive_v j r other it nvironmental
constraints.

e Sidewalks along L Valley R h i i li
improv rds. Recommen rials for h i

the public right-of-way are brick, concrete pavers and concrete.
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Cornice

Reveal

Window
Moulding

Length

Length x Height = Ground Floor Facade Area
.50 x Ground Floor Facade Area = Minimum Window Area

Figure 7-50: Example of Building Design
5. mmercial Area ial Community). following standards applv withi
B ood Commercial Ar n in Figure 7-51.
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| of the Lan lem foll : mobile home and vehicl ler
nd supplies; and food and kindr i use,

stabllshed {see Figure 7-40).

igns. Fr nding sign her than monument sign n i . Mon n
lln i f six f n ignh ar f re fi
Wi nd Street. Sidewalks shall incl minimum clear walking lane of si
in width inimum four- i r n curb and si Ik.

(2) Additional width may be needed to accommodate proposed street furniture, or as

n mply with the reguirements of the Americans with Disabiliti

(3) w:%
of the re ;!
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Minor Permit (unless a Development Plan is otherwise required), bas n

site-specific right-of-way and topographic constraints.

f. Setbacks and Parking Location, 2nd Street and Street-Corner Sites. Locate building entry
facades primarily adjacent to, but no more than five feet from the sidewalk along front

n et-corner si roperty lin jacen 2nd r adjacen interior
ith to streets. loc | ing ar the r r side_of non-

residential buildings. Design the parking areas to be integral with (not dominating) the
buildings.

g Bay Access. New development adjacent to the bay shall provide improved public access

h where feasible an nsistent with prot®ction of natural r rces.

(1) Mixed-use projects shall be in ance with the standards in ter 23.08 of th

Coastal Zone Land Use Ordinance for Residential Uses in Office and Professional or
Commercial Categories, except that maximum residential density is 15 dwelling units

r | ed using the acr f the entire mixed use site (residen lus

non-residential).
(2) A

ards super ictin ards of Ch r23. f the Coastal Zon
Land Use Ordinance:

(i)  Location. Residential development shall be located on the upper floor(s)
above a non-residential use or in the rear of the site behind a non-residential

use.

(i)  Density. Maximum residential density is 15 dwelling units per acre, calculated
using the acreage of the entire mixed-use site (residential plus non-

(iii)  Parking. Notwithstanding any other provisions of this plan, the number of
parking spaces shall be as required by the Coastal Zone Land Use Qrdinance

n be provi i
(iv) .
L ommunity Plan and | n erties m in n
e expanded or rem imary use withou limitations imposed
by Section Nonconformi n witho
required to incl merci velopment.
i Residential multi-family development as a principle e in

Z-51. Multi-family dwellings are allowable as a principal use in accordance with applicable
Coastal Zone Land Use Ordinance standards for multi-family development, except as

follows:
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(1) Ch r | rdinance. Th ndards for residential

in Office and Professional and Commercial categories shall not apply.

(2) Density. Maximum density sh llin

(3) si nd R i i r rear vard of residential development i

n non-residential lan minimum i
ified in Chapter 23.04 of the | Zone Land Use Ordina for side and rear
setbacks, as applicable, in Commercial and Industrial categories adjacent to a
residential residential
j idelin

h in Appendix B, Figure B-2 L mmunity Plan.
e Design str 1 lan i rking | ildin
encourage pedestrian use and activiti icycle travel,
e Provi ildin r li m r he_si
X where in ibl nsitive v ion or hysical or

environmental constraints.

° Il rign which shoul inter-conn wor
walkw ncour har rking amon in
e Encour the use of modifications to th ] j tal Zone
low, wher ropri h n-str rkin
h j iremen r th r n-Si rkin
e Provi nvenient connections be ing areas an inesses through
rign-ori ] . Fen her barrier. ween hon-
residential development shoul VoIl jally on 2n
e Design new developmen mphasize the importance ublic spaces.
B. Commercial Service (CS)
The followin ndar ly onl ithi rcial Service lan
1. Height. Maximum building height shall b feet.

2. Compatibility. All commercial development subject to discretionary approval shall
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study, to r hei . The si n i h facilities must
with the existin - er of Los Osos an ible with adjacent residential

and retail development. Land use compatibility shall be based on Planning Commission
review of a commercial project’s impacts to nearby residences related to noise, lighting, air

quality, and traffic, based on technica dies associate

ropriate by the Department of Planning and Building.
C. Office and Professional (OP)
The following standards apply only to lands within the Office and Professional land use category in the

specified areas.
1.

3. W ide of 7th Street Between El Moro an n ia Avenues. The followin ndar
ly onl r hown in Figure 7-

accessory uses.

b. Site Design Criteria. All new development shall resemble the size, character and scale of
the surrounding residences, and shall provide landscaping between the new development

and the frontage of the neares blic road. P ian si alk(s) shall be provi

n arking spaces shall be lo way from th jacent residential pr lin

or shall be separated by a minimum 10-foot wide landscaping screen.
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a primary use without the limitations impos ion 23.09.026 Nonconforming Uses of

nd and with ing requir incl mmercial lopment.

D. Open Space (OS)

f privacy. Th i when the LUE/LCP
her instrument.

f li r r violation
identifi need for open space preservation through easemen ntract or
n Allowabl in the Sw rin r

1. ri
ive recreation.

shown in Figure 7-53 are limited to coastal wa n

Page 77 of 263



i

B S P )
o h} = ‘%H |
R e S A I
-:\”L }—«3 i ::—t — __,g
I
s = =,
‘A‘\.\ . !
*a ﬂMmoAvehge
A 1--
LEGEND LOCSD T
property . [~ 1- | |
_ Nodheast comear of Ramona and Brod . [ ) |
IR Bayoos Park avea west of 3rd Streat =
[ Sweet Springs - h

wood Park Ar f

i imitation on . All

facilities on th
an extension of Broderson Avenue, as shown in Figure 7-54.

Page 78 of 263

assive recreatj
Drive and w



]

Y

e
-
N\

1

zhizez
|
|

Wy
4

Figure 7-54: Broderson Site
2. Limitation on Site Disturbance, LOCSD Property.

a. velopmen he L mmuni rvices District pr inth Wi
Park Area W r r h in Figure 7- hall limi

disturbance of the existing well site.

pment Limitations. Developme ollow_appropriate setback a
r void futur | hazards for the life of the pr | n
without the use of shoreline protective devices.
reati Publi PF

nsmission lin n rli i i ith mmunitywi
sewer project. The following additional uses shall be allowed only in the event that the CDP
for th itywi P_A-3-SLO-09- is amen repl iti
habi ffsite and all itional " nd recreation li mbly an
inmen mpor vents, water w i m r_retail sal
offic
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appropriately scaled lighting that does not adversely affect nearby residents. The site shall be

ril time use.

= N I |
T ] LAND USE CATEGORIES A
- CR Commercial Raimil i
j ‘ P Park -
IR Naw S
Figure 7-55: Midtown Si Valley Road at Palisad n
G. Recreation (REC)
The followin n I ly to lands within the R ation | se categoryin th cified areas.
Designation r ies in the Recreation lan does not in and of itself convey or impl
right of ic use r violati f privacy. Th i en the LUE/LCP i ifies
need for rvation thr men rinstr
1. a Inlet. The followin ndar lies within the Inlet ar isitor-servi
riori a hown in Figure 7-
a.

b. Density. The maximum development potential shall be one dwelling unit. Development

shall be concentrated or clustered in accordance with the communitywide standards of
the Los Osos Community Plan.
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c. Public Access. Maximu i rovi the shoreline in this visitor-

in iori nsistent with the i h mmunity Plan
irculation Elemen h r n ion of sensitive habi
nt. All icati lopment shall
idelands in relation is si lve an i wnership of thi
property.
2. Baywood Park Area West of 3™ Street. The following standards apply to the bayfront area
W i | ro Aven Figure 7-53).

a f - W f 3" Str For th ront ar ween Pi nd El
Morro Avenues, allowable uses are limited to one single family dwelling per legal parcel
residential accessory structures, home occupations, animal raising and keeping, coastal

W n ive recreation (hiking an il natur

b. Land Divisi Prohibited. No further | re allow i ntall
sensitive habi nd lack of appropriate buildi ites on these ront pro i

C. pvelopme imitations. ( 3 appropriate setback and building
sta i re coastal hazards for the life of the proposed devel n
with h f reline pr iv

3. Golf Course ward Avenue, Limitation on Use. Allowable existing golf
rse north of Howard Avenue in the northern i ho ar how

in Figure 7- hall be limi | W rwells and im ndmen n
. 1 the site: . . ..

Figure 7-56: Golf rse North of Howard Av
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4, Santa Ysabel Avenue Coastal Access, Limitation on Use. Allowable uses on the County-
ed coastal | rmi f Santa Ysabel A fP n
Driv whn in Fi 7-22, are limi coastal W nd _passive recreation.

Morro Bay ﬂ;”xil

<
SANTA LUCIA A7 -

]
L]
HITT]

LIT]]
1]

(i

[1]

L]

SANTA YBABEL aAv

L]

1]

LT
T

[1]

I
]

18y a7
2D ST

Ay

2
§

MARIA AV

=5

T
i

Figure 7-57: Santa Y. | Av 1A

H. Residential Rural (RR) — Creekside Area.

The following standards apply only to lands within the Residential Rural land use category in the Creeksid
Area as shown in Figure 7-58.

1. Clustered Development. Minimize site disturbance and concentrate or cluster development
in accordance with the communitywide standards of the Los Osos Community Plan, so long
i isisi ipari wetland habitat;

it i rwise LCP- istent. This is inten ri n
angered or threatene ies--such the Mor Kangaroo R nd the Morro
Shoulderband snail--and their habitat; the Morro Bay estuary; and other sensitive features
described in the L mmuni X
2. Setbacks. New development shall be set back at least 100 feet from the following sensitive
res: wetland v i e uplan f riparian vegetati nd ar f habi
h rare, en red, or threaten ecies.
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Fi -58: RR — Creekside Ar

I. Residential Multi-Family (RMF

The followin ndar ly onl lands within the Residential Multi-Family lan
1. Residenti ity--New Proj
a. Maxim Density. for senior citizen housin i imum
si hall 15 dwelling units per acre on properties less than one acre and 2

Il 10 dwelling uni r acre. Refer h ndards for the Morro Shor
Use Area (Section J) for minimum densities in that area.
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Senior citizen housing may include accommodati independent livin d/or assiste

living. ior citizen developments are subj following:

a.
Figure 7-59: RMF within % Mile from CBD
Floor an n Area. The land us rmit shall require an amoun rivate open
and common area for privacy, recreation, light, and air that is appropriate for the nature
f roj re is no maxi floor area limitation; however, in no case shall

ini pen area fall below 4 he site area, as defined in Chapter 23.

h | Zone Land Use Ordinance.

C. arking, Desig arking ig D ply with the stz i iti
housing listed in the Commercial Retail land use category for the central business district.

J. Morr ixed Use Area RM S

The following standards apply to the Morro Shores Mixed-Use Area in the RMF, RSF, CS categories (see
Eigure 7-60),
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4. Medium to High Density Residential.
a. Development Potential. A maximum of 200 gzsg with a senlgr citizen gggsmg bgngsl

attach rz lot-line units. Creative lot design I uraged h

as "Z" lots, courtyard lots, and others.

c. Densities. If physically feasible and if environmental impacts can be mitigated, the

inimum density shall be 10 dwelling uni re within the developmen . Th
maximum density within th velopm rea shall be 26 dwelling uni cre,

d. Senior Citizen Housing.
(1) !gcentlve Senior citizen housing as defined Subsection H is gncouraggd, but not

r f at 100 senior housing units are provide f 50 additional
residential units with a density of at least 10 dwelling units per acre (up to a maximum
| i hall ranted if physically feasibl if environmental im

can be mitigated.

(2) Density. The maximum density of senior citizen housing shall be 38 dwelling units per
acre within the development area.

(3) Other ngglgg ent §tgngg ds. ngglgggent shall cgmglx wgg the flgg; and ogg

Family land use category listed in Subsection I.
5. ighborhood Commercial. to 3.5 acres are allowabl mmercial uses inten
serve the surrounding neighborhood and employees of the adjacent business park.
Futur mmuni i .5 acres may he plann r a future communit
services center that could include a community hall. a substantially expanded library, a
iff' jon, and medical and social servi
7 nsity Resi

(1) A maximum of 95 low density residential parcels are allowable in area 1.
Area 3: 2.5-Acre Property East of Palisades Avenue (see Figure 7-60).

idential Multi-Famil stal Tabl f L se Element.
(2) idential Development Potential. A maxi f 25 dwelling unit
in Area 3. A vari j r ouraged: single family, multi-famil
_detached, or zero lot-line units. Creative lot igns are al ncoura
such as "Z" lots, courtvard lots, and others.
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Residential Single Family (RSF)

standar sestabllshothers j imi Figures 7-

ights Ar New Land Divisions. The followi
Bayview Heights area (see Figure 7-61).

a.
b.
Figure 7-61: Bayview Heights
inT . The followin ndar in Tr in Fi
a.
number rcels for new land divisi n n
lin ili il r re fi r ite ar
vail frontin
I IIn V II for
c. - j Rosina Drive. Pr land division h of R
Drive ar ign v -de- f i ri
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a. ks. Mini acks for new ction are as follow: h W

construction pr: on bavfront properties is to be set from the Morro B
W s _according to wetland setback requirements in munitywide Standards.
Front: 1 ide: 3 fe r ide: 1 Rear: 10 f

|
i
[
[

1
4
i
\
\ ) ". .
r '-"-.4__£.L[L1.] L
f

|Broderson Avenue

—4

ill 4 j ] | P— J
— it | I
I s O e
| RosinaDrive i| B: sii =iy
11 N ——

rd ly to the two residential parcels n northeast corner of Ramon

Broderson Avenues in the Sweet Springs Ar igure 7-62).
a. inj i The minimum site are

shall not be further subdivided.
b. Density. rcel m I ith a maximum of one dwelling unit).
c. ion. Retain trees to the maximum feasible.
d. rm Water. Surface water, rm_drain h maintai n-site or dir

s e marsh and wetlands habi

e. Development Limitations. Development shall follow appropriate setback and building
standards to avoid coastal hazards for the life of the proposed development without the
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7. Southwestern Hillsides - rillo Estates. The following standards ly onl ti
Figure 7-
a. jvisions. ini rcel size for new land divisions shall r
feet, unl larger parcel size is otherwise requir ion 23.04.028 of th |
Zone Lan rdinance.

rovi f Planning and Buildin ification that the Archi ral
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residential ac r wellings, home oc ion hools-preschool to
limi re center nd w lls and im ents.

d. Setbacks. Minimum setbacks are as shown in Table 7-2.
Table 7-2, Minimum Setbacks — Cabrillo Estates

Setback Location Setbacks for Setbacks for Detached
= ———— Dwellings Accessory Structures
Front 25feet | 25 feet
| Rear 20 feet 8 feet
Side 5 feet 3 feet
Corner Side J 10 feet 10 feet

e. Height Limitation. The maximum height of all structures shall be 15 feet above the
highest point of the lot as measured from the highest point of the roof, not to exceed 28

feet Il poin m ntin | ough th ilding f rint from existin
r rior to the proposed development) to the high int of the roof.
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10. Redfield Woods, L ighlands (Tract 84) and Morro Pali Tract 122) Areas (Figure

-66). Minim ks for new str res ar in Table 7- 3.
Table 7-3, Minimum Setbacks — Redwood Fields, Los Osos Highlands (Tract 84), Morro
Pali Tract 1
=3
Eront Rear Side Corner Side r
e
Tract No. 20 feet 10 feet 10 feet 15 feet
Tract No. 122 20 feet 10 feet 5 feet 15 feet
Redfield Woods 20 feet 5 feet 5 feet 5 feet

| T U

[ ot

specified areas.
1. Land Divisions. The m

2. L r rridor. The followin ndar I Il | jacen
Eto Lake and L reek and its riparian v i n in Figure 7-67.
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a. Clustered Development. Minimize site disturbance and concentrate or cluster

V

ent in r ith itywide Standar f S0S

Community Plan.
b. Setbacks.

(i)

(i)

(iii)

All Areas Except Existing Parcels Adjacent to Palomino Drive. New development
shall be set back at least 100 feet from the following sensitive features: wetland
vegetation, the upland extent of riparian vegetation, and significant areas of

habi hat su rar r n ies a fi in th
Resource Protection standards i unitywide Standards of the Los Osos
Community Plan .

Existing Parcels Adjacent to Palomino Drive. New development shall be set back
at least 50 feet from the sensitive features described above in Subsection b (i).

Adjustments. Th in k justed as follows:
(a) Riparian an etland Setbacks. As provi in Ch 23.07 of the
Coastal Zone Land Use Ordinance.

(b) Setback from Habitat that Supports Rare, Endangered or Threatened
Species. As provided in Chapter 23.05 of the Coastal Zone Land Use

Ordinance in the standards for grading adjacent to Environmentally
Sensitive Habitats.
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Figure 7-67: RS — reek/Eto Lak rridor

3. West of Pecho Area. The following standards ( to the areas shown in Fi 7- at are
in the Resi ial

a. Access — Pecho Valley Road. W lternative access is available, lots fronting on Pecho
Valley Road shall not use Pecho Valley Road for access.
b. W f Pech Il f Monarch Grove.
(i) ildi ight. i ilding height shall be 22 fi
(ii) imitati . Thi rd appli nly to the area west of Pecho Vall
f h Gr i i -

‘ eque andards for that area). All
ial uses (identified as "S" uses in Coastal Table O, Part | of the Land Use
lemen rohibi for: _animal raisin nd keeping, hom
i ilehom identi
I wellin ipelines an ission li

wells and impoundments, and public utility facilities,

c. 17-acrePr North of Pl
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(i) Limitation on Use. Thi ndard applies to the 17-acre pr fronting on

cho Vail as shown in Figure 7-68. Allowabl imited to single
family dwellin w resi i esso hom
occupations, mobilehome water wells and impoundments.

n / <
..g}. /
L} IJ —
! Legend I
177 Area Wesl of Pecho ’ >
3 urban Serviges Line [,/
L urban Reseive Line L

=1 Monarch c_i\we Tract 1589

[T West of Pécho Valley Road, South of Monarch Grave

17 acre y}ropeny north of Seascape Place
!

~ URL
I

Figure 7-68: West of Pecho Area
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illsides. The following standar | he Southw rn Hillsides as

hown in Figure 7-69 in th ifi
a. Building Design, All Areas. In the entir hw rn Hillsi as shown in Figure 7-69
Il buildings shall have 1) low profiles that archi | n natural
| n lors that blend with the natural environment.
b. lley Road. Thi ndar li nl rcels that fron
i fP il ithi r hown in Figure 7-69. Wher
lternati is avail lots fronti n P lley R hall n Pech

road to be offered for dedication and improved to th roperty line to
i r he west i rea B hown in
Figure 7-
(ii) Clustered Develo uba B. At least 60 percent of the site shall be
rmanently pr n habi
L—- 14 Nt
u!:”.'u'f'
GHEHHETER S

Lol

@mmﬁ

-69: h rn Hillsides: r
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[LOS 0SOS URBAN AREA STANDARDS

] L_?'

i .—":-?t J

» 7”,4“*" z

Figare T« Coenmsercial Retarl Category o North side of Los Okas Vallisy Boad hetiveen Sauth Bay Blud, and
Bairehild Way

9.

Figure 7-44; Pedestrian-Orienled Design Coneept
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CHAPTER 8: COASTAL ACCESS

I PURPOSE AND ORGANIZATION

No changes to this section

i. COASTAL ACT POLICIES

No changes to this section

lll. FRAMEWORK FOR PLANNING GOAL, COASTAL PLAN

No changes to this section

IV. COASTAL ZONE LAND USE ORDINANCE

No changes to this section

V. OVERVIEW OF EXISTING AND POTENTIAL COASTAL ACCESS
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VI. ESTERO AREA PLAN GOALS; POLICIES AND STANDARDS

VIiL. MANAGEMENT OBJECTIVES, ESTERO AREA PLAN PROGRAMS

Update Table 8-1 deleting Los Osos
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APPENDIX A

Delete all of Appendix A

CRARTERLNTRODUCHON
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ESTERD PLANNING AREA

TABLE A: RESOURCE SEVERITY LEVELS & POPULATION THRESITOLDS

South Bay Lirban Area

Schonls
3 'h-u 1 OLEEY

Levels of Severity
Respurces 1 H 1
Water Resources 6,100 B.500 12600
Water System NiA NIA N/A
Sewage Treatment Plant' NA N/A N/A
Schools
Elementas 5,800 LRI 11,260
Secondary® 13,100 17.000 22,000
RoadsCireulation® 5,200 10,000 18,500
Marro Bay Urban Area
Levels of Severty
Resources 1 J3 m
Water Resomrces N/A N:A NfA
Watcr Svstem ™LA NA NiA
Sewage Treatmem Plant® 3,000 13,600 15,300
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Table B - Water Resources-Estero Planning Area

Water Resources

Prncipal [fses

Safe Yield (AF/Y)

Los Oso0s Groundwarey

South Bay Domestic Use,
Los Osos Vallev Ag. Use

1,300 - 1,804

Chorro Creek Groundwater | City of Morro Bay 1.500
Busin Domestic Use, Moo Bay
Goll Course and Churro
Vallew Ar. Uses
Morro Creek Groundwater | City of Moo Bay 1,700
Basin Domestic Use, Morro/Little
Morre Valleys Ag. Use
Torro Creek Groundwater | Agriculture Use 530
Basin
Old Creek Geoundwater Cayucos Domestic Use 330
Basin
Whale Rock Reservoir 3740 a.fy. exported, wem
mostly to SLO: 660 a1y,
maximum enfitlement for
Cayucos by recharge of Old
Creek Basin
Cayucos (reck Agriculture Use 6300
Ciroundwater Hasin
Villa Creek Groundwater Agriculiure Use 1,030

Basin

Notes:

I Estimated by the State Department of Water Resources. Sufe yicld of the
Los Osus basin was updated by Brown und Caldwell, consultants, 1974,
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Delete 5 pages of figures
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APPENDIX E: COASTAL ACCESS INVENTORY

I. INTRODUCTION

No changes to this section

1l. OVERVIEW OF EXISTING AND POTENTIAL COASTAL ACCESS
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EXHIBITB
AMENDMENTS TO THE LOS OSOS COMMUNITY PLAN CONSISTENT WITH

CALIFORNIA COASTAL COMMISSION'S SUGGESTED MODIFICATIONS TO THE
ESTERO AREA PLAN
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Los OSsosS

Community Plan

‘6 SAN LUIS
OBISPO
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Los Osos Community Plan
Board-of Supervisors-ApprovedPlan

Pecember15;2020Updated

Relationship to Other Planning Documents
e Included in the San Luis Obispo County General Plan, Land Use Element
e Not included in the County’s Local Coastal Program (LCP)
e See the Estero Area Plan for LCP-related Los Osos Development Standards
e See Chapter 1, Section 1.6 of this Plan for more detail

Board of Supervisors aApproved for sSubmittal
to the California Coastal

Commission

on December 15, 2020

(Resolution No. 2020-242294) (Local Coastal Program Amendment # LCP-3-SLO-
21-0028-1-Part G)

California Coastal Commission certified Estero Area Plan amendment with
suggested modifications on June 13, 2024

Board of Supervisors acknowledged and accepted California Coastal
Commission’s suggested modifications on October 29, 2024 (Resolution No.
e

California Coastal Commission final approval on
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County of San Luis Obispo

Board of Supervisors
John Peschong, District 1
Bruce S. Gibson, District 2
Dawn Ortiz-Legg, District 3

limmy Pauldingbynn-Compton, District 4
Debbie Arnold, District 5

Planning Commission
Jay Brown, District 1
Michael Multari, District 2
Dawn Ortiz-Legg, District 3
TBD, District-4

Don Campbell, District 5

Department of Planning and Building

Trevor Keith, Director

Mark LaRue, Deputy Director - Planning

Rob _pssi Bi

Cory HanhAirlin-Singewatd, Division Manager
Brian-Pedrott—S isinePl

Kerry Brown, Project-ManagerSupervising Planner

€ory Habhi;Planner

Kylie Fonzittenstey, Senior Planner

Jennifer Guetschow, SeniorPlannerIT Training Coordinator

Rebecca Whiteside, Mapping/Graphics-SpecialistGIS Analyst
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Chapter 1: Introduction

1.1 Purpose

The purpose of this Los Osos Community Plan is to establish a vision for the future of Los Osos
that will guide growth and development over the next 20 years. The vision described in this plan
reflects the desires of the community, and the plan contains the policies, programs and standards
to help achieve that vision. This plan is intended to be the community's plan and was developed
with substantial community participation. Continued community involvement is needed to
achieve the vision.

Note: The Estero Area Plan contains standards that are within Coastal Act purview. See the
Estero Area Plan, Chapter 7 Planning Area Standards. Section VI. Los Osos Urban Area Standards
in addition to the standards in Chapter 7 of this Los Osos Community Plan.
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1.2 Key Development Requirements

Figure 1-1 summarizes key requirements for new development in Los Osos that address issues

concerning habitat, wastewater. and water supply that historically limited community
development. Other site-specific requirements may apply.

Figure 1-1: Key Permitting Requirements for New Development in Los Osos

If a project would

... then this is required for permit
resultin...

application submittal: Regulations

Los Osos Habitat
Conservation Plan

Los Osos Habitat Conservation Plan

... new ground Certificate of Inclusion

disturbance

and/or

... a new
structure or a
new use that

Comply with applicable avoidance and minimization
measures and pay mitigation fees

Retrofit-to-Build Certificate

Verified plumbing fixture retrofits for existing
development

Verification of Water Supply

Water will serve letter gt on-site well has
demonstrated adequate availability of potable water

Community-wide incidental
Take Permit

Title 19 of the County Code
(Buildings and Construction
Ordinance) - Water
conservation provisions

Title 19 of the County Code
(Buildings and Construction
Ordinance) - Minimum water

uses water supply
Verification of Wastewater Treatment Local Age;f?;:’;*r‘r'l‘ageme"t
Sewer will serve letter or an-site wastewater
treatment system compl_ies with all applicable Estero Area Plan - Los Os0s
regulations Urban Area Standards
and/or

Residential Growth Rate Allocation

... a new dwelling Available allocation assigned per the annual Title 26 of the County Code
unit residential growth rate approved by the Board G row§h dManaggment
based on groundwater basin metrics, considering Ordinance)
the Los Osos Waitlist to Build

This figure only focuses on water, wastewater, and habitat considerations. Contact the Department of Planning and Building about

site-specific requirements per the Estero Area Plan, Los Osos Community Plan, County Code, Local Coastal Policies, and California
Environmental Quality Act.

+21.3 Organization of the Plan

This plan is part of the County's tecal-Ceastal Plan-and-General Plan but is not part of the Local
Coastal Proagram; the Community Plan provides a greater level of specificity for the community of
Los Osos. The Community Plan identifies planning issues specific to the community, describes
land use and transportation within the plan area (see Figure 1-21), establishes policy direction to
address planning issues, and sets specific actions and standards to implement policy direction.
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Figure 1-2+: Los Osos Community Plan Area
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The organization of the plan is as follows:

Chapter 1 Introduction. This chapter discusses the setfing of the community of Los Osos. |t also describes the
relationship between the Los Osos Community Plan and the General Plan and Local Coastal Program.

Chapter 2 Community Plan Policies. This chapter contains the community’s vision and goals for the future of Los
Osos and an analysis of issues to be addressed in the community plan. The chapter concludes with
policies and programs.

Chapter 3 Land Use. This chapter discusses land use pattemns, with a focus on residential neighborhoods, retail
commercial areas, and critical sites for future development.

Chapter 4 Environmental Resources. This chapter discusses important environmental resources including
biological resources, cultural resources, and water. This chapter also discusses habitat conservation and
combining designations—special overlay categories applied in areas of the county with hazardous
conditions or special resources.

Chapter 5 Circulation. This chapter focuses on transportation and circulation. Circulation needs are considered
not only for automabiles, but also for pedestrians and bicyclists.

Chapter 6 Coastal Access. This chapter discusses preservation of existing coastal access points and development
of new access points and related infrastructure.

Chapter 7 Planning Area Standards. This chapter contains communifty-specific standards that apply to new
development projects in the community of Los Osos.

Chapter 8 Public Facility Financing Plan. This chapter identifies tentative costs and specifies financing strategies
for major public facilities needed to support the community.

1314 The Planning Process

Planning for the community of Los Osos started in the early 1990s as part of the update to the
Estero Area Plan for the communities of Los Osos and Cayucos and outlying rural areas. Before
a draft plan was prepared, several background reports and issues reports were prepared by staff
and reviewed by the Los Osos Community Advisory Council (LOCAC). The reports included
numerous responses to comments.

An integral part of the update process was involvement by LOCAC, the original purpose of which
was to advise the County on preparation of the Los Osos portion of the area plan update. The
importance of LOCAC's role in the update was underscored by the Board of Supervisors, who
directed that staff achieve consensus with the advisory council on the update’s recommendations
before bringing the update to the Planning Commission for public hearings. There was extensive
participation by LOCAC in the update process since the official start of the update, including
review of several draft versions of the update, as well as review of many background reports and
issues papers.

The Estero Area Plan was approved by the Board of Supervisors on November 2, 2004 for
submittal to the California Coastal Commission. However, the County subsequently modified the
submittal of the area plan update to the Coastal Commission by removing the Los Osos urban
area from the update. This was due to lack of an approved communitywide Habitat Conservation
Plan for Los Osos to deal with widespread environmentally sensitive habitat, uncertainty about
whether the projected build-out would be in line with long-term groundwater supply, and at that
time (mid 2000’s), uncertainty about a communitywide sewer system.
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Construction of the communitywide sewer project began in 2012 and was completed in 2016.
Additionally, efforts toward a communitywide Habitat Conservation Plan and a Basin Plan for
groundwater are well underway. The County re-started efforts to update the Los Osos Urban area
of the Estero Area Plan, now known as the Los Osos Community Plan, in late 2012. The previous
efforts to update the Estero Area Plan (Los Osos urban area) are the foundation of this update to
the Community Plan.

Community meetings were held from June 2013 through January 2015 to solicit input from the
community and determine if the past efforts still reflect the community’s desires. In addition, a
community survey was released in February 2014 to gain more insight into the community’s
needs. Understandably, the community is still mostly concerned about water and growth, given
the current constraints on water resources.

+41.5 Community Plan Area and Setting

The unincorporated community of Los Osos is home to about 13,944 residents (2010 U.S.
Census). The natural setting of Los Osos is a place of unique beauty. The Los Osos urban area
lies at the westerly end of the picturesque and agriculturally productive Los Osos Valley. Los Osos
is bounded by the Los Osos Creek riparian corridor to the east and southeast, and the older
coastal dunes to the north, south, and southwest. The Morro Bay estuary, one of the largest and
most important wetland systems in the Central Coast, borders the community on the north,
northwest, and west. The community contains a wealth of natural resources and environmental
assets that define its character and contribute to its high quality of life; they are vital to the local
economy.

In addition to the area's valuable natural resources, its human resources are essential to its future.
The community of Los Osos is fortunate to have an active and effective community advisory
committee, as well as many involved and talented people who care deeply about the future of
their community.

Los Osos possesses scenic beauty, a mild coastal climate, and natural resources that contribute
to a high quality of life. These assets also present opportunities to improve jobs and services for
local residents and to improve recreation and tourist-oriented uses for both locals and visitors.

Notably, the shoreline access in the Baywood area is a unique coastal recreational amenity in the
vicinity of Morro Bay and the Central Coast in general, offering calm water access free from
hazards such as strong currents, motorboat traffic, and boat moorings.

Following are examples of some opportunities for the future:

¢ Focus on infill and mixed use development, while maintaining the greenbelt around the
community to protect scenic qualities and environmentally sensitive habitat.

* Improve job opportunities for local residents by encouraging environmentally-friendly
businesses.

e Improve the road system and promote alternative transportation such as walking and
bicycling, especially in attractively redeveloped commercial areas.

¢ Develop a community that is more able to be sustained by the local environment,
resources and economy.
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o Improve recreation and tourist-oriented uses, considering the area's natural assets and
existing tourist presence.

+51.6 Relationship to Local Coastal Program and General Plan

The Los Osos Community Plan is a component of both-the San Luis Obispo County General Plan
but is not included in and-the County’s Local Coastal Program (LCP) certified by the California
Coastal Comm|ssmn These relatlonsh|ps are |IIustrated in Flgure 1- 3-2 and Flgure 143
respectlvely 1isplarn - 5 : alifernta-Coasta

m&p’reﬁmﬁ-t—thﬁ—pl-&n—m—&ddmoﬁ—wWhere appllcable all publlc and prlvate development in Los
Osos is to be consistent with this plan. It should be recognized, however, that this plan is also
subject to other authority, for example, federal and state statutes, case law, and regulations.

The following table (Table 1-1) summarizes the relationship of the Los Osos Community Plan to
the San Luis Obispo County General Plan and Local Coastal Program.

Table 1-1: General Plan Components

Document or Plan Relationship to Los Osos Community Plan
San Luis Obispo County The General Plan contains several parts known as “elements.”
General Plan The Los Osos Community Plan is a portion of the Land Use

and Circulation Elements of the General Plan. Each element
of the General Plan must be consistent with one another.

San Luis Obispo County Local Within California’s Coastal Zone, a jurisdiction may only
Coastal Program issue Coastal Development Permits if it has prepared a Local
Coastal Program for certification by the California Coastal
Commission. A Local Coastal Program includes both a land
use plan (e.g. the Land Use and Circulation Element) and an
implementation plan (e.g. Planning Area Standards and the
Coastal Zone Land Use Ordinance). The Los Osos
Community Plan is not a component of the Local Coastal
Program. The Estero Area Plan is the component of the Local
Coastal Program that contains Los Osos Planning Area
Standards within Coastal Act purview.

Coastal Zone Framework for The Coastal Zone Framework for Planning document is part
Planning of both the General Plan and Local Coastal Program. It
contains general land use and circulation policies that are
applicable throughout the County's Coastal Zone. The Los
Osos Community Plan must be consistent with the Coastal
Zone Framework.

Coastal Plan Policies The Coastal Plan Policies document is part of both the
General Plan and the Local Coastal Program. It contains
policies to ensure that the County’s Local Coastal Program
will be consistent with the California Coastal Act. The Los
Osos Community Plan must be consistent with the Coastal
Plan Policies.
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Table 1-1: General Plan Components

Document or Plan

Relationship to Los Osos Community Plan

Estero Area Plan

The Coastal Zone portion of the County is broken down into
four regional areas: South County, San Luis Bay, Estero, and
North Coast. Each area has an Area Plan that addresses land
use and circulation Issues unique to that area. The
community of Los Osos is part of the larger Estero Planning
Area and its Estero Area Plan. The Area Plan deals with the
communities of Los Osos and Cayucos and the rural areas
outside of the Los Osos and Cayucos Urban Reserve Lines.
The Estero Area Plan is a component of the Local Coastal

Proqram and is: Wthe—t-he:Fhe—I:es—Gsas—emmmmﬁy—Pl-aﬁ—ls-

separate documents_ from the Es-tefo—Afea—Los Osos
Community Plan. Standards for all developments in Los Osos
Planning—Area—Standards—are contained in both the Estero
Area Plan and the Los Osos Community Plan, with different
focuses. Where a conflict exists between the standards in the
Estero Area Plan and the Los Osos Community Plan, the
Estero Area Plan shall prevail.
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Chapter 2: Community Plan Policies

2.6 Policy Implementation Summary

The following tables identify how the policies and programs in Section 2.5 will be implemented.
Table 2-23 identifies each policy and links them with programs, standards, and other means of
implementation. Table 2-34 identifies each program, the responsible party, funding source, and
timing.

Community Plan Policies
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Chapter 6: Coastal Access

6.3 Implementation of Coastal Access Policies

State and local coastal access policies are primarily implemented through the development review
process. Tools for implementation include the Coastal Zone Land Use Ordinance (CZLUO) and
the Planning Area Standards in Chapter 7 of this plan_and Chapter 7 of the Estero Area Plan,
Coastal access programs are listed in Chapter 2 of this plan.

Section 23.04.420 of the CZLUO contains requirements for protection and provision of coastal

access. It specifies the type of required access, procedures for acquisition, and the type and
extent of required improvements.
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Chapter 7: Planning Area Standards

7.1 Introduction

Planning area standards implement the goals and policies of this plan—and-thetocal-Coastal
Progratt. These standards are mandatory requirements that apply to new land uses and proposed
development. The community-specific Pplanning area standards in this section apply in addition
to the planning area standards in the Estero Area Plan, Chapter 7, Section IV, Los Osos Urban
Area Standards. the policies and standards of the Local Coastal Program Policy Document, and
the standards of the Coastal Zone Land Use Ordinance (CZLUO). Where a conflict exists between
these standards and the CZLUO, the community-specific planning area standards of this
document shall prevail. Where a conflict exists between these standards and the standards in the
Estero Area Plan, the Estero Area Plan shall prevail.

In addition to standards, this chapter includes guidelines, which are shown in italics. Guidelines
provide further direction on how to implement the goals and policies of this plan. Guidelines are
advisory, but are to be used in evaluating projects such as land divisions, Minor Use Permits and
Development Plans. A variety of approaches may satisfy the intent of the guidelines.

7.2 Chapter Organization
The planning area standards are organized as follows:

Section 7.3 Communitywide Standards. These are standards that apply throughout the Los
Osos urban area (within the Urban Reserve Line).

See also the Estero Area Plan, Chapter 7, Section VI. Los Osos Urban Area
Standards. Communitywide Standards.

Section 7.4 Combining Designation Standards. These are standards that apply to areas with
a special combining designation, such as a Sensitive Resource Area (SRA).

See also the Estero Area Plan. Chapter 7, Section VI. Los Osos Urban Area
Standards, Combining Designation Standards.

Standards (i.e. mandatory requirements) are written with standard text.

Guidelines (i.e. advisory guidance) are presented with italicized text.

See the Estero Area Plan Chapter 7. Section VI for Land Use Category Standards. which apply to
specific land use categories {i-e—zoming} and specific areas efsites within those categories,

7.3 Communitywide Standards

The following standards apply throughout the Los Osos urban area in all land use categories.

Planning Area Standards
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B:A. Resource Capacity and Service Availability.

1. Verification of water and sewer service. All applications for land divisions and new
development shall be accompanied by a letter from the applicable water purveyor and
provider of sewer service indicating their willingness and intent to provide service to
the new development.

2. Water and Wastewater Service Capacity, Land Divisions. New land divisions, other
than condominium conversions, shall not be approved unless the Review Authority
makes the following findings:

a. The development can be accommodated by the sustainable yield of the Los Osos
Groundwater Basin without causing seawater intrusion, as identified in the Basin
Plan for the Los Osos Groundwater Basin and annual monitoring reports.

b. If within the sewer service area, the community sewer system is in operation and
has sufficient capacity to serve the development.

c. If outside the sewer service area, the on-site wastewater disposal system has been
designed to comply with all requirements of the Local Agency Management
Program and the Regional Water Quality Control Board, including the Central Coast
Basin Plan.

For the purposes of the above findings, the Review Authority shall consider not only
the water and wastewater demands of the development being proposed, but also the
water and wastewater demands from existing development and development of all
vacant parcels within the Los Osos Urban Services Line.

Planning Area Standards
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E:B.Resource Protection - Concentration of Development Required.

1. Applicability. In the following locations or circumstances, development shall be
clustered, concentrated or setback, as described in Subsection 2b, to protect identified
sensitive features:

a.

b.

f.

Within a Sensitive Resource Area Combining Designation.

Adjacent to wetland vegetation, riparian vegetation, coast live oak woodland,
coastal sage scrub, maritime chaparral, or other significant stands of vegetation
(whether or not identified as a Sensitive Resource Area Combining Designation).

Cuesta Inlet (see Estero Area Plan. Chapter 7, Section VI, Los Osos Land Use
Category Standards. SubsectionSeetionr7-5.G.1 and Estero Area Plan Figure 7-414).

Residential Rural ~ Creekside Area (see Estero Area Plan, Chapter 7. Section VI, Los
Osos Land Use Category Standards, SubsectionSection—7-5-_H and Estero Area Plan
Figure 7-5826).

Residential Suburban - Los Osos Creek/Eto Lake Corridor (see Estero Area Plan,
Chapter 7. Section VI, los Osos Land Use Category Standards., Subsection
L.2Section—75-M-2 and Esteroc Area Plan Figure 7-6732).

Within the Sea Level Rise and Inundation Zone (Figure 7-1)

2. Development Requirements.

a.

Application Content. In addition to the application requirements of the Coastal
Zone Land Use Ordinance, the Estero Area Plan, or other sections of this Chapter,
the applicant shall submit an evaluation of projected sea level rise and impacts on
a site for areas located within the Sea Level Rise and Inundation Zone FH overlay,
based on the best available science, for the life of the project. In addition, when
required by the Coastal Zone Land Use Ordinance or the Director of Planning and
Building, the applicant shall submit a biological or other applicable report that
addresses identified sensitive feature(s). The report shall be prepared by a
qualified professional approved by the Environmental Coordinator. The report
shall make recommendations regarding compliance with the following standards
b through e, as applicable, in addition to any applicable requirements of the
Coastal Zone Land Use Ordinance.

Location. Development shall be located away from identified sensitive features
on or adjacent to the site, and in areas most suitable for development.

Planning Area Standards
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Development on all proposed building sites shall result in no adverse impacts to
environmentally and other sensitive areas, as verified by the required biological
report.

c. Setbacks. In order to comply with Subsection 5-b above, structures may need to
be set back a distance greater than the applicable minimum setbacks required by
the Coastal Zone Land Use Ordinance, the Estero Area Plan. or other sections of
this Chapter. In addition, development should meet all required wetland
vegetation setbacks, plus an additional distance to provide for inland migration of
wetland resources based on a professional assessment of projected sea level rise,
using the best available science.

d. Arrangement of Open Space. Where feasible, open space areas or parcels shall
consist of larger, contiguous areas rather than smaller, disconnected pockets of
open space. Where feasible, in order to protect biological resources and wildlife
migration corridors, open space areas or parcels shall connect to adjacent open
spaces areas.

e. Requirements for Land Divisions or Discretionary Land Use Permits. The
following standards apply to land divisions or discretionary land use permits, in
addition to Subsections a through d:

f. Extent and Intensity of Development. If required by the Review Authority, the
number of dwelling units, intensity of development and site coverage shall be
reduced to protection of identified sensitive features on or adjacent to the site.
Creation of new lots that would be undevelopable with applicable wetland
setbacks, taking into account 100 years of projected sea level rise, are prohibited
unless the purpose is to put them into open space.

g. Protection of Sensitive Features. Identified sensitive features shall be protected
through building controls, mitigation agreements, easements, participation in a
transfer of development credits (TDC) program, or other means, consistent with
applicable legal requirements to allow reasonable use of the site.

h. Visual Resources. If applicable, building sites shall not be located on slopes or
ridgetops so that structures are silhouetted against the sky as viewed from public
roads, public beaches, the ocean, or the Morro Bay estuary.

i. Setbacks for Fire Safety. Where setbacks are required by the fire protection
agency for fuel-breaks and vegetation or fuel modification, they shall be located
adjacent to development and be in addition to the required setbacks for protection
of the identified sensitive features.

j. Required Finding. The land division or discretionary land use permit shall not be
approved unless the Review Authority first finds, in addition to other required
findings, that development shall not significantly disrupt or cause significant
adverse environmental impacts to the preceding sensitive features, and shall not
diminish the long-term sustainability of the biological resources, including taking
into account projected sea level rise and related wetland retreat for the life of the
project.
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aC.

1.

Coastal Access and Recreation. Opportunities for public access to and along the
coast shall be maximized as follows:

New development shall be required to provide public access and improvements to and
along the coast and shall not interfere with the public’s right of access to the sea
where acquired through use or legislative authorization.

Public access and improvements to and along the coast shall be consistent with the
Circulation Element, Chapter 5 (and corresponding policies in Chapter 2) of this plan,
and the coastal access policies in Chapter 2, Section 2.5.4 of this plan.

Public access shall be consistent with protection of sensitive habitat and agriculture.
Any existing free public access to recreational areas shall be maintained.

New publicly developed coastal access and recreation shall include requirements for
resource monitoring and management, and provision of interpretive facilities at points
of attraction, consistent with Chapter 23.04 of the Coastal Zone Land Use Ordinance.

The design, provision and maintenance of public accessways shall take into account
projected sea level rise for at least 50 years.

Existing accessways vulnerable to coastal hazards shall be maintained through
planned retreat or other appropriate measures.
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Figure 7-1: Sea Level Rise and Inundation Zone

K A

Bea Level Rine

Legend

C'W Libs Osos
"WRL

CuSMoS Projected

= Sea Level Rise §25 om,
no Flood avand)
CuSMoS Projocted

= Sea Lievet Rise (75 em,
1o flluod cvent)
CoSMoS Projected
Sea Lovet Miso (300
om, no flood svant)

.
I -
L}

‘\I P *
AN N

— - —  —— . —

“‘-J‘\

--ﬁ“""-. ']

— -
- -

e T T

Planning Area Standards

Page 175 of 263




1D. Shoreline Development. New development or expansion of existing uses proposed to be
located on or adjacent to a shoreline, beach or coastal bluff are subject to the following
standards:

1.

Application Content. In addition to the application requirements of the Coastal Zone
Land Use Ordinance and other Estero Urban Area Plan Standards, applications for new
development or expansion of existing uses proposed to be located on or adjacent to
a shoreline, beach or coastal bluff or in the Sea Level Rise Flooding and Inundation
Zone FH as applicable, shall include the following:

An analysis of beach erosion, wave run-up, inundation and flood hazards prepared
by a licensed civil engineer with expertise in coastal engineering and a slope
stability analysis, prepared by a licensed Certified Engineering Geologist and/or
Geotechnical Engineer or Registered Civil Engineer with expertise in soils, in
accordance with the procedures detailed by Appendix G of the Estero Area Plan.
In addition, the report shall access the impact of projected sea level rise on these
hazards, for the life of the project, based on the best available science. The report
shall include an alternatives analysis to avoid or minimize impacts to public access.

On lots with a legally established shoreline protective device, the analysis shall
describe the condition of the existing seawall; identify any impacts it may be
having on public access and: recreation, scenic views, sand supplies, and other
coastal resources; and evaluate opportunities to modify or replace the existing
armoring device in a manner that would eliminate or reduce these impacts. The
analysis shall also evaluate whether the development, as proposed or modified,
could be safely established on the property for a one-hundred-year period without
a shoreline protective device, taking into account projected sea level rise.

Measurements for the form, mass, scale, and roofing and yard features (such as
fencing). To the maximum extent feasible, new development shall be compatible
with the character of the surrounding neighborhood.

Surveyed location of all property lines and the mean high tide line, and projected
MHT based on projected sea level rise for the life of the project, by a licensed
surveyor familiar with coastal processes and tidal boundaries along with written
evidence of full consent of any underlying land owner, including, but not limited
to the County, State Parks, and State Lands. If application materials indicate that
development may impact or encroach on tidelands or public trust lands, the
County shall consult with Coastal Commission staff regarding the potential need
for a Coastal Development Permit from the Coastal Commission. Upon
encroachment, developments shall be required to be removed from public
tidelands unless otherwise allowed to remain by an amendment to the original
coastal permit and authorization by the California State Lands Commission.

A preliminary drainage, erosion, and sedimentation plan which demonstrates that
no stockpiling of dirt or construction materials will occur on the beach; erosion,
runoff, and sedimentation measures to be implemented at the end of each day’s
work; all construction debris will be removed from the beach daily and at the
completion of development; and no machinery will be allowed in the intertidal
zone. If there is no feasible way to keep machinery out of the intertidal zone,
authorization from the Coastal Commission is required.

2. Bluff Setbacks. The bluff setback is to be determined by the engineering geology

analysis required in Subsection Cl.1.a. above and shall be adequate to withstand bluff

Planning Area Standards

Page 176 of 263



erosion and wave action for a period of 100 years, taking into account projected sea
level rise. In no case shall bluff setbacks be less than 25 feet. Alteration or additions
to existing development that is non-conforming with respect to wetland/bluff
setbacks that equals or exceeds 50 percent of the size of the existing structure, on a
cumulative basis beginning July 10, 2020, shall not be authorized unless the entire
structure is brought into conformance with this setback requirement and all other
policies and standards of the LCP. On parcels with legally established shoreline
protective devices, the setback distance may account for the additional stability
provided by the permitted seawall, based on its existing design, condition, and routine
repair and maintenance that maintain the seawall’s approved design life. Expansion
and/or other alteration to the seawall shall not be factored into setback calculations.

3. Seawall Prohibition. Shoreline and bluff protection structures shall not be permitted
to protect new development. All permits for development on blufftop or shoreline lots
that do not have a legally established shoreline protection structure shall be
conditioned to require that prior to issuance of any grading or construction permits,
the property owner record a deed restriction against the property that ensures that no
shoreline protection structure shall be proposed or constructed to protect the
development, and which expressly waives any future right to construct such devices
that may exist pursuant to Public Resources Code Section 30235 and the San Luis
Obispo County certified LCP. The restriction shall also provide for the removal of the
development if it is deemed uninhabitable by a public official due to coastal hazards
risks, or if the development is otherwise in imminent danger. These restrictions shall
be specifically disclosed in all real estate transactions.

4, Liability. As a condition of approval of development on a beach or shoreline which is
subject to wave action, erosion, flooding, landslides, or other hazards associated with
development on a shoreline, beach, or bluff, taking into account projected sea level
rise, the property owner shall be required to execute and record a deed restriction
which acknowledges and assumes these risks and waives any future claims of damage
or liability against the permitting agency and agrees to indemnify the permitting
agency against any liability, claims, damages or expenses arising from any injury or
damage due to such hazards.

J—brainage
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Areas Subject to g
Drainage Plan Determination | |i88

KE.

= _Habitat Conservation Plan and Biological Resources

These standards summarize the requirements of the LOHCP and ITP and existing Coastal

policies. These standards are not part of the Local Coastal Program (LCP). To the extent that

there is any conflict between these standards and the LCP, LOHCP, or ITP, the LCP, LOHCP.

and ITP would supersede and control over development requirements.

1.

Habitat Conservation Plan (HCP). All new development within the Los Osos Urban
Reserve Line that results in site disturbance shall either 1) participate in the Los Osos
Habitat Conservation Plan, or 2) otherwise comply with Federal Endangered Species
Act and comply with all applicable Local Coastal Program standards for
Environmentally Sensitive Habitats (See Figure 7-23).

Special Status Species Habitat Preservation and Enhancement. During the project
permitting process, the County, including the entity overseeing LOHCP compliance,
shall work with future applicants to encourage preservation or enhancement of habitat
for special status species on parcels greater than 20,000 square feet that contain
suitable habitat. This would be done in concert with LOHCP requirements to promote
habitat preservation and enhancement efforts and regional habitat connectivity by
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ensuring that preserved or enhanced areas are connected to other preserved or
enhanced areas and/or to other suitable habitat occurrences. Preservation of or
enhancement of areas that are isolated should be discouraged unless they are
determined to provide unique or unusually valuable habitat attributes. Isolated
patches of native habitat on smaller lots less than 20,000 square feet are not expected
to provide high quality habitat for special status CEQA species that is sustainable.
Impacts to small patches of native habitat that could support low numbers of CEQA
special status species such as CRPR plants or species of concern wildlife will be further
mitigated through implementation of the LOHCP and payment of the mitigation fee.
Habitat set aside outside urban areas will promote sustainable habitat for the range
of special status species known to occur in the Plan area.

3. For all projects on undeveloped lots greater than 20,000 square feet in size that
require issuance of a County land use development permit, project applicants shall
retain a County-approved biologist to conduct a project-specific biological resources
assessment (BRA) to document the existing biological resources within the project
footprint on which development is proposed, as well as an appropriate buffer, to
determine the potential impacts to those resources as part of the environmental
review process. The BRA shall conform to the requirements presented in the County
guidance document, Guidelines for Biological Resources Assessments - Guidelines for
Biological Consultants.

4. If a BRA pursuant to Subsection 3 conducted on undeveloped lots greater than
20,000 square feet in size identifies potentially suitable habitat for any federal listed,
state listed or California Rare Plant Rank 1B species plant species, focused floristic
surveys that are seasonally timed to coincide with the blooming period of all species
identified as potentially present in the project-specific BRA shall be conducted.
Surveys shall follow current USFWS and CDFW protocols. If special status plants are
identified on a site, the project shall be re-designed to avoid impacting these plant
species, to the maximum extent feasible. Rare plant occurrences that are not within
the immediate disturbance footprint, but are located within 50 feet of proposed
disturbance limits shall be protected such as having bright orange protective fencing
installed at least 30 feet beyond their extent, or other appropriate distance as
determined by a County-approved biologist, to protect them from direct and indirect
impacts.

5. If special status plant species cannot be completely avoided, and will be impacted by
development, all impacts shall be mitigated at the current County-required ratio for
the species (number of acres of habitat/individuals restored to number of acres of
habitat/individuals impacted). A habitat restoration plan (also referred to as a
mitigation and monitoring plan) shall be prepared and submitted to the County, and
to other state or federal agencies as appropriate. The restoration/mitigation plan shall
include, at a minimum, the following components:

o Description of the responsible party(-ies), project site and impact area (by habitat
type);

e Goal(s) of the mitigation or restoration project including the types and area of
habitat to be established, restored, enhanced, and/or preserved; specific functions
and values of habitat type(s) to be established, restored, enhanced, and/or
preserved;

e Description of the proposed mitigation/restoration site (e.g., location, size,
ownership status, existing functions and values, etc.);

¢ Implementation plan for the mitigation/restoration site including rationale for
expected success, responsible parties, schedule, site preparation and planting
plan;
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e Maintenance activities during plan implementation and monitoring, including but
not limited to weed abatement and adaptive management;

¢ Monitoring plan for the mitigation/restoration site including no less than quarterly
monitoring visits for the first year, and preparation of annual monitoring reports;

* Success criteria based on goals and measurable objectives, target functions and
values, target areas to be established, restored, enhanced, and/or preserved; and

e An adaptive management program and contingency measures to address
shortcomings and the overall effort in meeting success criteria.

6. If a BRA pursuant to Subsection D3 identifies potentially suitable habitat for a special
status wildlife species on a parcel larger than 20,000 square feet, appropriate levels
of surveys to determine the presence or absence of the species shall be conducted.
For federal listed species such as the Morro shoulderband snail, protocol level surveys
or the appropriate compliance requirements of the future LOHCP shall be conducted.

Specific habitat assessments and protocol surveys have been established for several
special status species (i.e., California red-legged frog and Morro shoulderband snail)
found within the Plan Area. If the results of the BRA determine that suitable habitat
may be present for any such species, protocol habitat assessments or surveys shall be
completed in accordance with applicable CDFW, USFWS, and County protocols prior to
issuance of any construction permits. If consultation with the CDFW and/or USFWS
determines that protocol habitat assessments or surveys are not required, such
consultation shall be documented in writing by the agency prior to issuance of any
construction permits. The project applicant shall be responsible for retaining a
biological consultant that is qualified to conduct any required protocol habitat
assessments or surveys

Other special status wildlife that are not listed under CESA or FESA or covered in the
LOHCP, shall have current mitigation requirements included in the developer's
statement. For the Monarch butterfly, for instance, and projects located in eucalyptus
woodland (including tree removal), a County-approved biclogist shall conduct a
habitat assessment to determine if suitable habitat for this species is present. If
suitable habitat is present, then the biologist shall conduct seasonally-timed surveys
to determine if Monarch butterflies currently use the site for overwintering activities.
If an overwintering site is located, the County shall work with the applicant to protect
the site and provide a sufficient buffer to avoid impacts to the species

As part of a project’s conditions of approval, the County-approved biologist shall
conduct pre-construction clearance survey(s) of the site to avoid impacts to special
status wildlife. The biologist shall be present during all initial ground disturbing and
vegetation clearing activities. Ground disturbance shall be limited to the minimum
necessary to complete the project, and the limits of disturbance shall be flagged for
identification. Areas of special biological concern within or adjacent to the limits of
disturbance shall have highly visible orange construction fencing installed between
said area and the limits of disturbance. Once initial ground disturbing and vegetation
clearing activities have been completed, the biologist shall conduct additional surveys
as appropriate during project construction activities, based on species habits, weather
conditions, and LOHCP or protocol survey requirements.
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Figure 7-23: Los Osos Habitat Conservation Plan Area
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7. For construction activities occurring during the nesting season (generally February 1
to September 15), where tree, grassland or shrub removal or disturbance would be
considered, focused surveys for nesting birds covered by the California Fish and Game
Code and the Migratory Bird Treaty Act shall be conducted by a County-approved
biologist no more than 14 days prior to vegetation removal. Vegetation is defined as
trees, shrubs, or grasslands. Dependent on the size of the parcel and proposed
development footprint, the surveys shall include the entire disturbance footprint plus
observation of any large trees within a 300-foot buffer around the lot with binoculars.
If active nests are located, all construction work shall be conducted outside a buffer
zone from the nest to be determined by the qualified biologist. The buffer shall be a
minimum of 50 feet for non-raptor bird species and up to 300 feet for raptor species.
Larger buffers may be required depending upon the status of the nest and the
construction activities occurring in the vicinity of the nest. The buffer area(s) shall be
closed to all construction personnel and equipment until the adults and young are no
longer reliant on the nest site. A County-approved biologist shall confirm that
breeding/nesting_j is completed and young have fledged the nest prior to removal of
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the buffer. The results of the pre-construction survey shall be submitted to the County
and construction shall not commence without authorization from the County.

8. If future development in the Plan Area is proposed within or adjacent to wetlands,
marshes, drainages, riparian habitats, Los Osos Creek, unnamed tributary drainages,
the Morro Bay estuary, or other areas that may fall under the jurisdiction of the Corps,
CDFW, RWQCB, and California Coastal Commission, a County-approved biologist shall
complete a jurisdictional delineation using the most current state and federal
methodologies. The jurisdictional delineation shall determine the extent of wetlands
or non-wetland waters subject to each of these agencies and shall be conducted in
accordance with the requirements set forth by each agency. The result shall be a
preliminary jurisdictional delineation report that shall be submitted to the County,
Corps, RWQCB, CDFW, and CCC as appropriate, for review and approval. If
jurisdictional areas are identified on a site, the project shall be designed to avoid
impacting those areas. All unavoidable impacts to Corps jurisdictional waters and
wetlands shall be mitigated at the ratio (area restored / created / enhanced to area
lost), approved in the final Section 404 permit for the project. Additional mitigation
at different ratios may be required to meet CDFW, RWQCB, or California Coastal
Commission regulations. Mitigation shall occur on-site or as close to the impacted
habitat as possible. A mitigation and monitoring plan consistent with current state
and federal requirements shall be developed by a County-approved biologist.

9. All development in the Plan Area proposed within or adjacent to wetlands, marshes,
drainages, riparian habitats, the Morro Bay estuary, Los Osos Creek and unnamed
tributaries, or other jurisdictional areas must implement standard practices and
measures to control and prevent erosion, sedimentation, or contamination of these
areas. Best management practices shall follow current County requirements, and must
include the following measures:

e Access routes, staging, and construction areas shall be limited to the minimum
area necessary to achieve the project goal and minimize impacts to other waters
including locating access routes and construction areas outside of jurisdictional
areas to the maximum extent feasible.

e To control sedimentation during and after project implementation, appropriate
erosion control materials shall be deployed to minimize adverse effects on
jurisdictional areas in the vicinity of the project.

e Project activities within the jurisdictional areas should occur during the dry season
(typically between June 1 and November 1) in any given year to the extent
practicable, or as otherwise directed by the regulatory agencies.

e During construction, no litter or construction debris shall be placed within
jurisdictional areas. All such debris and waste shall be picked up daily and properly
disposed of at an appropriate site.

e All project-generated debris, building materials, and rubbish shall be removed
from jurisdictional areas and from areas where such materials could be washed
into them.

e Raw cement, concrete or washings thereof, asphalt, paint or other coating
material, oil or other petroleum products, or any other substances which could be
hazardous to aquatic species resulting from project-related activities, shall be
prevented from contaminating the soil and/or entering jurisdictional areas.

o All refueling, maintenance, and staging of equipment and vehicles shall occur at
least 50 feet from bodies of water where possible, and in a location where a
potential spill would not drain directly toward aquatic habitat (e.g., on a slope that
drains away from the water source). Reduced distances shall be approved by the
County. Prior to the onset of work activities, a plan must be in place for prompt
and effective response to any accidental spills. All workers shall be informed of
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the importance of preventing spills and of the appropriate measures to take should
an accidental spill occur.

10. Outdoor lighting installed as part of any project shall be designed to be minimally
disruptive to wildlife. This may be accomplished through the use of hoods to direct
light away from natural habitat areas within or adjacent to the Plan Area, using low
intensity lighting and as few lights as possible to achieve the goals of a project.
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OF. Building Height. Exceptions to height limitations pursuant to Chapter 23.04 of
the Coastal Zone Land Use Ordinance shall not apply to any planning area standards in
this chapter and in the Estero Area Plan Chapter 7. Section VI. Los Osos Urban Area
Standards that specify maximum building height or building face height. Solar panels may
extend an additional 2 feet above the ridgeline.

PG. Affordable Housing. New or replacement affordable housing units
required by Section 23.04.092 of the Coastal Zone Land Use Ordinance shall, if feasible,
be located on the same site as the other new, demolished or converted housing units,
provided that all other requirements of the Coastal Zone Land Use Ordinance and Estero
Area Plan allow for such development. If such location is infeasible, the new or
replacement affordable housing units shall be located within the Los Osos urban area.
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RH. Construction Projects: Air Quality
I. Construction Equipment Emissions Reductions. Construction projects shall implement
the following emissions control measures so as to reduce diesel particulate matter in
accordance with SLOAPCD requirements:

s Maintain all construction equipment in proper tune according to manufacturer’s
specifications;

e Fuel all off-road and portable diesel-powered equipment with a CARB certified
motor vehicle diesel fuel (non-taxed version suitable for use off-road);

¢ Use diesel construction equipment meeting the CARB's Tier 2 certified engines or
cleaner off-road heavy-duty diesel engines, and comply with the State Off-Road
Regulation;
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e Use on-road heavy-duty trucks that meet the CARB's 2007 or cleaner certification
standard for on-road heavy-duty diesel engines, and comply with the State On-
Road Regulation;

e Construction or trucking companies with fleets that do not have engines in their
fleet that meet the engine standard identified in the above two measures (e.g.,
captive .or NOx exempt area fleets) may be eligible by providing alternative
compliance;

« Allon and off-road diesel equipment shall not idle for more than 5 minutes. Signs
shall be posted in the designated queuing areas and or jobs sites to remind drivers
and operators of the 5-minute idling limit;

¢ Diesel idling within 1,000 feet of sensitive receptors is not permitted;

e Staging and queuing areas shall not be located within 1,000 feet of sensitive
receptors;

o Electrify equipment when feasible;

e Substitute gasoline-powered in place of diesel-powered equipment, where
feasible; and

s Use alternatively fueled construction equipment on-site where feasible, such as
compressed natural gas (CNG), liquefied natural gas (LNG), propane, or biodiesel.

2. Fugitive Dust Control Measures. Construction projects shall implement the following
dust control measures so as to reduce PM10 emissions in accordance with SLOAPCD
requirements:

¢ Reduce the amount of the disturbed area where possible;

¢ Use water trucks or sprinkler systems in sufficient quantities to prevent airborne
dust from leaving the site. Water shall be applied as soon as possible whenever
wind speeds exceed 15 miles per hour. Reclaimed (nonpotable) water should be
used whenever possible;

o All dirt-stock-pile areas shall be sprayed daily as needed;

e Permanent dust control measures shall be identified in the approved project
revegetation and landscape plans and implemented as soon as possible following
completion of any soil disturbing activities;

¢ Exposed ground areas that are planned to be reworked at dates greater than one
month after initial grading shall be sown with a fast-germinating native grass seed
and watered until vegetation is established;

e All disturbed soil areas not subject to revegetation shall be stabilized using
approved chemical soil binders, jute netting, or other methods approved in
advance by the SLOAPCD;

e All roadways, driveways, sidewalks, etc., to be paved shall be completed as soon
as possible. In addition, building pads shall be laid as soon as possible after
grading unless seeding or soil binders are used;

s Vehicle speed for all construction vehicles shall not exceed 15 mph on any
unpaved surface at the construction site;

s All trucks hauling dirt, sand, soil or other loose materials shall be covered or shall
maintain at least two feet of freeboard (minimum vertical distance between top of
load and top of trailer) in accordance with CVC Section 23114:
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¢ Install wheel washers where vehicles enter and exit unpaved roads onto streets,
or wash off trucks and equipment leaving the site; and

s Sweep streets at the end of each day if visible soil material is carried onto adjacent
paved roads. Water sweepers with reclaimed water shall be used where feasible.

o All of these fugitive dust mitigation measures shall be shown on grading and
building plans; and

e The contractor or builder shall designate a person or persons to monitor the
fugitive dust emissions and enhance the implementation of the measures as
necessary to minimize dust complaints, reduce visible emissions below 20 percent
opacity, and to prevent transport of dust off-site. Their duties shall include
holidays and weekend periods when work may not be in progress. The name and
telephone number of such persons shall be provided to the SLOAPCD Compliance
Division prior to the start of any grading, earthwork or demolition.

Planning Area Standards

Page 191 of 263



Planning Area Standards

Page 192 of 263



Paleontologlical
Resources
‘.
Legend ( "“]
. Paleontolagically i L_
~ Sensitive Areas /' ‘-\
.Proposed Los Osos o~ -
SEURL ; . 7 Y
[ H 7 el = h
s / i L N
L . % I -~
._\I {
’ g
/ : )
_J a "/
e ; 'p-"‘
) (
! Yo
— \
: - E ‘l
[ g b}
‘ & /,;
' \§~
]
| « ¥
i O%0s m‘t‘-!vun }’,
| /
| y
]
: (
i !
" rd
! P
v 2
'[ - /
" - — -t
" — S 7
\‘ > "-x.__“‘-’ﬁ_ oy
Yl. Noise

Noise and Vibration Reduction Plan. Projects that involve grading, demolition,

1.
and/or construction on lots adjacent to occupied residential structures shall
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implement the following applicable performance standards to ensure that sensitive
receptors are not adversely impacted by construction related noise:

a) Notify existing residences within 1,000 feet of the site boundary concerning the
construction schedule;

b) Shield especially loud pieces of stationary construction equipment;

c) Locate portable generators, air compressors, etc. away from sensitive noise
receptors;

d) Limit grouping major pieces of equipment operating in one area to the greatest
extent feasible; and

e) Use newer equipment that is quieter and ensure that all equipment items have the
manufacturers’ recommended noise abatement measures, such as mufflers,
engine covers, and engine vibration isolators intact and operational. Internal
combustion engines used for any purpose on or related to the job shall be
equipped with a muffler or baffle of a type recommended by the manufacturer.

2. Noise Compatibility: Where noise sensitive development such as residential uses is
proposed within the projected 60 CNEL noise contours distances for Los Osos Valley
Road and South Bay Boulevard, a site-specific noise study shall be conducted to
demonstrate compliance with the County’s noise and land use compatibility
standards (60 CNEL). This study shall be completed for noise sensitive uses located
within the following distances of the identified segments of Los Osos Valley Road and
South Bay Boulevard:

Roadway Segment Distance to
| (feet)
60 CNEL j

Los Osos Valley Road | east of Los Osos Creek | 175

Los Osos Valley Road | east of South Bay Boulevard 1127

Los Osos Valley Road | west of South Bay Boulevard | 83
Los Osos Valley Road | east of 9th Street 77

Los Osos Valley Road | west of Bush Drive 69 -

Los Osos Valley Road | west of Palisades Avenue 66 ~
| Los Osos Valley Road | east of Doris Avenue 63
| Los Osos Valley Road | east of Pecho Drive 62

South Bay Boulevard north of Los Osos Valley Road 171 ]
| South Bay Boulevard | south of Santa Ysabel Avenue 149 N

South Bay Boulevard | north of Santa Ysabel Avenue | 156

This study shall contain recommendations to mitigate any noise levels that exceed the

County’s standard of 60 CNEL. At the program level, the specific attenuation methods

cannot be definitively determined. Noise reduction measure could include, but are not

limited to, the following:

e Construction of a berm or wall;

¢ Design of individual homes such that structures block the line-of-sight from
useable backyards to the noise source;

e For homes with backyards not blocked by intervening structures, backyard fencing
of sufficient height to block line-of sight to the noise source; or
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e Placement of exterior use areas and balconies away from the noise source, as
applicable.

3. Noise Study. Where new commercial and industrial development would be located
adjacent to residential uses, a site-specific noise study should be conducted to
demonstrate compliance with the County noise standards in the Land Use Ordinance
(Section 22.10.120). For the purpose of this measure, “adjacent” is assumed to include
properties immediately bordering the existing use where the existing structures are
within 50 feet of the project site. This study shall determine the area of impact and
present appropriate mitigation measures. The mitigation measures required as a
result of the noise study may include, but are not limited to the following:
¢ For new commercial uses, require the placement of loading and unloading areas
so that buildings shield nearby residential land uses from noise generated by
loading dock and delivery activities or such that there is an open space separation
large enough to attenuate noise levels below the threshold.

¢ Require the placement of all commercial HYAC machinery to be placed within
mechanical equipment rooms wherever feasible. If such mechanical equipment is
to be outdoors and would expose adjacent residences to equipment noise, provide
a noise study to confirm that standards applicable to stationary noise sources in
the County Noise Element and Land Use Ordinance will be met.

Wl Residential Development and Design Guidelines

The following guidelines apply to proposed new land divisions, Minor Use Permits and
Development Plans in all residential categories (see also design standards for particular
categories in this section).

1. Diversity in Appearance. New land divisions, and Minor Use Permit and Development
Plan applications for development of more than one dwelling unit should provide
diversity in appearance, such as:

a. A variety of exterior colors.
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b. A variety of exterior design features, such as facades, roof pitches, building
materials, and architectural style.

2. Gated Communities. Gated communities are discouraged.

3. Perimeter Walls and Fences. Perimeter walls and fences higher than three feet along
streets are discouraged, except where: 1) they are located along the street sides of
corner lots, or 2) an acoustical analysis demonstrates that there is no feasible
alternative to reduce noise levels to an acceptable level, or 3) the walls or fences are
needed due to topography or to reduce the amount of grading. In preceding cases 2)
and 3), walls and Fences should be attractive and not highly visible to the public, using
the following guidelines, as illustrated in Figure 7-39.

(i) Where feasible, set back walls and fences from the street.
(ii) Where feasible, provide landscaped buffers or parkways between walls and
the street.

(iii) Provide landscaping and/or earthen berms to partially screen the wall or
fence from public view.

(iv) Provide articulation, texture, or other features to make the wall or fence
more visually pleasing.

4. Front Setbacks--Single-Family Dwellings in Certain New Land Divisions. In new
land divisions that are proposed as planned developments, condominiums or cluster
divisions per Section 23.04.036 of the Coastal Zone Land Use Ordinance, the following
minimum front setbacks are recommended for single family dwellings.

a. Where the plane of the garage door is parallel to the street: a minimum of 20 feet
from the garage, and a minimum of 10 feet from all areas of the dwelling unit
other than the garage.

b. Where the plane of the garage door is roughly perpendicular to the street or not
directly visible from the street and there is sufficient room in the driveway to
accommodate at least one vehicle: 10 feet.
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Figure 7-29: Wall and Fence Design
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7.4 Combining Designation Standards

The following standards apply to lands in the Local Coastal Plan (LCP), combining designations,
as listed below. If specific standards are not listed, the standards of Chapter 23.07 of the Coastal
Zone Land Use Ordinance apply to the respective combining designations. Where a conflict exists
between the Coastal Zone Land Use Ordinance standards and the combining desianation
standards in the Estero Area Plan. the Fstero Area Plan shall prevail.

[Designation of properties in the Sensitive Resource combining designation does not in and of
itself convey or imply any right of public use, access, trespass or violation of privacy. The same

is true when the LUE/LCP identifies a need for open space preservation through easement,
contract or other instrument.]
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NOTES:
The setbacks shown in this figure are minimum distances

as measured from the upland extent of wetland/riparian vegetaticn. )
Unless otherwise specified, these setbacks supersede the setback Morro Bay rd
standards in the Coastal Zone Land Use Ordinance.

* Except where adjusted per Chapter 23.07 of the Coastal Zone a

Land Use Ordinance, but not less than 50 feet.

** Except where adjusted per Chapter 23.07 of the

Coastal Zone Land Use QOrdinance, but no closer than 25 feet
from the mean high tide line

>

BA. Los Osos Ecosystem (SRA). In order to ensure the long-term preservation of the rare and
sensitive Los Osos Ecosystem habitat (Figure 7-411), new development shall comply with
the following standards:

1. Habitat Conservation Standards. These provisions are intended to ensure the long-
term preservation of the rare and sensitive Los Osos Ecosystem habitat (much of which
is an Environmentally Sensitive Habitat), recognizing that habitat in the "Los Osos
Ecosystem SRA-TH" area is of relative high quality compared to that on smaller,
isolated, undeveloped lots.

2. Los Osos Ecosystem Habitat (SRA). The following provisions are intended to ensure
the long-term preservation of the rare and sensitive Los Osos Ecosystem habitat (which
is an Environmentally Sensitive Habitat). Such habitat is of relative high quality
compared to that on smaller, isolated, undeveloped lots. Following are the specific
objectives:

s Preserve, maintain, and protect rare and specific endangered species;
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e Preserve, maintain, and enhance the following environmentally sensitive
areas: Los Osos Ecosystem habitat, and 2) natural land forms that are
barren or covered with non-native plants and that are potentially restorable
to native plant cover such as Morro manzanita and Indian Knob
mountainbalm;

e Eliminate any incentives for the illegal or inappropriate removal of Los Osos
Ecosystem habitat;

e Ensure that all new development is compatible with and sensitive to Los
Osos Ecosystem habitat;

e Subordinate all public and private development to the protection of critical
natural areas

Los Osos Ecosystem Development Standards. The following standards apply to
new development within the areas designated "Los Osos Ecosystem SRA-TH" except
where the Planning Director determines that the proposed activity is otherwise
sufficiently minor that no adverse effects on habitat can result. Within this area, the
highest conservation priority is avoiding disturbance of sensitive Los Osos Ecosystem

habitat.

a Required Findings. Approval of a land use permit shall not occur unless
the review authority first finds that, in addition to the required findings for
Environmentally Sensitive Habitats specified in Chapter 23.7 of the Coastal
Zone Land Use Ordinance, the project incorporates all feasible and
reasonable means of maintaining Los Osos Ecosystem habitats.

b Resource Maintenance and Restoration Plan and Biological Survey.

Land use permit applications shall include a resource maintenance and
restoration plan and biological survey prepared by a qualified biologist
approved by the Environmental Coordinator. The recommendations of this
plan and survey shall be incorporated into the project design and
conditions at the discretion of the Planning Director.

(i) Required contents. The resource maintenance and restoration plan and
biological survey shall recommend design, construction, restoration/
enhancement, maintenance, and monitoring measures for the entire
site, as applicable, to achieve the preceding specified purposes of the
Los Osos Ecosystem SRA.

(i) Survey methodology. Biological survey methodology shall at a
minimum comply with California Department of Fish and Wildlife and
U.S. Fish and Wildlife Service guidelines.

(iii) Monitoring. The monitoring measures recommended in the resource
maintenance and restoration plan may include frequent monitoring
during and soon after the completion of initial habitat restoration
and/or enhancement activities, and less frequent monitoring after
plants are well-established.
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C Landscaping Plan. A landscaping plan in accordance with Chapter 23.04
of the Coastal Zone Land Use Ordinance shall be required where
development will disturb existing or potential native dune plant habitat.
The landscaping plan shall include restoration planting on the site,
including areas to be permanently protected, as recommended by the
required resource maintenance and restoration plan. Invasive, non-native
plants, including Pampas grass, Acacia, Genista, and non-native iceplants,
pose a threat to the indigenous plant community and shall not be approved
as part of proposed landscaping. The use of other non-native piants shall
be limited to the outdoor living space immediately adjacent to the
proposed development (i.e., within the defined building envelope) and
shall not be used within a conservation easement or other area to be set
aside for permanent protection.

d Conservation Instruments. |[If proposed development will disturb
sensitive habitat supporting or potentially supporting Morro manzanita,
Indian Knob mountainbalm, or other rare or endangered species, as
determined by the required resource management and restoration plan
and biological survey, all portions of the property beyond the maximum
area of site disturbance specified in this standard shall be permanently
protected by agreements, easement controls, or other appropriate
instrument, consistent with applicable legal requirements to allow
reasonable use of the site.

e Long-term maintenance and monitoring. When areas to be permanently
protected through conservation instruments are to remain in private
ownership, the owner shall enter into a long-term maintenance and
monitoring agreement with the county prior to issuance of building
permits. The agreement and any easement shall provide for, but not be
limited to, all of the following.

(i) The ongoing maintenance of remaining Los Osos Ecosystem
habitat in a natural state.

(ii) The restoration of native plants, as recommended by the
approved resource maintenance and restoration plan, and
as shown in the approved landscape plan.

(iii) The long-term monitoring of rare and endangered plants
and the maintenance of supporting habitat, as
recommended by the approved resource maintenance and
restoration plan.

(iv) Requirements for financial security, including guarantees to
cover the cost of:

(@ The proper completion of restoration measures (for
example, plant installation and the eradication of
non-native species) within a specified time; and

(b) The proper maintenance of restored and
undisturbed areas over a specified time (for
example, five years), and the monitoring of those
efforts. These requirements may also include
penalty provisions such as extensions of the
monitoring period, in addition to the forfeit of funds
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provided, in response to a failure to perform as
agreed.

f Site Disturbance. This standard is intended to provide maximum
preservation of Los Osos Ecosystem and its associated habitat of rare and
endangered species. New development causing site disturbance shall
ensure protection of habitat for Morro manzanita, Indian Knob
mountainbalm, ar any other rare or endangered species determined to be
present on the site. However, limitations on the amount of site disturbance
shall be consistent with applicable legal requirements to allow reasonable
use of the site.

Site disturbance includes disturbance of the following areas: areas
disturbed by structures, roads, utility trenching, and pavement; areas on
which grading, or removal of native vegetation occurs. Site disturbance
does not include activities that are consistent with the restoration and
maintenance of native plant habitats as guaranteed by project approval.

g Resource Protection During Construction. Habitat containing Morro
manzanita, Indian Knob mountainbalm, and other rare and endangered
species shall be protected from disturbance by construction activities.
Temporary wire mesh fencing shall be placed around such habitat prior to
construction, and protected areas shall not be used by workers or for the
storage of machinery or materials.

h Permanent Fencing. Permanent fencing shall be restricted to that which
will not impact the free passage of native wildlife and shall employ design
and materials determined by the review authority to be compatible with the
open space character of the Los Osos Ecosystem habitats.

i Utilities. Where feasible, utility connections shall be installed in a single
corridor, and shall avoid surface disturbance of conservation easements or
other areas to be set aside for permanent protection of sensitive habitat.

i Destroyed Structures. Where a dwelling has been destroyed pursuant to
Coastal Zone Land Use Ordinance Section 23.09.033a, it may be restored
or a new dwelling rebuilt within the existing footprint without having to
comply with the preceding Los Osos Ecosystem Habitat standards b(1) -
b(9). ("Los Osos Ecosystem Development Standards")
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Figure 7-411: Los Osos Ecosystem SRA-(ESHA)
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Figure 722 Santa-Ysabel-Avenue-Coastal-Access

Morro Bay g 'A
8 AL.WAN
IRl =
. — . SANTA YSAREL AV
—. | [
Llslnmm MJ'JE :—— &5 = = %
g — | H 1 E: | ]
% — = B —F
A e —1
SANTA WARIA AV
= ==1=5

Planning Area Standards

Page 230 of 263



Planning Area Standards

Page 231 of 263



1)

LTI

A mmrm

| iiij=:
e

,]r TIm

| == 2=

| sraT, —— —— L)

Pecho Road ~

.

Planning Area Standards

Page 232 of 263



----- S

o T ) o Tt
Ra = R L ] /‘

Planning Area Standards

Page 233 of 263



=111

— L S UL /Y THT
T N

— Log e Arean:
F}H{ﬂﬂ Tmuevay | Wesiem portion of Tract 1643
- T | 2. Hedium-to-high dansily ares

s - Y - 3 2.5 acre propasly aast of Palisades
LT T T T FJL?S%L/ -

Planning Area Standards

Page 234 of 263



Planning Area Standards

Page 235 of 263



Planning Area Standards

Page 236 of 263



[Broderson Avenue

THITTT

ISUBBEDE
i

CHHH HHHETE

“H

}JITE}MMW
%%%%Eﬂ

I (YOI T e e

hT{ Hm

HIT

44

Planning Area Standards

Page 237 of 263




TIHEHINEE R
LTI (R

[ =it

ALY T TV OO e

Nipomo i\velnule

I

T

i

B

Planning Area Standards

Page 238 of 263



SEi=SIEEk Ay 1 Hosc:so;\;;m J]lJJUm

HEE jﬁwﬂl% -
MO -‘, ‘Q~ ;." L'j v
T EE A f"m*mmw

) T

Planning Area Standards

Page 239 of 263



Planning Area Standards

Page 240 of 263



LE 0 T

Lj ' )

T —
i AR P
HW T H_‘H;@

Planning Area Standards

Page 241 of 263



| Broderson Avenus

nue. . )%

__ . Ravenna Ave
1 1.4

Planning Area Standards

Page 242 of 263




Planning Area Standards

Page 243 of 263



Planning Area Standards

Page 244 of 263



Area Wesmr;dich:egend / = | _ B ] i

3 Urban Serviges Line
) urban Re# Line

[ Monarch e, Tract 1589 [
[ West of Pecho Valley Road, South of Monarch Grove
17 acre ﬂroperty north of Seascape Place

{ L 17
i
= 18 T
4
/f
O
i
] -
i
i
i e,
] / .
74
—_— S — 1%
/Y
{
/
/)

Planning Area Standards

Page 245 of 263



LTI
TR,
L
{Imlmm

| — LT TR TTIRTETD
LTI Coereeen e
] 1 FIIE)
1174

LIOTTTITIITT

) AR ]

A I m’ﬂﬁ

T T T T o - B

LIELIRT !uurltr [ | i

P Ui TV g i g I %
. RFLILLDL e iar g i i AENN iy
i BN ATRETD TraEeme e L
e I:..:‘-hnullmn 121 B1aes a1 | i
f( 4
r
5

Planning Area Standards

Page 246 of 263



This page left intentionally blank.

Planning Area Standards

Page 247 of 263



Appendix D: Status of Public Facilities

D.1 Introduction

To monitor the relationship between resources and demand levels, the county has developed the
Resource Management System (RMS). The RMS monitors water supply, sewage disposal, schools,
roads, air quality and parks, using three "levels of severity" to inform decision makers of current
and potential deficiencies.

The status of resources monitored by the Resource Management System (RMS) is frequently
updated as new information becomes available. Detailed resource information is included in the
most recent edition of the Biennial Resource Summary Report. RMS procedures are fully discussed
in Framework for Planning, Coastal Zone, Chapter 3.

Services in Los Osos are provided primarily through the Los Osos Community Services District
(LOCSD). Within the boundaries of the LOCSD, some services are provided to the entire district
and others to smaller specific zones of benefit. The LOCSD zones of benefit are shown in Figure
D-1, below. Water service is also provided by Golden State Water Company and S & T Mutual
Water Company in areas of the community not served by LOCSD. Some properties in the URL are
served by private, individual wells. Irrigated agriculture just outside the URL also use private
wells that use the groundwater basin as their source. Service areas for water supply are shown
in Figure D-2.
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Figure D-1: Services Provided by Los Osos CSD
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D.2 Water Supply
D.2.1. Background

The sole water source in the Los Osos area is groundwater from the Los Osos Groundwater
Basin. The groundwater is withdrawn from the basin by private wells, for agricultural
irrigation, and for municipal use by three principal water purveyors. The service districts for
these municipal purveyors are shown in Figure D-2.
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Figure D-2: Los Osos Water Purveyors
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The basin is made up of several aquifer layers underlying Los Osos and the surrounding area.
The upper and lower aquifers are the main sources of municipal and domestic water supplies.
Due to water quality degradation of the upper aquifer from septic systems (nitrates), the water
purveyors have been pumping from the lower aquifer. Groundwater extractions have
exceeded the sustainable yield of the lower aquifer in the western area; this has resulted in
seawater intrusion.

D.2.2. Basin Plan

The Los Osos Groundwater Basin is under adjudication in the case of Los Osos Community
Services District v Golden State Water Company, et al. The 2015 Updated Basin Plan for the
Los Osos Groundwater Basin (“Basin Plan”) was prepared by the three water purveyors, along
with the County, as a part of the settlement of groundwater rights litigation, which was
approved by the San Luis Obispo Superior Court in October 2015.

The Basin Plan calls for reduced pumping in the lower aquifer, a decrease in overall basin
water demand, and an increase in water supplies in the upper aquifer and lower aquifer (in
the central and eastern portions). In order to access these new water supplies, the water
purveyors (with financial backing of the water consumers) will need to construct new
infrastructure, for example, new groundwater production wells and distribution pipelines.

The Basin Plan analyzes the impacts of implementing various combinations of programs
through use of a groundwater model for the multiple aquifers and recommended programs
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for immediate implementation to increase the sustainable basin yield to accommodate the
existing demand and halt and reverse seawater intrusion over time. The Basin Plan also
identifies possible combinations of programs to be implemented to accommodate buildout
demand. The annual monitoring reports prepared for the Basin Management Committee
provide updates on the program implementation status and program modifications made
through the Plan’s adaptive management provision.

Table D-1 summarizes the eleven programs analyzed in the Basin Plan. The Plan includes an
adaptive management provision that allows the Basin Management Committee charged with
implementing the Basin Plan programs to modify the programs and develop new programs.

To support the community's existing population and possibly allow for marginal population
growth, the Basin Plan recommends the following programs for immediate implementation
under all future scenarios:

M Groundwater Monitoring

E Urban Water Efficiency

U Urban Water Reuse

A Infrastructure Program A (Shift to Upper Aquifer)
C Infrastructure Program C (Shift to Central Area)
P Wellhead Protection

The Basin Plan recommends a combination of the following programs for potential
implementation to accommodate buildout water demand in Los Osos:

e B Infrastructure Program B (Nitrate Removal Facility)

e D Infrastructure Program D (Shift to Central and Eastern Areas)

e G Agricultural Water Reinvestment

The Basin Plan also analyzes the following programs but does not recommend them for
implementation, based on the cost and water management principles identified in the Plan:
e S Supplemental Water
e | Imported Water
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The Basin Plan contains detailed discussions of these programs. The annual monitoring
reports prepared for the Basin Management Committee provide updates on the program
implementation status and program modifications made through the Plan’s adaptive
management provision. The goal and status of each program are summarized below, based
on information from the 2016 - 2019 annual monitoring.reports.

Groundwater Monitoring [M]. The groundwater monitoring program is administered
by the Los Osos Basin Management Committee. The program standardizes monitoring
and reporting procedures for the community’s three purveyors. The program allows
continued monitoring of the two main problems facing the basin: nitrate
contamination in the upper aquifer and seawater intrusion into the lower aquifer. The
annual monitoring reports prepared for the program allow the Basin Management
Committee to track the effectiveness of the implemented programs and make
adjustments per the adaptive management provision.

Urban Water Efficiency [E]. Under the water efficiency program, the County and
purveyors have implemented regulations and rebate programs to promote efficient
water use in Los Osos. The measures in this program are largely based on the
California Urban Water Conservation Council's Best Management Practices. The
measures are intended to reduce residential water demand, reduce commercial and
institutional water demand, educate the public, and apply restrictions to new
development. The County required existing uses to retrofit plumbing fixtures before
connecting to the Los Osos Water Reclamation Facility (‘LOWRF"), which became
operational in 2016. As of April 2020, only 44 properties remained to be retrofitted
and connected to the sewer. The Basin Plan seeks to reduce Los Osos's urban water
demand to 1,450 acre-feet per year (AFY) for the current population and to 2,100 AFY
for the community’s buildout population. More efficient urban water use allows
purveyors and well users to decrease the amount of groundwater extracted from the
Basin to stabilize the freshwater-seawater interface.

Water Reinvestment Programs [U & G]. The Water Reinvestment Program is part of
the Los Osos Wastewater Project and it involves returning all water collected and
treated by the wastewater project to the basin. This would be accomplished by direct
percolation or reuse. The program is further divided into urban water [U] and
agricultural irrigation [G]. In 2017, the urban water [U] portion came online and 452
AFY of recycled water from the LOWRF was reinvested to the Broderson (445 AFY) and
Bayridge Estates (7 AFY) leach fields The average wastewater flows were 200 AFY less
than the anticipated volume of 780 AFY. In 2018, 505 AFY of recycled water was
reinvested to the Broderson (486 AFY) and Bayridge Estates (20 AFY) leach fields. In
2019, 516 AFY of recycled water was reinvested to the Broderson (431 AFY) and
Bayridge Estates (14 AFY) leach fields and 71 AFY to the Sea Pines Golf Course. The
mounding at the leach fields is being monitored and is projected to take years to form;
however, preliminary signs of a small mound were detected hydraulically
downgradient of the Broderson leach field beginning in June 2017. As part of Basin
Plan adaptive management, as of 2019, the Basin Management Committee had
approved a contract for a Creek Discharge Program for recycled water from the LOWRF
and approved funding for an urban storm water recovery project.

Infrastructure Programs [A, B, C, & D]. The Basin Plan includes four infrastructure
improvement programs that would be implemented and funded by the water
purveyors. These programs are focused on two strategies: a) allow groundwater
pumping to shift from the lower aquifer to the upper aquifer and b) shift lower aquifer
production away from the Western Area, where seawater intrusion is most
pronounced.
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Program A has been funded and is being fully implemented. This program focuses on
actions that can be taken to increase upper aquifer production as much as possible
without necessitating a community nitrate removal facility. As of June 2020, one Upper
Aquifer well on 8th Street remains to be complete, although it is fully funded and the
design in complete.

Program B would entail construction of a community nitrate removal system in order
to maximize use of the upper aquifer. As of June 2020, this program has not been
initiated.

Proaram C includes a set of infrastructure projects that would allow the purveyors to
shift lower aquifer production from the Western Area to the Central Area. As of June
2020, the first expansion well at Los Olivos was completed, and two additional
expansion wells remain to be completed. The third expansion well may be deferred
per the adaptive management process, based on the groundwater-pumping capacity
of the second well.

Program D includes construction of additional wells in the Eastern Area of the lower
aquifer. As of June 2020, this program has been deferred through adaptive
management.

5. Wellhead Protection [P]. The Wellhead Protection Program is designed to protect
water quality by managing activities within a delineated source area or protection zone
around drinking water wells.

6. Other Programs [S & I]. The Basin Plan addresses two other programs that are not
included in its recommendations based on cost-effectiveness and water management
principles identified in the Plan. The Supplemental Water Program [S] would entail
construction of a desalination facility to render brackish groundwater drinkable. The
Imported Water Program [I] would import water from an outside source (e.g. State
Water or Nacimiento Water) for urban use in Los Osos.

D.2.3. Projected Supply

Sustainable yield of a groundwater basin can be defined as the maximum quantity of water
that can be annually withdrawn from a groundwater basin over a long period of time (during
which water supply conditions approximate average conditions) without developing an
overdraft condition. The Basin Plan estimates the sustainable yield for a “No Programs”
scenario as 2,450 acre-feet per year (AFY). The programs recommended for immediate
implementation are modeled to increase sustainable basin yield to 3,000 AFY. Depending
upon which additional programs are implemented to accommodate buildout demand, the
Basin Plan estimates the sustainable yield to rise as high as 3,500 AFY.. Basin Plan programs
that would increase sustainable yield include the infrastructure programs (A, B, C, and D) and
the reinvestment programs (U and G).

D.2.4. Historical Demand

The Basin Plan estimates historical groundwater production across the Basin for the various water
users within the Basin from 1970 to 201 3, including municipal purveyors, private domestic users,
community facilities (County Park, Memarial Park, etc.), and agricultural users (outside the LOCP
area). The Basin Plan includes a population outside of the LOCP area and estimates the existing
population at 14,600. Groundwater extractions have exceeded been below the sustainable yield
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of 2,450 760 AFY every year since 19792016. Table D-2 summarizes the estimated historical
groundwater production between 2006 and 2018 per the January 2015 Basin Plan and the Los
Osos Basin Plan Groundwater Monitoring Program 2019 Annual Monitoring Report.

Table D-2: Total Estimated Historical Groundwater

Production (2006-2018)

Year Purveyors | Domestic | Community | Agricultural | Total
2006 2,000 200 150 750 3,100
2007 2,030 200 150 750 3,130
2008 1,910 200 140 750 3,000
2009 1,850 200 140 750 2,940
2010 1,620 200 140 750 2,710
2011 1,570 200 140 750 2,660
2012 1,520 200 140 750 2,610
2013 1,470 200 140 750 2,560
2014 1,240 220 140 800 2,400
2015 1,010 220 140 300 2,170
2016 1,000 220 140 800 2,160
2017 1,050 220 130 670 2,070
2018 1,020 220 120 670 2,030

Source: 2019 Annual Monitoring Report

D.2.5. Comparing Projected Supply and Demand

The Los Osos community relies on implementation of the Basin Plan programs to have enough
of a sustainable water supply to meet the projected buildout demand. The Basin Management
Committee implementing the Basin Plan relies on ongoing monitoring to assess the
effectiveness of the Basin Plan programs and accuracy of the Basin Plan assumptions to inform
adaptive management efforts. The annual monitoring reports prepared for the Basin
Management Committee establish five metrics for monitoring the basin and the effectiveness
of the implemented Basin Plan programs:
e Basin Yield Metric
o Definition: annual groundwater production / annual sustainable yield * 100
o Target Value: 80 or less
s Basin Development Metric
o Definition: current estimated sustainable yield / 3,500 AFY * 100
o Target Value: none
¢ Water Level Metric
o Definition: average Spring groundwater elevation (feet above mean sea level)
in Lower Aquifer monitoring wells
o Target Value: 8 feet or more
e Chloride Metric
o Definition: average concentration of chlorides in key Lower Aquifer wells
o Target Value: 100 mg/L or lower
e Nitrate Metric
o Definition: average concentration of nitrate in First Water key wells
o Target Value: 10 mg/L or lower
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Marginal Increase in Demand & Projected Supply with Basin Plan Programs
Recommended for Immediate Implementation (M+E+U+AC+P). The Basin Plan estimates
that completion of the programs recommended for immediate implementation while
maintaining the existing population scenario (estimated as 2,230 AFY demand in the Basin
Plan) would result in a basin yield metric of 74, water level metric of 10, and chloride metric
of 65, which would meet the target goals for these metrics. The Basin Plan assumes that the
difference between water demand for the existing population scenario and 80% of the
estimated sustainable basin yield may be used for marginal population growth and the
corresponding marginal increase in water demand. The Basin Plan estimates that 80% of
sustainable basin yield with the programs recommended for immediate implementation
completed is 2,400 AFY.

Major development in the Los Osos community has generally been stalled due to the Regional
Water Quality Control Board’s cease and desist order for septic system discharges within the
Prohibition Zone and a condition of the Coastal Development Permit for the wastewater
treatment plant that restricts service to undeveloped parcels until the Los Osos Community
Plan and Habitat Conservation Plan for Los Osos are adopted. Of the programs recommended
for immediate implementation in the Basin Plan that target demand reduction, the Urban
Water Use Efficiency Program (Program “E’) and the Urban Water Reinvestment Program
(Program “U”) are essentially complete as of June 2020. The efficiency program has been more
successful at reducing demand than anticipated, and agricultural demand has slightly
decreased since 2015 (670 AFY instead of 750 AFY). Therefore, the existing demand as of
2020 is less than the estimated demand for the existing population scenario in the Basin Plan.

The 2019 estimated demand for the Basin Plan Area is 1,900 AFY, which is 330 AFY less than
the 2,230 AFY estimated demand for the existing population scenario with Programs “U” and
“E” complete and 500 AFY less than the 2,400 AFY, 80% of the estimated sustainable yield
with Programs M+E+U+AC+P complete. The 500 AFY margin could allow for an increase in
existing demand without implementation of additional Basin Plan programs, but the margin
is estimated based on Basin Plan assumptions about the basin and program effectiveness that
need to be verified with ongoing monitoring.

Buildout Demand and Supply. The Los Osos Community Plan proposes a total buildout
population of 18,000, representing an increase of 4,094 people, or approximately 30%
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increase over the existing population. This can be compared to the Basin Plan buildout
population scenario of 19,850, with 97% of the population estimated to be within the URL
(approximately 19,255). The Basin Plan reviewed the land use categories in the area as
designated by the Estero Area Plan (EAP) at the time. In general, when compared to the EAP,
the proposed Los Osos Community Plan envisions substantial decreases in land designated
for residential and non-residential development, and corresponding increases in land
designated for Open Space. The Basin Plan noted that existing residential usage represents
almost 75 percent of all urban water use in Los Osos, which is generally made up of
residential, commercial and institutional uses. The Basin Plan estimated that distribution of
urban water uses would remain roughly the same. However, monitoring of community growth
and water usage, and adjusting assumptions and projections for supply and demand of the
groundwater basin, is strongly recommended throughout the Basin Plan. Program P5-1.1:

Water - AIIocatlons for new developmentStandard-B2-in-Section—7=3 is consistent with this
recommendation.

The Basin Plan estimates that implementing Program B would increase sustainable basin yield
by 350 AFY to 3,350 AFY and implementing Program D would increase sustainable basin yield
by 150 AFY to 3,5000 AFY. The Basin Plan estimates water demand for future buildout of the
Basin Plan Area to be 2,880 AFY with Programs “E” and “U” complete, 2,400 AFY with the
agricultural reinvestment program [G] and 2,130 AFY with supplemental water for the Basin
Plan Area [S], although the Plan does not recommend supplemental water. The Basin Plan
recommends that total annual groundwater extraction not exceed 80% of the estimated
sustainable annual basin yield to account for uncertainties in the projected basin yield and
demand over time, such as reduced basin yield due to climate change or an increase in
agricultural water demand. 80% of 3,350 AFY is 2,680 AFY, which is enough to meet the 2,400
AFY estimated buildout demand for the Basin Plan Area with Programs “E”, “U”, and “G”
complete. The estimated buildout water demand for the Los Osos Community Plan is less
than the buildout demand for the Estero Area Plan (EAP) that was assessed in the Basin Plan,
as described above, which adds an additional safety margin. The Basin Plan estimates values
for the water level and chloride metrics as well as the basin yield metric for different program
combinations based on the projected buildout demand. These values are shown in Table D-3
below. Implementing Programs “B” and G” are estimated to meet the target goal for all three
basin metrics. The Basin Management Committee will need to consider monitoring results as
well as these estimates as they practice adaptive management.

Table D-3: Basin Plan Program Combinations for Buildout

.. New Estimated | Estimated Projected Basin Metrics
Co?bl_natlon of Program(s) | Buildout | Sustainable . Water Level ,
asin Plan b D d Basin Yield Basin f b Chloride
Programs to be eman asin Yie Yield? (feet above (mg/L)?
Completed (AFY)' (AFY) msl®)?
M+E+U+AC+P - 2,880 3,000 | 96 NE NE
M+E+U+ABC+P B 2,880 3,350 86 NE NE
M+E+UG+ABC+P B+G 2,380 3,350 72 9 70
M+E+U+ABCD+P B+D 2,880 3,500 82 8 85
M+E+UG+ABCD+P B+D+G 2,380 3,500 68 10 60
Target Basin Metric: | <80 8+ <100
Notes

(1) Estimated buildout demand for the Basin Plan Area, based on the Estero Area Plan. The buildout
demand for the Los Osos Community Plan is less than the Estero Area Plan.

(2) Source: Basin Plan, Table 46 Most Likely Program Combinations

(3) msl = mean sea level

NE = Not evaluated in the Basin Plan.
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The Basin Management Committee may choose which combination of programs to implement,
with modifications and potential additions through adaptive management based on
monitoring results. The growth rate for new residential development shall be adjusted
accordingly, per the requirements of Program PS-1.1: Water - Allocations for New
DevelopmentStandard-D2—inSectien—7-3, so residential growth shall depend on Basin Plan
program implementation and adaptive management.

A 2013 study funded by the US EPA’s Climate Ready Water Utilities Project determined that
reduced precipitation would have the most significant effect on basin yield, compared to
increased temperature and sea-level rise. The sea-level rise projections that CHG considered
correspond with the 5% probability scenario appropriate for medium risk averse decisions per
the 2018 California Ocean Protection Council (OPC) Sea-Level Rise Guidance. The study
projected the basin yield may reduce to 2,325 AFY by 2050 due to climate change with basin
infrastructure improvements in place. The planning horizon for the Los Osos Community Plan
is 2040. If the programs needed to achieve buildout as identified in the Basin Plan are
implemented by 2040, the climate change study estimates that keeping groundwater
extraction within 80% of the estimated basin yield is enough buffer for the potential reduction
in yield due to climate change.

Fi B-3-cC . £ Sustainable Yield-and-B I

D.3 Sewage Disposal

The Los Osos Water Recycling Facility (LOWRF) community sewer/recycled water system became
operational in 2016, This facility allowed the community to move off of individual septic systems
in the majority of the urban area, reducing the nitrate loading on the basin, and also providing
tertiary-treated effluent to offset basin uses and recharge the basin, which is projected to push
back the seawater intrusion front over time. Nearly 100% of the community within the sewer
service area are now connected to the community wastewater system. As of April 2020, only 44
properties within the sewer service area remained to be connected to the sewer. The LOWRF was
designed to treat up to 1.2 million gallons per day (MGD). Flows to the LOWRF in 2019 averaged
about 480,000 gallons per day, with daily peaks of up to 540,000 gallons per day, 45% of design
capacity. The LOWRF is anticipated to be able to accommodate buildout within its service area.

Qutside of the sewer service area, the community relies on individual septic systems for sewage
disposal. The County of San Luis Obispo Department of Planning & Building’s Onsite Wastewater
Treatment Systems Local Agency Management Program (LAMP) establishes standards for new
septic systems that may be permitted by the County. The LAMP is anticipated to be adopted by
the Board of Supervisors in 2020 after review by the Regional Water Quality Control Board
(RWQCB). The RWQCB retains permitting authority for the Bayview Heights and Martin Tracts at
this time. The LAMP designates the Cabrillo Heights area as a severe nitrogen loading impact area
subject to specific design criteria.

D.4 Schools
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D.4.1. Current Capacity and Enrollment Trends

Los Osos is in the San Luis Coastal Unified School District. Residents attend two elementary
schools (one elementary school has closed) and Los Osos Middle School, all located within
the community, and Morro Bay High School. Typically, about 70 percent of students at the
middle school and high school come from Los Osos. Elementary school enrollment has
generally declined during the 1993-2014 period, and is currently about 72 percent of the
capacity of the two remaining elementary schools. Los Osos Middle School enrollment was
about 94 percent of capacity in the 2013-2014 school year, while Morro Bay High School's
enrollment was slightly under capacity.

D.4.2. Projected Enroliment

The projections used in this plan for Los Osos are based on a simplified version of current
student generation rates and assume that those rates will remain constant in the future. At
buildout under this plan, assuming a residential occupancy rate of 100 percent, about 176
elementary students, 37 middle school students and 70 high school students would be added,
as shown in Table D-4. With those numbers of additional students, the current capacities of
the elementary school, middle school and the high school would not be exceeded (not
including enroliment changes in the middle and high schools generated from outside of Los

0Osos).
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Table D-4: Capacity and Enrollment, Schools Serving Los Osos

School Capacity Enroliment Projected Additional
2013/2014 Enrollment from Los
Osos @ Buildout

2 Elementary Schools (total) 1220 687 +176

Los Osos Middle School 650 560 +37

Morro Bay High School | 1000 825 +70
D.5 Parks

Los Osos has only one community park, the 6.2-acre Los Osas Community Park. In addition, Los
Osos residents have convenient access to Montana de Oro State Park, El Chorro Regional Park,
and other "special" recreation facilities, including Sweet Springs Nature Preserve, Elfin Forest
Natural Area, Morro Bay State Park and Golf Course, and Los Osos Oaks State Reserve. Public
school facilities augment the community’s recreation facilities.

The County’s Parks and Recreation Element indicate that a reasonable goal for the amount of
parkland needed is a minimum of three acres of parkland per 1,000 people. Using this guideline,
new parkland is needed for the current population of Los Osos.. In particular, Los Osos needs
more opportunities for "active" recreation, such as ball fields, children's play equipment,
recreation programs, etc.

The County should work with the community to develop sufficient parkland (neighborhood and
community parks and recreation facilities) to accommodate the needs of existing and future
populations. Proposed programs to provide more parks for Los Osos are discussed in Chapter
2, Community Plan Policies.

D.6 Fire Protection

Fire protection and emergency medical services are provided by Cal Fire/County Fire through an
agreement with the Los Osos Community Services District (LOCSD). Fire and emergency medical
services are provided well beyond the Urban Reserve Line.

For most calls within Los Osos, Cal Fire response times vary from four to seven minutes. The
response times are within the performance standards as outlined in the Cal Fire/San Luis Obispo
County Strategic Plan.

D.7 Police Protection

Los Osos relies on the County Sheriff and the California Highway Patrol for police services. The
Sheriff's coast station is located in Los Osos. The Highway Patrol office is located near the
California Boulevard-Highway 101 interchange in San Luis Obispo. Response times for the
Sheriff's office vary, based on allocated personnel, existing resources, time and day of week and
prioritized calls for law enforcement services. In 2014, the average response time for Los Osos
was about 16.6 minutes, according to the County Sheriff's Office.
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D.8 Libraries

The Los Osos Library is located at 2075 Palisades Avenue. Measures of service for public libraries
have typically been expressed as the number of books or the amount of library floor space per
capita. A 1962 study, still regarded as valid by library administrators, contains a guide for
estimating the need for library services, based on a survey of libraries from across the country
(see Table D-5 below).

Table D-5: Formulas for Library Facilities by Community Size

Community Size

Book Stock

{Volumes per capita)

Total Square Feet per Capita

Under 10,000

35t05

0.7t0 0.8

10,000 to 35,000

2.751t0 3

0.6 to0 0.65

Source: Adapted from Practical Administration of Public Libraries, Wheeler & Goldhov, 1962

Table D-6 summarizes the adequacy of the existing library in Los Osos based on the above
guidelines, and indicates facility needs at build-out. Itis clear that the existing facility is seriously
inadequate. A new 7,000 square-foot library building is planned in Los Osos.

Table D-6:
Recommended Library Facilities, Los Osos

Building Square Feet Book Stock (# of Recommended at
Volumes) Buildout
2014 2014 2014 2014 Building Book
Actual Desirable Actual Desirable Square Stock
Feet
Los Osos 3976 8700-9400 38345 38500- 11250- 51563-
42000 12188 56250

Increasing use of computers will provide greatly expanded opportunities for people to gain access
to digitized information. Libraries can improve their level of service by providing patrons with
links to the information network, in addition to increasing the amount of shelf space for book
storage.

D.9 Human Services

All government offices providing counseling, mental health, welfare, family planning and other
human services are located in the City of San Luis Obispo.
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D.10 Drainage

Several street intersections and other locations in Los Osos experience localized flooding. Areas
where flooding frequently occurs are shown in Figure D-4. Other drainage concerns are runoff
of sediment and pollutants into Morro Bay, which is causing adverse effects on the estuary and
wetlands.

Drainage issues have been studied in the Preliminary Engineering Evaluation, Los Osos/Baywood
Park Community Drainage Project, County Service Area No. 9], completed in April 1998. The
study attributes drainage problems to a combination of rising groundwater levels, the existence
of natural sumps, the paving of open space and subsequent reduction of the area available for
storm water infiltration, and disruption of natural surface drainage patterns by urban
development. Recommended solutions include the construction of storm drains and retention
basins. An assessment district for drainage purposes was approved by Los Osos voters in 1998
to maintain existing drainage facilities.

Figure D-4: Areas of Localized Flooding
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