COUNTY OF SAN LUIS OBISPO BOARD OF SUPERVISORS
AGENDA ITEM TRANSMITTAL

(1) DEPARTMENT (2) MEETING DATE (3) CONTACT/PHONE
Planning and Building April 4, 2006 Martha Neder, Current Planning
(805) 781-4576

(4) SUBJECT
Amendments to the Cambria and San Simeon Acres community plan portions of the North Coast Area Plan, Cambria
Design Plan, and the Coastal Zone Land Use Ordinance, Title 23 of the San Luis Obispo County code.

(5) SUMMARY OF REQUEST

A request by the County of San Luis Obispo to 1) update and amend the Cambria and San Simeon Acres community
plan portions of the North Coast Area Plan (Part Il of the Land Use Element and Local Coastal Plan, and part of the
Circulation Element). The area plan is being updated to reflect current land use, transportation, population,
environmental, and economic conditions and community desires within the communities of Cambria and San Simeon
Acres. This planning area is bounded by the Monterey/San Luis Obispo County Line to the north, Point Estero to the
south, and to the east, the Coastal Zone boundary below the main ridge or the Santa Lucia Range. The update includes
a number of changes to goals, policies, programs, land use categories, combining designations, and planning area
standards; 2) amend the Cambria Design Plan by a) revising and moving development standards to the area plan; and
b) modifiying various guidelines including those related to project design and the Moonstone Beach Drive streetscape;
and 3) amend the Coastal Zone Land Use Ordinance, Title 23 of the San Luis Obispo County Code; Sections 23.05.050
and 23.06.100 regarding water quality and drainage; Section 23.05.062 regarding tree removal; Section 23.07.170
regarding development within or adjacent to environmentally sensitive habitats; and Section 23.07.172 regarding mineral
extraction in wetlands. Supervisorial District No. 2

(6) RECOMMENDED ACTION

Approve the Cambria and San Simeon Acres community plan portions of the North Coast Area Plan, including related
amendments to the Coastal Zone Land Use Ordinance and the Cambria Design Plan, as shown in Exhibits B, C, D, E,
and F (these exhibits refer to documents on file with the clerk of the Board) based on the recommended findings in
Exhibit A.; certify the Final Environmental Impact Report pursuant to the applicable sections of the California
Environmental Quality Act (CEQA) Public Resources Code Section 21000 et seq with findings, as shown in the attached
Exhibit H and authorize its submittal to the California Coastal Commission for consideration and certification.

(7) FUNDING SOURCE(S) (8) CURRENT YEAR COST (9) ANNUAL COST (10) BUDGETED?
Current Budget $162,494 $17,500 ;h\j(gs ON/A

(11) OTHER AGENCY/ADVISORY GROUP INVOLVEMENT (LIST):

North Coast Advisory Council, Cambria Community Services District, California Coastal Commission, county
departments and agencies, local service providers, school districts, resource agencies, agricultural and environmental
organizations, other federal, state, and local agencies.

(12) WILL REQUEST REQUIRE ADDITIONAL STAFF? M No O Yes, How Many?

O Permanent O Limited Term O Contract [ Temporary Help——

(13) SUPERVISOR DISTRICT(S) (14) LOCATION MAP

1st, 2nd, 3rd, 4th, 5th, All B Attached O N/A

(15) AGENDA PLACEMENT (16) EXECUTED DOCUMENTS

O Consent M Hearing (Time Est. 120 min.) M Resolutions (Orig + 4 copies) 0O Contracts (Orig + 4 copies)
{0 Presentation 0] Board Business (Time Est. ) B Ordinances (Orig + 4 copies) ON/A

(17) NEED EXTRA EXECUTED COPIES? (18) APPROPRIATION TRANSFER REQUIRED?

[J Number: O Attached | N/A O Submitted [ 4/5th's Vote Required o N/A

L\CURRENT\Board Reports\BOS_ transmittal.form.wpd

|(19) ADMINISTRATIVE OFFICE REVIEW e % |
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SAN Luis OBisPO COUNTY

DEPARTMENT OF PLANNING AND BUILDING

VICTOR HOLANDA, AICP

DIRECTOR
TO: BOARD OF SUPERVISORS
FROM: MARTHA NEDER, AICP, SENIOR PLANNER
VIA: JOHN EUPHRAT, AICP, DIVISION MANAGER, LONG RANGE PLANNING

DATE: APRIL 4, 2006

SUBJECT: Amendments to the Cambria and San Simeon Acres community plan
portions of the North Coast Area Plan, Cambria Design Plan, and the
Coastal Zone Land Use Ordinance, Title 23 of the San Luis Obispo County
code.

RECOMMENDATION

Approve the Cambria and San Simeon Acres community plan portions of the North
Coast Area Plan, including related amendments to the Coastal Zone Land Use
Ordinance and the Cambria Design Plan, as shown in Exhibits B, C, D, E, and F (these
exhibits refer to documents on file with the clerk of the Board) based on the
recommended findings in Exhibit A.; certify the Final Environmental Impact Report
pursuant to the applicable sections of the California Environmental Quality Act (CEQA)
Public Resources Code Section 21000 et seq with findings, as shown in the attached
Exhibit H and authorize its submittal to the California Coastal Commission for
consideration and certification.

DISCUSSION

Your Board considered the above referenced matter at public hearings on February 28
and March 14, 2006. At the March 14, 2006 meeting, your board tentatively approved,
with revisions, the Cambria and San Simeon Acres community plan portions of the
North Coast Area Plan, including related amendments to the Coastal Zone Land Use
Ordinance and the Cambria Design Plan (referred to collectively as the Planning
Commission Recommended Draft). These revisions have been made and are contained
in the Board of Supervisor's Approved Draft on file with the Clerk of the Board.

OTHER AGENCY INVOLVEMENT

North Coast Advisory Council, Cambria Community Services District, California Coastal
Commission, county departments and agencies, local service providers, school districts,)\()

CoUNTY GOVERNMENT CENTER  »  SAN Luis OBispo -« CALIFORNIA 93408 . (805) 781-5600 %

EMAIL: planning@co.slo.ca.us - FAX: (805) 781-1242 . WEBSITE: http://www.sloplanning.org
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resource agencies, agricultural and environmental organizations, other federal, state,
and local agencies.

FINANCIAL CONSIDERATIONS

The Cambria and San Simeon Acres Community Plans update and EIR documents
were prepared under consultant contracts. Staff and other related costs for this county-
initiated amendment have been covered by prior and current department budgets and
grant funding.

RESULTS/IMPACT

Approval of the proposed amendments will allow submittal to the California Coastal
Commission for their consideration. With their concurrence, the action will result in a
comprehensive revision of the Cambria and San Simeon Acres community plan portions
of the North Coast Area Plan, together with related amendments to the Cambria Design
Plan and the Coastal Zone Land Use Ordinance.

LIST OF ATTACHMENTS

EXHIBIT LRP2004-00024:A Findings

EXHIBIT LRP2004-00024:B Land Use Element and Local Coastal Plan
EXHIBIT LRP2004-00024:C Official Maps

EXHIBIT LRP2004-00024: D Cambria Design Plan

EXHIBIT LRP2004-00024.E Fiscalini Ranch

EXHIBIT LRP2004-00024:F Coastal Zone Land Use Ordinance
EXHIBIT LRP2004-00024:G Final Environmental Impact Report
EXHIBIT LRP2004-00024:H CEQA Findings

EXHIBIT LRP2004-00024:1 Resolution
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EXHIBIT LRP2004-00024:A

FINDINGS — LRP2004-00024: CAMBRIA AND SAN SIMEON ACRES COMMUNITY
PLANS OF THE NORTH COAST AREA PLAN, AMENDMENTS TO THE CAMBRIA
DESIGN PLAN AND AMENDMENTS TO THE COASTAL ZONE LAND USE
ORDINANCE

A. The proposed amendments are consistent with the Land Use Element and other
adopted elements of the general plan because the proposed land use categories,
combining designations, policies, programs, and planning area standards are
consistent with the general goals in Framework for Planning, Coastal Zone, by
protecting coastal resources such as environmentally sensitive habitats;
protecting air quality by encouraging alternative forms of transportation; limiting
buildout consistent with the capacities of water and public service resources;
maintaining a clear distinction between urban and rural development through
zoning and other measures; protecting the quality of residential areas by
establishing standards and guidelines to address residential building size and
design; protecting open space resources and maximizing public access to the
coast; and by satisfying the provisions of the Coastal Act while protecting the
rights of property owners.

B. The proposed amendments are consistent with the Land Use Element and other
adopted elements of the general plan because they will result in development
that is consistent with the existing goals and policies in the general plan,
consistent with the applicable purpose and character statements, compatible with
the character of the general area, provides convenient access to a road system
in the area that is adequate to accommodate the traffic generated, and protects
prime agricultural soils.

C. The proposed amendments are consistent with applicable general goals of the
Land Use Element/Local Coastal Plan by maintaining and protecting a safe and
healthful living environment; including standards and programs to preserve and
protect air quality; encouraging an urban environment that is an orderly
arrangement of building, structures and open space appropriate to the size and
scale of development for each community; designating a pattern of strategically
located commercial areas compatible with overall land use that is convenient to
the public, realistically related to market demand and the needs of the
community; preserving and enhancing visitor opportunities in appropriate
locations as an important part of the coastal economy; and integrating land use
and transportation planning.

D. The proposed amendments will protect the public health, safety and welfare of
the area residents by 1) providing for improvements to the circulation system, 2)
allowing for development that is compatible with the existing development of the \9
surrounding area by establishing standards and guidelines to assure compatible
uses, protect neighborhood character, and encourage appropriately-scaled
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development in urban areas, 3) identifying areas potential hazérds, and 4)
balancing potential development with available resources.

E. Although the Board of Supervisors has certified a legally adequate EIR and made
all the findings required by CEQA, it was not required to prepare an EIR in order
to adopt this Local Coastal Plan amendment. CEQA does not apply to local
government approvals necessary for the preparation and adoption of
components of the local coastal program. (Santa Barbara County Flower &
Nursery Growers Assn. v. County of Santa Barbara (2004) 121 Cal.App.4th 864,
873). The County does not waive this exemption by certifying and using this EIR.
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EXHIBIT LRP2004-00024:B
LAND USE ELEMENT AND LOCAL COASTAL PLAN
Amend the North Coast Area Plan, Part Il of the Land Use Element/Local Coastal Plan
as shown in the Board of Supervisors Approved Draft Cambria and San Simeon Acres

Community Plans of the North Coast Area Plan dated April 2006.

The Board of Supervisors Approved Draft is on file with the Clerk of the Board.
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EXHIBIT LRP2004-00024:C
OFFICIAL MAPS
Amend the North Coast Area Plan, Official Maps, Part Il of the Land Use Element/L.ocal
Coastal Plan as shown in the Board of Supervisors Approved Draft Cambria and San

Simeon Acres Community Plans of the North Coast Area Plan dated April 2006.

The Board of Supervisors Approved Draft is on file with the Clerk of the Board.
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EXHIBIT LRP2004-00024:D

CAMBRIA DESIGN PLAN
Amend the Cambria Design Plan, adopted by reference in the North Coast Area Plan,
Part Il of the Land Use Element/Local Coastal Plan, as shown in the Board of
Supervisors Approved Draft Cambria and San Simeon Acres Community Plans of the
North Coast Area Plan dated April 2006.

The Board of Supervisors Approved Draft is on file with the Clerk of the Board.
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EXHIBIT LRP2004-00024:E
LAND USE ELEMENT AND LOCAL COASTAL PLAN AND OFFICIAL MAPS
Fiscalini Ranch Amendments
Amend the North Coast Area Plan, Official Maps, Part Il of the Land Use Element/Local

Coastal Plan and the North Coast Area Plan, Part |l of the Land Use Element/Local
Coastal Plan as follows.



Fiscalini Ranch. FheRanch— The following standards 7-through—9 apply onty to the
area designated on Figure 5 7-5 as Fhe Fiscalini Ranch.

A. Limitation on Use.

Recreation Land Use Category. Uses shall be limited to Outdoor Sports
& Recreation, Passive Recreation, Crop Production & Grazing
Communications Facilities, Coastal Accessways, Public Assembly &
Entertainment, Temporary Events, One Caretaker Residence, Residential
Accessory Use, Fisheries & Game Preserves, Water Wells &
Impoundments, and Pipelines & Transmission Lines. Utilities shall be

installed underground rather than by the use of poles and overhead lines.

[ Y

e

2. Open Space Land Use Category. Uses shall be limited to Qutdoor

Sports & Recreation, Passive Recreation, Crop Production & Grazing
Communications Facilities, Coastal Accessways, Temporary Events,
One Caretaker Residence, Residential Accessory Use, Water Wells &
Impoundments, and Pipelines & Transmission Lines.

Figure 7-5: Fiscalini Ranch

B. Pedestrian and Bicycle Path - East Ranch Area. A pedestrian and bicycle path



shall be installed along Santa Rosa Creek at the time of development consistent
with the environmentally sensitive habitat area policies of the Land Use Element.
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EXHIBIT LRP2004-00024:F

COASTAL ZONE LAND USE ORDINANCE




ORDINANCE NO.

AN ORDINANCE AMENDING TITLE 23 OF THE SAN LUIS OBISPO COUNTY CODE, THE
COASTAL ZONE LAND USE ORDINANCE; SECTIONS 23.05.050 AND 23.06.100
REGARDING WATER QUALITY AND DRAINAGE; SECTION 23.05.062 REGARDING TREE
REMOVAL; SECTION 23.07.170 REGARDING DEVELOPMENT WITHIN OR ADJACENT TO
ENVIRONMENTALLY SENSITIVE HABITATS; AND SECTION 23.07.172 REGARDING
MINERAL EXTRACTION IN WETLANDS

The Board of Supervisors of the County of San Luis Obispo ordains as follows:

SECTION 1: Section 23.05.050 [Drainage Standards] of the Coastal Zone land Use
Ordinance, Title 23 of the San Luis Obispo County Code, is hereby amended by adding new
section 23.05.050f to read as follows:

f. Parking lots and paved areas. Parking lots and other paved areas where automobiles are
parked that are 1.0 acres ot greater in size shall be equipped with sediment and grease traps, and

hall be subject to a periodic maintenance program which are funded and carried out by the
property ownet. (Mod69)

SECTION 2: Section 23.05.062b2 [Exceptions to Tree Removal Permit Requirements]
of the Coastal Zone land Use Ordinance, Title 23 of the San Luis Obispo County Code, is
hereby amended to read as follows:

2. In a hazardous condition which presents an immediate danger to health or property as

determined by a county inspection provided that such removal is allowed by letter of the
Planning Director and subject to the standards of Section 23.05.064 (Tree Removal
Standards); or

SECTION 3: Section 23.06.100 [Water Quality] of the Coastal Zone land Use
Ordinance, Title 23 of the San Luis Obispo County Code, is hereby amended by adding new
section 23.06.100a to read as follows:

a. Standards for Preventing Polluted Runoff Impacts from Non-point Sources. Land use
perrmt applications that require discretionary review shall be designed and located to avoid
ificant adverse impacts to streams, tidepools, sensitive plants. riparian vegetation, agricultural
lands. and other environmentally sensitive habitat areas from surface water runoff and
wastewater. The following shall apply to new development: (Mod69)

3. Where potendally significant adverse impacts might occur, new development shall assess
potential pollutants resulting from the development project, as well as the potential
impacts of those pollutants on nearby waterways and agricultural lands. Proposed new
development shall furthermore be consistent with Central Coast Basin Plan’s current
water quality objectives for ocean waters, inland surface waters, enclosed bays, and
estuaries.

Where polluted surface water runoff micght occur as the result of a proposed
development project, the proposed project shall be evaluated for potential impacts to
critical waterway components, such as: dissolved oxygen, pH, suspended material




oil/grease, sediment. turbidity, temperature, toxicity, pesticides, chemicals, etc. Whete
applicable, measures shall be developed and implemented to mitigate potentially

significant adverse impacts (e.g., establish a vegetation “filter” strip between a waterway

and development).

SECTION 4: Section 23.07.170a [Environmentally Sensitive Habitats] of the Coastal
Zone land Use Ordinance, Title 23 of the San Luis Obispo County Code, is hereby amended to
read as follows:

a. Application content. Unless a comprehensive program or list of Planning Area or Coastal
Zone Land Use Ordinance standards already exists, and mitigation measures have already been
identified that will reduce potential impacts to less than significant levels, and the proposed

project will incorporate all feasible mitigation measures, a land use permit application for a
project on a site located within or adjacent to an Environmentally Sensitive Habitat shall also
include 2 report by a biologist approved by the Environmental Coordinator that:.

@ Evaluates the impact the development may have on the habitat, and whether the
development will be consistent with the biological continuance of the habitat. For those
environmentally sensitive habitat areas which are only seasonally occupied, or where the

resence of the species can best be determined during a certain season (e.g., an
anadromous fish species or annual wildflower species). the field investigation(s) must be

conducted during the appropriate time to maximize detection of the subject species. The
report shall identify possible impacts, their significance, mitigation measures required to

teduce impacts to less than significant levels, themmaxtmurnrfeastbte-mtigatiormeasures
toprotecttheresource and a program for monitoring and evaluating the effectiveness of

the mitigation measures.

2 Is complete, current, and meets established standards for report content and assessment
methodology. Report standards shall be consistent with CEQA guidelines, and
incorporate the recommendations of the California Department of Fish and Game, U.S.
Fish and Wildlife Service, Marine Mammals Commission, and National Marine Fisheries
Service, as appropriate.

3 Evaluates development proposed adjacent to environmentally sensitive habitats to
identify significant negative impacts from noise, sediment and other potential
disturbances that may become evident during project review.

[C)) Identifies the biological constraints that need to be addressed in designing development
that would fist avoid, then minimize impacts to ESHA. These identified constrains will
be used by the County to evaluate, and require implementation of project design
alternatives that result in impacts to ESHA being avoided and unavoidable impacts
minimized. This shall also include assessment of impacts that may result from the
application of fire safety requirements.



(5) Verifies that applicable setbacks from the habitat area required by Sections 23.07.170 to
23.07.178 are adequate to protect the habitat or recommends greater, more appropriate
setbacks.

6) Critically evaluate “after-the-fact” permit applications where unpermitted development
has illegally encroached into setback areas before off-site mitigation is considered.
Evaluate all options of restoring and enhancing the pre-existing on-site habitat values.
Off-site mitigation consisting of replacing the area of disturbance with like habitat at a
minimum of 3:1 ratio shall should be an additional requirement wheremrecessary to
offset the temporary impacts of the violation and address the potential for restoration
efforts to fail.

SECTION 5: Section 23.07.170d and e [Environmentally Sensitive Habitats] of the
Coastal Zone land Use Ordinance, Title 23 of the San Luis Obispo County Code, is hereby
amended to read as follows: '

d. Alternatives analysis required. Construction of new, improved, ot expanded roads, bridges
and othet crossings will only be allowed within required setbacks after an alternatives analysis
has been completed. The alternatives analysis shall examine at least two other feasible locations
with the goal of locating the least environmentally damaging alternative.“Fhebridgeorroad-nmay

JC A TOWCU TUTIOSTU DIOY:ANLE, \%Y A4 9, 1 Jd11] (T OJV 41 a
avoidardformimmizeadverseenvirommentateffects;orty When the alternatives analysis
concludes that a feasible and less environmentally damaging alternative does not exist, the bridge
or road may be allowed in the proposed location when accompanied by all feasible mitigation
measures to avoid and/or minimize adverse environmentally effects. If however, the alternatives
analysis concludes that 2 feasible and less-environmentally damaging alternative does exist, that
alternative shall be used and any existing bridge or road within the setback shall be removed and
the total area of disturbance restored to natutal topography and vegetation.

e. Development standards for environmentally sensitive habitats. All development and land
divisions within or adjacent to an Environmentally Sensitive Habitat Area shall be designed and

located in a manner which avoids any significant disruption or degradation of habitat values.

This standard requires that any project which has the potential to cause significant adverse
impacts to an ESHA be redesigned or relocated so as to avoid the impact, or reduce the impact
to a less than significant level. (Mod67)

@ Development within an ESHA. In those cases where development within the ESHA
cannot be avoided. the development shall be modified as necessary so that it is the least
environmentally damaging feasible alternative. Development shall be consistent with the
biological continuance of the habitat. Circumstances in which a development project
would be allowable within an ESHA include:

i Mitigation. Restoration or management measures required to protect the
resource. Where feasible, damaged habitats shall be restored as a condition of

i

development approval.
Coastal accessways. Public access easements and interpretive facilities such p 4
nature trails which will improve public understanding of and support for //‘
protection of the resource.




@

iit. Public services and utilies. Essential public services and utilities, such as
Highway One, which cannot be feasiblely located elsewhere and are designed to
avoid any significant disruption of the ESHA.

iv. Resource-dependent uses.

tothoseuses-thatare dcpcudcut Upon thetesource: Where the project results in
loss (i.e., permanent conversion) of habitat area, replacement habitat shall be
provided in accordance with California Department of Fish and Game and/or
U.S. Fish and Wildlife Service recommendations. Generally, replacement habitat
must be provided at recognized ratios to successfully reestablish the habitat at
its previous size, or as is deemed approptiate in the particular biologic
assessment(s) for the impacted site. Replacement habitat, whenever feasible,
shall be of the same type as is lost ("same-kind") and within the same biome
("same-system").

Standards for nonconforming development in ESHA's. Where the County is obligated

to allow development in an ESHA on the basis that a constitutional taking would
otherwise result, the following standards shall apply with respect to development:

L Avoidance of takings. The amount and type of development allowed shall be the

least that would allow for reasonable economic use.

il Mitigation required. All sienificant adverse impacts to the ESHA shall be fully
mitigated.

Steelhead stream protection: Net loss stream diversions prohibited. Diversions of

sutface and subsurface water will not be allowed where a significant adverse impact on
the steelhead run, either individually or cumulatively, would result. (Mod67)

Divetsion dams, water supply wells which tap the subflow, and similar water supply
facilities which could significantly harm the steelhead run in any of these streams shall
not be allowed. Fxceptions may be considered only where the impact is fully mitigated

and no significant disruption would result. Techniques for impact avoidance include:

i Limiting diversions. Limiting diversions to peak winter flows exceeding the

amount needed to maintain the steelhead runs, with off-stream storage where
year-round water supplies are desired.

il. Protecting water quality. Treating diverted water after use, and returning it to
the watershed of origin in like quantities and qualities; and
il Supplementing flows. Supplementing stream flows with water impotted from

sources that do not exacerbate impacts on steelhead or salmon runs elsewhere.

Other prohibited uses. Prohibited development activities include:

i Placement of barriers to fish. In-stream bartiets to sensitive freshwater sDecie[\
migtation, including types of dams not covered above, weirs, and similar
obstacles which would substantially interfere with normal migtation patterns
except where miticated to less than significant levels (e.g.. with fish ladders or

ey
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other effective bypass systems).

Destruction of rearing habitats. Development which would cause loss of
spawning or rearing habitat through flooding, siltation or similar impacts.

Disturbance or removal of native ripatian vegetation on the banks of streams.
T.ocations constituting an exception to this requirement are:

a. In-between stream banks when essential for flood control purposes;

b. On roads, trails, or public utility crossings where there is no feasible
alternative and no significant disruption would result; and

[ For native habitat restoration and protection projects.

Interference with fish migration. Any other development activity that would

raise overall stream temperatures to unfavorable levels. or that would interfere
with normal fish migration and movement within the stream.

Breaching. Breaching of the beach berm, where such berm creates a coastal

lagoon that provides summer rearing habitat for juvenile steelhead and/or other

sensitive aquatic species. Bxceptions shall be authorized only where such
breaching represents the least environmentally damaging feasible alternative for
relieving a flood hazard, public health hazard, or water pollution problem. In
the event that a breach is authorized., it shall be conducted subject to the
following standards:

a. Artificial breaching of a sand bar or beach berm containing a coastal

lacoon is considered coastal development, therefore a coastal

development permit must be obtained prior to breaching activity.

[

As appropriate, permits for creek mouth breaching must also be

obtained ptior to commencement of any work from California
Department of Fish and Game, the U.S. Army Corps of Engineers, the
Monterey Bay National Marine Sanctuary (if applicable), the Regional
Water Quality Control Board, and all other concerned agencies prior to
the breaching. In many cases, the required coastal development permit
must be obtained from the California Coastal Commission instead of, or
in addition to, the County, because the lagoon/creek mouth will be
located entirely or partially within the State’s retained jurisdiction.

ig]

Because of the unique nature of individual creekmouth environments,
breaching standards must be designed specifically for each location

where breaching activity will occur.

Development of a creek mouth breaching plan for each site shall includ

consideration of the following:

e

[~

Use of feasible available alternatives, to eliminate the practice of
artificial breaching if possible.



2. Thorough study of affected rare, threatened, or endangered
species and habitat, in particular steelhead trout, and didewater
goby.

3. Review of mitigation options as compensation for
environmental damage caused by breaching.

4. Public access impacts.

5. Public health impacts.

6. Public safety impacts.

1. Review of historic and projected flooding of public and private
properties, agricultural lands, and habitat.

8. Monitoring of lagoon and stream water quality.

9. Creation of a monitoring plan for each individual breaching
incident, and a long-term monitoring plan to study lagoon
health and the impacts of breaching on the lagoon. (Mod67)

(5) Grading adjacent to Environmentally Senstive Habitats shall conform to the provisions

of Section 23.05.034¢ (Grading Standards).

SECTION 6: Section 23.07.172e1 [Site Development Standards}] of the Coastal Zone
land Use Ordinance, Title 23 of the San Luis Obispo County Code, is hereby amended to read

as follows:

A Diking, dredging, or filling of wetlands: Diking, dredging, or filling activities in
wetland areas under county jurisdiction shall be allowed only to the extent that they are
consistent with Environmentally Sensitive Habitats Policy 11 of the San Luis Obispo
County Coastal Plan Policies Focat-GoastatPan, and shall not be conducted without the

property owner first securing approval of all permits required by this title. Mineral
extraction is not an allowed use in a wetland.

SECTION 7: That the Board of Supervisors has considered the initial study prepared
and conducted with respect to the matter described above. The Board of Supervisors hereby,
as a result of its consideration, and the evidence presented at the hearings on said matter,
certifies that the FEIR has been prepared and completed in compliance with the California
Environmental Quality Act, California Public Resources Code Section 21000 et seq. and the
Board of Supervisors reviewed and considered the information contained in the FEIR prior to
approving the amendments and that the FEIR reflects the lead agency’s independent
judgement and analysis. Further, the Board of Supervisors hereby adopts the recommended
findings of the County Environmental Coordinator which are attached hereto and incorporated

herein as though fully set forth.




SECTION 8: If any section, subsection, clause, phrase or portion of this ordinance is for
any reason held to be invalid or unconstitutional by the decision of a court of competent
jurisdiction, such decision shall not affect the validity or constitutionality of the remaining portion
of this ordinance. The Board of Supervisors hereby declares that it would have passed this
ordinance and each section, subsection, clause, phrase or portion thereof irrespective of the
fact that any one or more sections, subsections, sentences, clauses, phrases or portions be
declared invalid or unconstitutional.

SECTION 9: This ordinance shall become operative only upon approval by the
California Coastal Commission and upon acknowledgment by the San Luis Obispo County
Board of Supervisors of receipt of the Commission's resolution of certification.

SECTION 10: This ordinance shall take effect and be in full force on and after 30 days
from the date of its passage hereof. Before the expiration of 15 days after the adoption of this
ordinance, it shall be published once in a newspaper of general circulation published in the
County of San Luis Obispo, State of California, together with the names of the members of the
Board of Supervisors voting for and against the ordinance.

INTRODUCED at a regular meeting of the Board of Supervisors held on

the day of , 20 , and PASSED AND ADOPTED
by the Board of Supervisors of the County of San Luis Obispo, State of California, on the

day of , 20__, by the following roll call vote, to wit:
AYES:
NOES:

ABSENT: None

ABSTAINING: None

Chairman of the Board of Supervisors,
County of San Luis Obispo,
State of California

ATTEST:

County Clerk and Ex-Officio Clerk
of the Board of Supervisors
County of San Luis Obispo, State of California

[SEAL]




ORDINANCE CODE PROVISIONS APPROVED
AS TO FORM AND CODIFICATION:

JAMES B. LINDHOLM, JR.
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PLANNING COMMISSION RECOMMENDED DRAFT

By virtue of the Planning Commission’s changes, the Public Hearing Draft (the “Proposed
Project” described in the EIR) has been revised to incorporate aspects of both the Public
Hearing Draft and the Decreased Development Alternative. This “Planning Commission
Recommended Draft” is within the range of alternatives considered in the EIR. The
Planning Commission Recommended Draft’s direction to further reduce buildout potential
will generally result in fewer environmental impacts when compared to the Proposed
Project.

Environmentally Superior Alternative

The Planning Commission Recommended Draft is considered to be the Environmentally Superior
Alternative because it would result in a smaller population than the Public Hearing Draft,
placing less demand on the water supply and other natural resources and the traffic
circulation system.

'The Board of Supervisor’s changes to the Planning Commission Recommended Draft,
which resulted in the Board of Supervisor’s Approved Draft, are minor. The analysis in the
EIR and the recotd as a whole is adequate to conclude that the potential impacts of the
Board of Supetvisot’s Approved Draft and the Planning Commission Recommended Draft
are equivalent.




FINDINGS OF FACT
I. THE FINAL ENVIRONMENTAL IMPACT REPORT

The Board of Supetvisors of the County of San Luis Obispo hereby certifies the Final
Environmental Impact Report (State Cleatinghouse Number 2004091020) for the Cambtia
and San Simeon Actes Community Plans of the Notth Coast Area Plan which consists of
the Draft EIR, the responses to comments on the Draft EIR, a list of persons and agencies
commenting on the Draft EIR, the Mitigation Monitoring Program, these findings of fact,
the Staff Reports, and any associated attachments (collectively referred to as the Final EIR).

A. The Boatd of Supetvisors finds that changes or alterations have been incorporated
into the project to mitigate or avoid significant impacts. These changes or alterations
include mitigation measutes and project modifications outlined herein and set forth
in more detail in the October 2005 Final EIR.

B. Based on the consideration of the record as a whole, the Board of Supervisors finds
that the benefits of the project as identified in the Final EIR outweigh the
unavoidable advetse water and traffic impacts to the extent that the unavoidable
adverse environmental impacts become “acceptable”.

C. The Board of Supetvisors finds that the project as approved includes an appropriate
Mitigation Monitoting Program. This mitigation monitoring program ensures that
measures that avoid ot lessen the significant project impacts, as required by CEQA
and the State CEQA Guidelines, will be implemented as described.

D. The Board of Supervisors finds that the October 2005 Final EIR was prepared in
accordance with CEQA and the State CEQA Guidelines. A Draft EIR was
circulated for public review and comment from May 18, 2005 to July 6, 2005. All
comments received have been responded to, and the responses and any resulting
changes have been included in the Final EIR.

E. The Board of Supetvisors has received, reviewed, and considered the information
contained in the Final EIR, all hearing and submissions of testimony from the public
and other agencies and organizations.

F. The Board of Supervisots further finds that the Final EIR reflects the L.ead Agency’s
independent judgment and analysis.

Therefore, the Board of Supervisots makes specific findings of overriding consideration
pursuant to CEQA Guidelines, Section 15093|c]. Based on these findings, and in
compliance with the California Environmental Quality Act, the County of San Luis Obispo
finds the project may: 1) have a significant effect on the environment, 2) that these effects
will not be eliminated ot substantially lessened by feasible mitigation measures, and 3) the
remaining significant effects that are unavoidable are acceptable due to overriding concerns.




II. DESCRIPTION OF PROJECT

Project History - Progression from Public Hearing Draft to Board of Supervisot’s
Approved Draft

The Public Hearing Draft of the Cambtia and San Simeon Acres Community Plans of the
Notth Coast Area Plan (Public Hearing Draft) is part of the County’s continuing effotts to
update the North Coast Area Plan. The Public Hearing Draft is the “Proposed Project”
desctibed in the EIR. The Public Heating Draft was prepared and circulated for public
comment prior to the Planning Commission’s consideration.

Through the Planning Commission’s review, many changes were made to the Public Hearing
Draft based on public comment and input from other agencies. Notable changes include
those necessaty to bring about consistency with known components of the Cambria
Community Setvices District’s (CCSD’s) Buildout Reduction Plan. The CCSD’s Buildout
Reduction Plan will include an implementation program to permanently retire lots so that
the maximum buildout will match its identified goal of 4,650 dwelling units.

By virtue of the Planning Commission’s changes, the Public Hearing Draft (the “Proposed
Project” described in the EIR) has been revised to incorporate aspects of both the Public
Hearing Draft and the Decreased Development Alternative. This “Planning Commission
Recommended Draft” is within the range of alternatives considered in the EIR. The
Planning Commission Recommended Draft’s direction to further reduce buildout potential
will generally result in fewer environmental impacts when compared to the Proposed
Project. The Planning Commission Recommended Draft is considered to be the
Environmentally Superior Alternative because it would result in a smaller population than
the Public Hearing Draft, placing less demand on the water supply and other natural
resources and the traffic circulation system.

The Boatd of Supetvisot’s changes to the Planning Commission Recommended Draft,
which resulted in the Board of Supervisot’s Approved Draft, are minor and do not raise any
new impacts not previously analyzed. The Board of Supervisor’s Approved Draft and the
Planning Commission Recommended Draft are considered equivalent and analyzed in the
Final EIR.

Project Description — Board of Supervisor’s Approved Draft

The Board of Supervisot’s Approved Draft combines provisions from the existing plan,
previous draft plans, and recommendations from the California Coastal Commission.

Where possible, the material was made current and updated with the most recent
information available. Previously proposed land use changes requested by property owners,
the County, and California Coastal Commission are also included. The Board of Supetvisor’s
Approved Draft includes a number of proposed text and map changes to the Cambria and
San Simeon Acres portions of the North Coast Area Plan, along with relevant background
information to establish the setting based on updated information. No changes to the Rural
Area standards, programs, or combining designations are proposed as part of this project.
Also proposed are related text changes to sections of the Cambria Design Plan and the
Coastal Zone Ordinance. . W\




SETTING

The communities of Cambria and San Simeon Actes are located within the Notth Coast
Planning Area of San Luis Obispo County. This planning area is bound by the
Monterey/San Luis Obispo County Line to the north, Point Esteto to the south, and to the
east the Coastal Zone boundary below the main ridge of the Santa Lucia range. The
Community Plan Update pertains to the ateas within the Urban Resetve Line of Cambria,
encompassing approximately 2, 412 acres, and the Village Resetve Line of San Simeon
Acres, encompassing approximately 80 acres.

ASSESSOR PARCEL NUMBER: Numerous SUPERVISORIAL DISTRICT #: 2

TEXT CHANGES

The numerous changes to the text of the current plan considered in the Board of
Supervisor’s Approved Draft were evaluated in the Final EIR. These changes are shown in
undetline and strikeout in the Boatd of Supetvisor’s Approved Draft. The most significant
changes are summarized below.

Buildout reduction measures: The Board of Supetvisor’s Approved Draft reduces potential
buildout from a maximum of approximately 12,000 units to a maximum of approximately
6,000 units based solely on standards. Programs in the plan - including lot consolidation and
retirement, county-owned surplus lot programs to keep surplus lots in public ownership, and
small lot-open space districts — will reduce potential buildout even further. Finally, the
CCSD’s Builout Reduction Plan will include an implementation program to permanently
tetire lots so that the maximum buildout will match its identified goal of 4,650 dwelling
units.

Addition of new goals for planning: A section has been added to Chapter 1 to provide direction
for the communities of Cambria and San Simeon Acres. These general goals, together with
other patts of the Land Use Element and Local Coastal Program, provide the basic plan for
the area for the next 20 years.

Incorporation of modifications proposed by the Coastal Commission: The Board of Supervisor’s
Approved Draft incorporates Coastal Commission recommended modifications to the plan
originally submitted to the Commission in 1997. Also incorporated are recommendations
made through Petiodic Review. In order to identify the source of proposed revisions, special
symbols ate included at the end of most of the relevant paragraphs.

Update of background data: Population, economic, land use, watet, sewage disposal, schools, air
quality and other data have been updated to establish the setting from which future
development will be analyzed.

Programs: “Programs” are non-mandatory actions or policies recommended to achieve
community ot area-wide goals and objectives identified in the plan. New programs and
tevisions to existing programs ate proposed for public services, land use, circulation,
combining designations, and public facilities.




Programs and standards to reduce environmental impacts: Programs and standards have been added
ot revised to implement measures identified to reduce environmental impacts associated
with development. Some ate the result of mitigation measures identified in the 1996 North
Coast Area Plan EIR. Added or revised standards and programs include: landscape
requirements; expanded SRA standards regarding point-source discharges, Monterey pine
forest, flood hazards, and Santa Rosa Creek; standards for development within view of
Highway One; lot consolidation and retirement, county-owned surplus lot program to keep
surplus lots in public ownership, and Small Lot — Open Space District, lot consolidation, and
Transfer of Development Credits programs.

New “Coastal Access” Chapter: Chapter 8 of the Boatd of Supervisor’s Approved Draft
provides a list of County goals, policies, standards, and ordinances pertinent to coastal access
in the planning area. This chapter works together with Appendix A to provide a
comprehensive reference to existing and potential public access within Cambria and San
Simeon Acres. Appendix A contains a Coastal Access Inventory which will be petiodically
revised so that the information remains current and relevant.

Residential Design Criteria and Footprint and Gross Structural Area Linuitations: Footprint and Gross
Structural Area limitations are included to reduce visual, drainage, and biological impacts of
development. Residential Design Criteria are included to reduce residential building mass
and maintain a small scale community character.

MAPS

The proposed changes to land use categoties and combining designations considered by
Boatd of Supetvisor’s Approved Draft were evaluated in the Final EIR. Please refer to the
land use categories and combining designations maps located after Chapter 7 in the Board of
Supervisor’s Approved Draft. The most significant changes are described below.

Cambrtia Land Use Category Changes
CCSD: Change the land use category of a cutrently vacant 1.4-acre parcel from Residential

Single Family (RSF) to Commercial Retail (CR), consistent with adjacent parcels.

Connelly: Change the land use category from Residential Multi Family (RMF) and Office
Professional (O/P) to RMF and CR, resulting in approximately 1.5 acres of RMF and 2.25
acres of CR. This change retains RMF property while moving commetcial area to a more
appropriate location along Main Street to encourage pedestrian activity.

Kreps/ Meltzer: Change the land use category from CR to RMF on all parcels in Tract 226 on
approximately 4 actes on MacLeod Way, consistent with adjacent parcels.

Rhodes/ Crawford: Change the land use categoty from RSF and RMF to Agriculture (AG)
consistent with the remainder of the patcel on the east side of Highway One. Move the
Utban Reserve Line (URL) to be co-terminus with the Urban Services Line (USL).

. Patrick Honse: Change the land use category from RMF to Recreation (REC) on Burton
Drive between Eton Road and Patterson Place, consistent with the current operation of the
propertty as a bed and breakfast.



State Parks: Change the land use category on the state owned parking lot on the north side of
Santa Rosa Creek from Open Space (OS) to REC to reflect existing use and development.

East Ranch Flood Plain: Change the land use category of a 47.4-acre parcel from REC to OS,
an 18.1-acre patcel from RMF to REC, and a 10-acre parcel from CR to REC in accordance
with the East West Ranch Management Plan and Conservation Easement.

South Cambria: Change the land use categoty on a 43-acte parcel from RS to Rural Lands
(RL) and move the URL and USL so that the parcel is in the rural area.

West Ranch: Change the land use category on 170 actes located between Lodge Hill and Park
Hill from RSF to OS, consistent with the East West Ranch Management Plan and
Conservation Easement.

MidState Bank: Change the land use category on 1.5 acres located on Main Street near
Cambria Drive from REC to CR to reflect the existing bank use.

Santa Rosa Creek: Change the land use category along Santa Rosa Creek from vatious
categories to OS to protect the creek and riparian habitat.

CCSD/ Babringer: Change the land use category on 6 acres located on Main Street from RMF
to PF to reflect CCSD ownership and reduce buildout.

CCSD small lot properties: Change the land use category from seven small lots owned by the
CCSD from RSF to REC to treflect CCSD ownership and reduce buildout.

Cambria Combining Designation Changes
SRA and TH adjustment: Expand the terrestrial habitat combining designation to include

additional areas such as Happy Hill and Park Hill that are part of the Monterey pine forest

area.

Historic Combining Designations: Add the Historic combining designation to structures greater
than 50 years old that are identified by the Cambria Historical Society as potentially historic.

Visitor-Serving Areas: Move the visitor serving combining designation will be moved from two
individual properties to the East and West Villages.

Geologic Study Area: Include the entire urban area of Cambria within the GSA Combining
Designation, consistent with existing CZLUO and Safety Element standatds.

ESHA: Designate an existing stream at the Eady Motel site as an Environmentally Sensitive
Habitat due to the important habitat provided by the stream and riparian areas.

San Simeon Acres Land Use Category Changes
Terminous of Balboa Avenne: Re-designate one parcel northwest of the terminus of Balboa “
Avenue developed with an existing sewer plant from Residential Multi Family to Public
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East and West of Highway One: Re-designate one parcel west of Highway One and two parcels
east of Highway One from Commercial Retail to Residential Multi Family to reflect current
usage and provide more opportunity for needed multi-family housing.

San Simeon Acres Combining Designation Changes
SRA Adjustment: Remove the Sensitive Resource Area (SRA) designation from developed

lots located between the shoreline and Atroyo de Padre Juan in the southwest area of San
Simeon Acres. The North Coast Shoreline is designated as an SRA because it consists of low
matrine terraces with accessible beaches and coves interspersed with rocky shorelines and
steep bluffs. The SRA designation is proposed to be removed from the area between the
shoreline and the Coastal Streams and Ripatian Vegetation designation around Arroyo de
Padre Juan because this area is already developed and no sensitive resources exist in the area.

CAMBRIA DESIGN PLAN

The changes to the Cambtia Design Plan considered by Board of Supetvisot’s Approved
Draft were evaluated in the Final EIR. The Cambria Design Plan was adopted in May 2002.
The Cambria Design Plan contains goals, visions, standards, and design guidelines for new
development in Cambria’s ptimary commercial districts, including the East Village, West
Village, Mid-Village, and Moonstone Beach. Development standards contained in the
Cambria Design Plan have been incorporated into the Board of Supervisor’s Approved
Draft. The Cambria Design Plan retains the goals, visions, and design guidelines, which are
flexible in their meaning to allow for interpretation. Applications for development are
required to include a statement explaining how the proposed project has met the intent of
these goals, visions, and design guidelines.

COASTAL ZONE LAND USE ORDINANCE

The changes to the Coastal Zone Land Use Ordinance considered by Boatd of Supetvisor’s
Approved Draft were evaluated in the Final EIR. The proposed amendments to the Coastal
Zone Land Use Ordinance (CZLUO) includes Sections 23.05.050 and 23.06.100 regarding
water quality and drainage; Section 23.05.062 regarding tree removal; Section 23.07.170
regarding development within or adjacent to environmentally sensitive habitats; and Section
23.07.172 regarding mineral extraction in wetlands. Proposed CZLUO amendments apply to
the entire Coastal Zone. These amendments wete originally proposed as area plan standards
that would apply only to areas within the urban areas of Cambria and San Simeon Actes.
However, these amendments address Coastal Zone-wide environmental issues and are more
approptiate in the CZLUO.




I11.

PROCEDURAL FINDINGS

The County of San Luis Obispo prepared a Draft Environmental Impact Report
("Draft EIR") putsuant to the California Environmental Quality Act, Public
Resources Code, Section 21000 et seq. (CEQA), and the CEQA Guidelines,
California Code of Regulations, Title XIV, Section 15000 et seq.

A Notice of Preparation (NOP) of the Draft EIR was filed with the Office of
Planning and Research on August 31, 2004 and was circulated for public comment
from August 31, 2004 to November 1, 2004.

A Notice of Completion (NOC) and copies of the Draft EIR were distributed to the
State Clearinghouse on May 18, 2005, to those public agencies that have jurisdiction
by law with respect to the Project, and to other interested parties and agencies. The
comments of such persons and agencies were sought.

An official forty-five (45) day public review period for the Draft EIR was established
by the State Clearinghouse. The public review period began on May 18, 2005 and
ended on July 6, 2005.

A Notice of Availability (NOA) was distributed to all imterested groups,
otganizations, and individuals on May 18, 2005, for the Draft EIR. The Notice of
Availability stated that the County of San Luis Obispo had completed the Draft EIR
and that copies were available at the Department of Planning and Building County
Government Center San Luis Obispo. The letter also indicated that the official
forty-five day public review period for the Draft EIR would end on July 5, 2005.

A public notice was placed in the Tribune on May 18, 2005, which stated that the
Cambria and San Simeon Acres Community Plans of the North Coast Area Plan
Draft EIR was available for public review and comment. A public notice was posted
with the San Luis Obispo County Cletk/Recorder’s Office on May 18, 2005.

Following closure of the public comment period, the Final EIR was prepared to
incotporate all comments received and the County’s responses to the comments.
The comments did result in changes to the Draft EIR text, however, the changes do
not constitute significant new information as defined in CEQA Guidelines, Section
15088.5. Therefore, recirculation of the EIR is not required.

For the purposes of CEQA and the Findings set forth herein, the following
information is incorporated by reference and made part of the record of proceedings
for the County’s decision on the Project:

A. The Draft EIR and Final EIR, all appendices, and all documents relied upon
or incorporated by reference in any of these documents.

All public notices for the Draft EIR, including the NOP, NOC and NOA.
The Mitigation Monitoring Plan dated October 2005.

Testimony, documentary evidence and all correspondence submitted o
delivered to the County, and all resolutions adopted by the Board o
Supervisors, in connection with the Draft EIR, Final EIR, Mitigatio
Monitoring Plan or these Findings.




All staff reports, memoranda, maps, letters, minutes of meetings and other
documents relied upon ot prepared by County staff relating to the Project.

Matters of common knowledge to the Planning Commission and Board of
Supetvisors which they consider, such as:

1. The County General Plan, including the land use maps and elements
thereof;

2. The text of the County Land Use Element (Coastal);
3. The County Land Use Ordinance (Coastal);

4. The California Environmental Quality Act and the State Guidelines
implementing the act;

The County Annual Resources Summary Repott;
The County Noise Element;
The County Recycling & Waste Reduction Management Plan;

The County Hazardous Waste Management Plan;

o e N w

The Clean Air Plan;
10. The SLO County Public Facilities Financing Plan;
11.  The Countywide Settlement Pattern Strategy Phase 1 and 2 Reports;

12. The Countywide Growth Management Ordinance, Title 26 of the
County Code;

13. County Energy Element;

14. State Natural Diversity Database;
15. Uniform Building Code;

16. California’s Health and Safety Code;
17. County Seismic Safety Element;

18. Report on Sludge Disposal in SLO County (Aug. 1989; Co. Public
Wotks Dept.);

19. Master Water and Sewer Study (1976; Co. Public Works);
20. The County Coastal Plan Policies;
21. The Notth Coast Circulation Study;

22. Other formally-adopted County, State and Federal regulations, status,
policies, and ordinances; and,

23, Additional documents referenced in the Cambria and San Simeo
Acres Community Plans of the North Coast Area Plan Final EIR.
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The materials identified above are available for review and are in the custody of the
Depattment of Planning and Building, located at the County Government Centet, San Luis
Obispo.
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IV. FINDINGS REQUIRED UNDER CEQA

The Environmental Impact Report for the Cambria and San Simeon Acres Community
Plans Update of the North Coast Area Plan, prepared in compliance with the California
Environmental Quality Act, evaluates the potentially significant and significant adverse
environmental impacts that could result from adoption of the Project or alternatives to the
Project.

Because the EIR indicates that implementation of the Project (or Project alternatives) would
result in certain adverse impacts, the County is required under CEQA to make certain
findings with respect to these impacts. CEQA Guidelines Section 15091 provides that
before an agency can approve a project for which an EIR has identified significant
environmental effects, the agency must first adopt “one or more written findings for each of
these significant effects, accompanied by a brief explanation of the rationale for each
finding.” For each effect, the agency’s findings must reach one or more of three permissible

conclusions.

The first possible finding is that “[clhanges or alterations have been required in, or
incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR.” (CEQA Guidelines, § 15091, subd.

@)

The second permissible finding is that “[sjuch changes or alterations are within the
responsibility and jurisdiction of another public agency and not the agency making the
finding. Such changes have been adopted by such other agency ot can and should be
adopted by such other agency.” (CEQA Guidelines, § 15091, subd. (2)(2).)

The third permissible finding is that “[s]pecific economic, legal, social, technological, ot
other considerations, including considerations for the provision of employment
oppottunities for highly trained workers, make infeasible the mitigation measutes ot project
alternatives identified in the final EIR.” (CEQA Guidelines, § 15091, subd. (a)(3).)

The required findings appear in the following sections of this document. This document lists
all identified potentially significant and significant impacts resulting from implementation of
the project, as identified in the EIR. The following identifies the significant impacts that can
be reduced to less than significant levels due to implementation of mitigation measures and
the significant impacts that cannot be avoided. These findings are supported by substantial
evidence in the record of proceedings before the County as stated below.

All significant impacts that can be feasibly avoided have been eliminated or substantially
reduced as determined through the findings set forth below. Based on the Final EIR and as
described below, specific economic, social, and other considerations make infeasible other
project alternatives identified in the Final EIR.
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1 LESS-THAN-SIGNIFICANT IMPACTS

Based on the record as a whole, the Public Hearing Draft (the “Proposed Project” described
in the EIR) would not result in significant impacts to aesthetics, agricultural resources,
biological resources, community setvices, cultural resoutces, flooding, population and
housing, land use, noise, public policy, or soils, geology, and erosion. Therefore, no
mitigation is proposed.

By virtue of the Planning Commission’s changes, the Public Heating Draft (the “Proposed
Project” desctibed in the EIR) has been revised to incorporate aspects of both the Public
Hearing Draft and the Decreased Development Alternative. This “Planning Commission
Recommended Draft” is within the range of alternatives considered in the EIR. The Boatrd
of Supervisor’s changes to the Planning Commission Recommended Draft, which resulted
in the Board of Supervisor’s Approved Draft, are minor where no new significant impact
would result. The analysis in the EIR and the record as a whole is adequate to conclude that
the Board of Supervisor’s Approved Draft would not result in significant impacts to certain
aspects of aesthetics, agricultural resoutces, biological resources, community services,
cultural resources, flooding, population and housing, land use, noise, public policy, ot soils,
geology, and etosion. Therefore, no mitigation is proposed.

2. LESS-THAN-SIGNIFICANT IMPACTS WITH RECOMMENDED
MITIGATION

The Public Hearing Draft (the “Proposed Project” described in the EIR) would not result in
significant impacts to the air quality of Cambria and San Simeon Actes. However, following
are mitigation measures that, if implemented, would limit the effect of construction on
shott-tetm air quality. These mitigation measures are hereby incorporated into the
description of the Project and their implementation will be tracked through the Cambria and
San Simeon Acres Community Plans Update of the North Coast Area Plan Mitigation
Monitoring Progtram.

By virtue of the Planning Commission’s changes, the Public Hearing Draft (the “Proposed
Project” described in the EIR) has been revised to incorporate aspects of both the Public
Hearing Draft and the Decteased Development Alternative. This “Planning Commission
Recommended Draft” is within the range of alternatives considered in the EIR. The Board
of Supervisor’s changes to the Planning Commission Recommended Draft, which resulted
in the Board of Supervisor’s Approved Draft, are minor where no new significant impact
would result. The analysis in the EIR and the record as a whole is adequate to make these
same findings for the Board of Supetvisor’s Approved Draft.

A. IMPACT AIR QUALITY-1 Construction Effects on Short-Term Air
Quality

Less-Than-Significant Impact

The Community Plans Update itself will not result in significant impacts to the ai
quality of Cambria and San Simeon Acres. The air quality impacts come from the
operational and construction phases of the individual future projects that are subject
to the Plan. The operational phase air quality impacts are mitigated by the land use
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policies and transportation demand management guidelines within the Plan.
Depending on the scale of an individual development project, the Air Pollution
Control District (APCD) may suggest additional operational phase air quality
mitigation measutes to bring the project’s operational impacts to a level of
insignificance.

Depending on the scale of an individual project, air quality impacts from its
construction phase may also need to be mitigated. The APCD provides guidance on
the level of mitigation required to bring a project’s construction impacts to a level of
insignificance. The following are construction phase mitigation used to limit the
effects of construction activities on short-term air quality.

Impact Air Quality-1: Individual project-level construction would temporarily lead
to higher nitrogen oxide (NOx) and PM,, emissions levels.

Finding

The Connty finds that this change or alteration in the Project is within the jurisdiction of the County
to require, and that this measure is appropriate and feasibl.

Facts in Support of Finding Although the impact would be less-than-significant, the
mitigation measute listed below would ensute that project-level air quality impacts do
not approach the County’s thresholds of significance. The County shall implement
the following mitigation measures to reduce impacts from project-level construction:

Air Quality-1: San Luis Obispo County Air Pollution Control District CEQA
guidelines identify feasible control measures for construction activity that would
reduce the impacts from NOx and PM,, emissions. These guidelines should be
adopted as a Coastal Land Use Ordinance amendment. Implementation of these
measutes would result in projects that have less-than-significant construction-related
impacts to air quality. Each project must be evaluated and mitigated based on its
emission levels and location to sensitive receptors.

Standard Mitigation Measures for Construction Equipment

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

Fuel all off-road and portable diesel-powered equipment, including, but not limited to,
bulldozers, graders, cranes, loaders, scrapers, backhoes, generator sets, compressots,
auxiliaty power units, with ARB certified motor vehicle diesel fuel (non-taxed version
suitable for use off-road).

Maximize to the extent feasible, the use of diesel construction equipment meeting the
ARB’s 1996 ot newer cettification standard for off-road heavy-duty diesel engines.

All on and off-road diesel equipment shall not be allowed to idle for more than 5

minutes. Signs shall be posted in the designated queuing areas to remind drivers o
the 5 minute idling limit.
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Best Available Control Technology for Construction Equipment (BACT)

* Install diesel oxidation catalysts (DOC), catalyzed diesel particulate filters (CDPF) or
other APCD approved emission reduction retrofit devices. Work with the APCD to
define the number and type of devices that are appropriate for the location and
expected emission levels.

Discretionary Mitigation Measures for Construction Equipment

* Electrify equipment where feasible.

* Substitute gasoline-powered for diesel-powered equipment where feasible.

* Use alternatively-fueled construction equipment on site where feasible, such as
compressed natural gas (CNG), liquid natural gas (LNG), propane ot biodiesel.

* Implement activity management techniques as described below.

Activity Management Techniques

* Develop a comprehensive construction activity management plan designed to
minimize the amount of large construction equipment operating during any given time
period.

e Schedule construction truck trips duting non-peak hours to reduce peak hour
emissions.

* Limit the length of the construction work-day period, if necessary.

* Phase construction activities, if appropriate.

3. SIGNIFICANT IMPACTS WHICH CAN BE AVOIDED IN THE EIR

This section identifies the significant impacts that can be reduced through mitigation
measures to a less-than-significant level. These mitigation measures are hereby incorporated
into the desctiption of the Project and their implementation will be tracked through the
Cambria and San Simeon Actes Community Plans Update of the North Coast Area Plan
Mitigation Monitoting Program.

By virtue of the Planning Commission’s changes, the Public Hearing Draft (the “Proposed
Project” desctibed in the EIR) has been revised to incorporate aspects of both the Public
Hearing Draft and the Decreased Development Alternative. This “Planning Commission
Recommended Draft” is within the range of alternatives considered in the EIR. The Board
of Supervisor’s changes to the Planning Commission Recommended Draft, which resulted
in the Board of Supetvisor’s Approved Draft, are minor where no new significant impact
would result. The analysis in the EIR and the record as a whole is adequate to make these
same findings for the Board of Supervisor’s Approved Draft.

15




A. IMPACT TRAFFIC-1 LOS of Intersection of Highways 1 and 46

S1gg;ﬁcant Impact

Impact Traffic-1: The intersection of Highway 1 and Highway 46 would operate at
LOS F during the PM peak hout, resulting in a potentially-significant impact.

Finding
The County finds that this change or alteration in the Project is within the responsibility of another

public agency and not the agency making the finding. Such changes can and should be adopted by
such other agency.

Facts in Support of Finding

The significant impact listed above would be reduced to a less-than-significant level
with the implementation of the following mitigation measure:

TRAFFIC-1: A signal at the intetsection of Highway 1 and Highway 46 should be
constructed. A comprehensive traffic warrants analysis should be performed prior to
signal installation. The existing lane layout at the intersection should be retained.

Implementation of the above recommended mitigation measures would reduce
impacts to a less-than-significant level.

IMPACT TRAFFIC-2  LOS of Intersection of Highway 1 and Burton
Drive

Significant Impact

Impact Traffic-2: The intersection of Highway 1 and Burton Drive would operate
at LOS F duting the PM peak hout, which would result in a potentially-significant
impact.

Finding

The County finds that this change or alteration in the Project related to Burton Drive is within the
Jurisdiction of the County to require, and that this measure is appropriate and feasible. The County
finds that this change or alteration in the Project related to Highway 1 is within the responsibility of

another public agency and not the agency making the finding. Such changes can and should be
adopted by such other agency.
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Facts in Support of Finding

The significant impact listed above would be reduced to a less-than-significant level
with the implementation of the following mitigation measure:

TRAFFIC-2: The east and westbound Burton Drive approaches to Highway 1
should be widened to accommodate separate turning lanes at the intersection of
Highway 1 and Burton Drive. The wide shoulder on Highway 1 should be re-striped
to include right-turn pockets.

Implementation of the above recommended mitigation measures would reduce
impacts to a less-than-significant level.

4. SIGNIFICANT IMPACTS WHICH CANNOT BE AVOIDED

This section of these Findings identifies the significant impacts that cannot be reduced to a
less-than-significant level through mitigation measures. These impacts are considered
significant and unavoidable.

By virtue of the Planning Commission’s changes, the Public Hearing Draft (the “Proposed
Project” described in the EIR) has been revised to incorporate aspects of both the Public
Hearing Draft and the Decreased Development Alternative. This “Planning Commission
Recommended Draft” is within the range of alternatives considered in the EIR. The Board
of Supetvisor’s changes to the Planning Commission Recommended Draft, which resulted
in the Board of Supervisor’s Approved Draft, are minor where no new significant impact
would result. The analysis in the EIR and the record as a whole is adequate to make these
same findings for the Board of Supervisor’s Approved Draft.

A. WATER-1  Water Supply in Cambria

Existing policy controls on water use shall continue until the Cambria CSD has
secured an additional water supply. These controls include the present system of
water permit allocation, the County of San Luis Obispo management limitation
restriction in the Cambra community, and the current recommended Level of
Sevetity III in the County's Resource Management System. However, these policy
controls are not sufficient to address additional demand allowable under the
Community Plans Update. Conservation measures included as mitigation measures
below would lessen demand on water supply but would not result in reductions that
would match demand to supply. Therefore, even after conservation measures are
applied, impacts to water supply would be significant and unavoidable.

Significant and Unavoidable Impact

Impact WATER-1: Buildout projections for the Community Plans Update woul
lead to an increase in water demand in Cambria, up to approximately 1,685 acre feet
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per yeat. This would be beyond the current permitted groundwater supply of 1,230
acre feet per year available to the Cambria CSD.

Finding

The County finds that changes or alterations have been required in, or incorporated into, the Project
that reduce the significant emvironmental impact listed above as identified in the EIR, and the
Connty further finds that this change or alteration in the Project is within the jurisdiction of the

Connty 1o require, and that this measure is appropriate and feasible. However, these changes wonld
not fully mitigate or avoid the significant environmental impacts as identified in the EIR.

Facts in Support of Finding

The County will implement the following mitigation measures to lessen water
demand from buildout of the Plan:

WATER-1a: In otder to obtain a construction permit, applicants should submit
evidence that anticipated water use of a development would be completely offset
through the retrofit of existing water fixtures, or other verifiable actions to reduce
existing water use in the setvice area and submit documentation from the CCSD
stating that the applicant has complied with CCSD Ordinance 1-98. CCSD
documentation shall be accompanied by written confirmation from the CCSD that
any in-lieu fees have been used to implement projects that have reduced existing
water use within the service atea in an amount equal or greater to the anticipated
water use of the project.

WATER-1b: In accordance with the Uniform Building Code, ultra low flow toilets
(1.6 gallons per flush) should be installed in all new development in Cambria.

WATER-1c: Drought-tolerant landscaping should be used in all new developments
whenever feasible. All new development in the planning area should be required to
utilize water conserving models of any appliances installed at the time of
construction.

WATER-1d: New development in Cambria should achieve a system-wide “zero net
increase” in water consumption by implementing water conservation techniques,
such as on-site use of grey water for flushing toilets or irrigating landscaping, or
both, until an additional water supply is identified.

WATER-1e: The CCSD and SSCSD should consider pursuing a joint venture to
develop new watet sources. The CCSD and SSCSD should investigate the feasibility
of new water conservation methods to reduce water consumption in existing and
new development.

Implementation of the above recommended mitigation measures would not result 1
reductions that would match demand to supply, resulting in a significant an
unavoidable impact.
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B. WATER-2  Water Supply in San Simeon Acres

Restrictions on increases in water consumption, such as existing San Simeon CSD
policy controls on water use shall continue until the District has secured an
additional water supply. These controls include the current moratorium on new
water setvice, the curtent incremental system of water conservation measures that
are triggered within the District based on water levels within its wells, and the current
recommended Level of Severity III in the County's Resource Management System.
However, these controls are not sufficient to address additional demand allowed
undet the Community Plans Update. Consetvation measures included as mitigations
measures below would lessen demand on water supply but would not result in
reductions that would match demand to supply. Therefore, even after conservation
measures are applied, impacts to water supply would be significant and unavoidable.

Significant and Unavoidable Impact

Impact WATER-2: Buildout projections for the Community Plans Update would
lead to an increase in water consumption in San Simeon Acres, up to approximately
265 acte feet per year. This would be beyond the current groundwater supply of
approximately 130 acre feet per year available to the San Simeon CSD.

Finding

The County finds that changes or alterations have been required in, or incorporated into, the Project
that reduce the significant environmental impact listed above as identified in the EIR, and the
Connty further finds that this change or alteration in the Project is within the jurisdiction of the

County to require, and that this measure is appropriate and feasible. However, these changes wounld
not fully mitigate or avoid the significant environmental impacts as identified in the EIR.

Facts in Support of Finding

The County will implement the following mitigation measures to lessen water
demand from buildout of the Plan:

Mitigation Measure WATER-2a The SSCSD should continue its water connection
moratorium until adequate water supplies are developed.

Mitigation Measure WATER-2b: The CCSD and SSCSD should consider pursuing a
joint venture to develop new water sources. The CCSD and SSCSD should
investigate the feasibility of new water conservation methods to reduce water
consumption in existing and new development.

Implementation of the above recommended mitigation measutes would not tesult
reductions that would match demand to supply, resulting in a significant an
unavoidable impact.
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C. IMPACT TRAFFIC-3 LOS of segment of Highway 1 between
Main Street and Ardath Drive

Significant and Unavoidable Impact

Impact Traffic-3: The segments of Highway 1 between Main Street and Ardath
Drive operate at LOS E during the PM peak hour, which would result in a significant
impact.

Finding
Past plans for widening the highway to accommodate more traffic have been rejected fo preserve

sensitive coastal resources and the existing scenic character of the route. In addition, this change or
alteration in the Project is not within the jurisdiction of the County to require.

Facts in Support of Finding

Due to the need for multi-agency involvement in mitigating for this condition
through a highway widening project and the potential environmental impacts
associated with widening the Highway this is a significant and unavoidable impact.

5. REJECTION OF ALTERNATIVES

CEQA mandates that every EIR evaluate a no-project alternative, plus a range of alternatives
to the Project or its location. Alternatives provide a basis of comparison to the Project in
terms of beneficial, significant, and unavoidable impacts. This comparative analysis is used
to consider reasonable, feasible options for minimizing environmental consequences of a
project.

By virtue of the Planning Commission’s changes, the Public Hearing Draft (the “Proposed
Project” described in the EIR) has been revised to incorporate aspects of both the Proposed
Project and the Decreased Development Alternative. This “Planning Commission
Recommended Draft” is within the range of alternatives considered in the EIR. The
Planning Commission Recommended Draft’s direction to further reduce buildout potential
will generally result in fewer environmental impacts when compared to the Proposed
Project. The Planning Commission Recommended Draft is considered to be the Environmentally Superior
Alternative because it would result in a smaller population than the Proposed Project, placing
less demand on the water supply and other natural resources and the traffic circulation
system. The Board of Supervisor’s changes to the Planning Commission Recommended
Draft, which resulted in the Board of Supervisor’s Approved Draft, are minor where no new
significant impact would result. The analysis in the EIR and the record as a whole is
adequate to make these same findings for the Board of Supervisor’s Approved Draft.
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For the reasons documented in the EIR and summarized below, the County finds that
approval and implementation of the Project as approved is appropriate, and rejects each one
and any combination of project alternatives. The evidence supporting these findings is
presented in Chapter 5 of the Draft EIR.

A. Alternative A: Existing Plan Alternative

Under the Existing Plan Altetnative, Cambztia and San Simeon Acres would develop in
accordance with the currently adopted regulations of the 1983 North Coast Area Plan.

Finding
Resource constraints in the planning area make infeasible the Existing Plan Alternative identified in the
EIR and described above.

Facts in Support of Finding

Since the Existing Plan Alternative desctibes 2 level of population and housing that would be
difficult to sustain environmentally and lacks potential open space protection, it would not
fulfill the project objectives such as maintaining and protecting Cambrtia’s environment,
ordetly and sustainable development and preservation of open space.

B. Alternative B: Increased Development Plan Alternative

This alternative includes the same land use described in the Proposed Plan, but with no
assumptions applied regarding growth rates. However, the same programs and policies
would be included that are in the Community Plans Update.

Finding
Resource constraints in the planning area make infeasible the Increased Development Plan Alternative
tdentified in the EIR and described above.

Facts in Support of Finding

Since the Increased Development Plan Alternative does not include a growth rate, which would
facilitate sustainable and ordetly development, it would not fulfill the project objectives such
as maintaining and protecting Cambria’s environment, orderly and sustainable development
and pteservation of open space.

C. Alternative C: Decreased Development Plan Alternative

This alternative would add 650 additional dwelling units to the existing number of dwelling
units in Cambria and would apply a one petcent growth rate to dwelling units in San Simeon
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Acres and to motel and commercial development in both Cambria and San Simeon Acres.
This alternative assumes that a land trust would be formed to purchase development rights
from residential land that did not meet the site critetia for developability.

Finding
While the Decreased Development Plan Alternative achieves the project goals and is Environmentally

Superior to the project initially described in the EIR, it is not environmentally superior fo the project as
revised by the Planning Commaission.

Facts in Support of Finding

The Decreased Development Plan Alternative would achieve the project goals. However, as described in
Chapter 5 of the EIR, it would not substantially lessen any of the significant impacts of the Proposed
Plan. While the Decreased Development Plan Alternative would result in slightly less traffic and
would place less demand on water supply than the proposed project, the impacts to water and traffic
would still be considered significant and unavoidable.

D. Alternative D: No Growth Alternative

This alternative supposes that no further development occurs in Cambria and San Simeon
Actes beyond the existing condition.

Finding
Specific economic, social, or other considerations make infeasible the No Growth Alternative identified in the
EIR and described above.

Facts in Support of Finding

Since the No Growth Alternative would not involve any future development, there would be
no oppottunity to achieve the goals described in the EIR such as providing for a sustainable
rate of ordetly development, encouraging an urban environment that is an ordetly
arrangement of buildings, improvements, and open space appropriate to the size and scale of
development for each community, and designating commercial and/or industrial areas that
are compatible with overall land use. For these reasons, the No Growth Alternative would not
further the project goals.

22



STATEMENT OF OVERRIDING CONSIDERATIONS

The Board of Supervisors has balanced the economic, social, cultural and other benefits and
considerations of the Boatd of Supetvisor’s Approved Draft against the unavoidable watet
supply and traffic impacts identified in Section IV of the above Findings, and finds that
these Board of Supervisor’s Approved Draft benefits and considerations outweigh these
impacts, for the reasons set forth below.

Substantial evidence in the record demonstrates that the Board of Supervisor’s Approved
Draft will have significant economic, social, cultural and other benefits, both in the Cambria
and San Simeon Actes, and on a regional basis.

The majority of the project area consists of extensive tracts of subdivided residential land.
These residential subdivisions wete created largely during the 1920’s, when many thousands
of small lots, typically 25 feet by 70 feet, were platted. The proposed Project includes
provisions to telieve environmental impacts associated with these existing subdivision
patterns. These provisions include:

e Shoreline Erosion Management Plan program for protection of the shoreline

e Monterey Pine Forest standards and programs for protection of the Monterey Pine
forest

e Open Space District program to retire development potential of existing lots
e Standards prohibiting point-source discharges into the marine habitat
e Design critetia to maintain community character and reduce visual impacts

e Development limitations to protect riparian and other sensitive resoutce areas

The proposed Board of Supervisor’s Approved Draft includes provisions to promote the
development of affordable housing in the communities of Cambria and San Simeon Actes.

The proposed land use categories, densities, programs and standards will encourage slow and
steady growth to the urban areas which would provide more County services due to the
increased revenues from additional property and sales tax. This growth will also result in
more employment opportunities for construction and new business employment. This, in
turn would have a positive economic benefit.

The foregoing benefits and considerations outweigh the unavoidable water supply and traffic
impacts identified in Section IV of the above Findings. For this reason, the Board of
Supervisors finds that the unavoidable water supply and traffic impacts identified in Section
IV of the above Findings are acceptable.
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Board of Supervisors
Cambria and San Simeon Acres Community Plans
April 4, 2006

EXHIBIT LRP2004-00024:1

RESOLUTION




IN THE BOARD OF SUPERVISORS
COUNTY OF SAN LUIS OBISPO, STATE OF CALIFORNIA

day , 2006

PRESENT: Supervisors

ABSENT:
RESOLUTION NO. 2006 -

RESOLUTION TO AMEND THE SAN LUIS OBISPO COUNTY GENERAL PLAN, LAND USE
ELEMENT/LOCAL COASTAL PLAN, CIRCULATION ELEMENT, NORTH COAST AREA PLAN AND THE
COASTAL ZONE LAND USE ORDINANCE, AND TO ADOPT ORDINANCES ENTITLED “AN ORDINANCE
AMENDING TITLE 23 OF THE SAN LUIS OBISPO COUNTY CODE, THE COASTAL ZONE LAND USE
ORDINANCE; SECTIONS 23.05.050 AND 23.06.100 REGARDING WATER QUALITY AND DRAINAGE;
SECTION 23.05.062 REGARDING TREE REMOVAL; SECTION 23.07.170 REGARDING DEVELOPMENT
WITHIN OR ADJACENT TO ENVIRONMENTALLY SENSITIVE HABITATS; AND SECTION 23.07.172
REGARDING MINERAL EXTRACTION IN WETLANDS” AND “AN ORDINANCE AMENDING SPECIFIC
SECTIONS OF THE SAN LUIS OBISPO COUNTY COASTAL ZONE LAND USE ORDINANCE, TITLE 23 OF
THE COUNTY CODE” AND TO APPROVE THE ENVIRONMENTAL DOCUMENT.

The following resolution is now hereby offered and read:
WHEREAS, state law requires that a general plan be adopted; and

WHEREAS, the Land Use Element of the San Luis Obispo County General Plan was adopted by the
Board of Supervisors on September 22, 1980, and is a proper element of the General Plan; and

WHEREAS, on March 1, 1988, the San Luis Obispo County Board of Supervisors adopted the Local
Coastal Program as amendments and additions to the Land Use Element of the San Luis Obispo County
General Plan, specifically incorporating the Land Use Plan of the Local Coastal Program into the Land Use
Element of the General Plan hereinafter referred to as the "Land Use Element and Local Coastal Plan", and
to the San Luis Obispo County Code Titles 19, 21, and 23; and

WHEREAS, state law, public necessity, convenience and general welfare requires that general and
specific plans be amended from time to time; and

WHEREAS, the Planning Commission of the County of San Luis Obispo after noticed public
hearings did recommend amendments to the Land Use Element/Local Coastal Plan and the Coastal Zone
Land Use Ordinance - Title 23 of the County Code, adopted resolutions or otherwise took action
recommending said amendments;

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 fourth day of April,
2006, that the County General Plan, the Land Use Element/Local Coastal Plan, Circulation Element, North
Coast Area Plan, and the Coastal Zone Land Use Ordinance - Title 23 of the County Code, be amended as
follows:

1. Amend the San Luis Obispo County General Plan, Land Use Element/Local Coastal Plan, Circulation
Element, North Coast Area Plan, as appears on Exhibit LRP 2004-00024:B which is attached hereto and
incorporated herein as though fully set forth; and pursuant to Public Resources Code, section 30514,
authorize its submittal to the California Coastal Commission for consideration and certification.

2. Amend the San Luis Obispo County General Plan, Land Use Element/Local Coastal Plan, Circulation
Element, North Coast Area Plan, official maps, as appears on Exhibits LRP 2004-00024:C which is attached
hereto and incorporated herein as though fully set forth; and pursuant to Public Resources Code, section
30514, authorize its submittal to the California Coastal Commission for consideration and certification.

3. Amend the San Luis Obispo County General Plan, Land Use Element/Local Coastal Plan, Cambria Design
Plan, as such amendment appears on Exhibit LRP 2004-00024:D which is attached hereto and incorporated
herein as though fully set forth; and pursuant to Public Resources Code, section 30514, authorize its
submittal to the California Coastal Commission for consideration and certification.




4. Amend the San Luis Obispo County General Plan, Land Use Element/Local Coastal Plan, North Coast
Area Plan, as appears on Exhibit LRP 2004-00024:E which is attached hereto and incorporated herein as
though fully set forth; and pursuant to Public Resources Code, section 30514, authorize its submittal to the
California Coastal Commission for consideration and certification.

5. Amend the San Luis Obispo County General Plan, Land Use Element/Local Coastal Plan, Circulation
Element, North Coast Area Plan, official maps, as appears on Exhibits LRP 2004-00024:E which is attached
hereto and incorporated herein as though fully set forth; and pursuant to Public Resources Code, section
30514, authorize its submittal to the California Coastal Commission for consideration and certification.

6. Adopt, enact and instruct the Chairman of the Board of Supervisors to sign "An Ordinance Amending
Title 23 of the San Luis Obispo County Coastal Zone Land Use Ordinance, Title 23 of the San Luis Obispo
County Code, the Coastal Zone Land Use Ordinance; Sections 23.05.050 and 23.06.100 regarding Water
Quality and Drainage; Section 23.05.062 Regarding Tree Removal; Section 23.07.170 Regarding
Development within or adjacent to Environmentally Sensitive Habitats; and Section 23.07.172 Regarding
Mineral Extractions in Wetlands" which is attached hereto and incorporated herein as though fully set forth

7. Adopt, enact and instruct the Chairman of the Board of Supervisors to sign "An Ordinance Amending
Specific Sections of the San Luis Obispo County Coastal Zone Land Use Ordinance, Title 23 of the County
Code" which is attached hereto and incorporated herein as though full set forth.

BE IT FURTHER RESOLVED AND ORDERED that the environmental documents for the above
enacted amendments be approved as follows:

1. Regarding the Certified Final Environmental Impact Report (FEIR) as certified by the Board of
Supervisors acting as lead agency, the Board of Supervisors hereby reviewed and considered the information
contained in the FEIR. Further, the Board of Supervisors hereby adopts the recommended findings which
aré attached hereto as Exhibit LRP2004-00024:H and incorporated herein as though fully set forth.

BE IT FURTHER RESOLVED AND ORDERED that this resolution shall become operative
automatically, pursuant to 14 California Code of Regulations §13551(b)(1), upon the certification by the
California Coastal Commission and upon acknowledgment by the San Luis Obispo County Board of
Supervisors of receipt of the Commissions's resolution of certification pursuant to 14 California Code of
Regulations §13544. In the event that the California Coastal Commission recommends modifications to said
amendments, the amendments with modification shall be processed in accordance with Government Code
§ 65350 et seq., before final local government adoption of the amendments with the modifications suggested
by Coastal Commission pursuant to 14 California Code of Regulations §13551(b)(2), or before the Board
of Supervisors resubmits, pursuant to Public Resources Code Section 30512 and 30513, any additional
amendments to satisfy the Commission's recommended changes.

BEITFURTHER RESOLVED AND ORDERED that in accordance with Government Code Section
25131, after reading of the title of the ordinances, further reading of the ordinances in full is waived.

BE IT FURTHER RESOLVED AND ORDERED that this resolution shall be effective on the same
date as Ordinances and said date
being , 2006.




Upon motion of Supervisor
the following roll call vote, to wit:

AYES: Supervisors
NOES:
ABSENT:

ABSTAINING:

The foregoing resolution is hereby adopted.

ATTEST

County Clerk and Ex-Officio Clerk
of the Board of Supervisors,
County of San Luis Obispo,

State of California

[SEAL]

APPROVED AS TO FORM AND LEGAL EFFECT:

JAMES B. LINDHOLM, JR.

ounty Coubsel

2.z 06

Dated:

, seconded by Supervisor , and on

Chairman of the Board of Supervisors
of the County of San Luis Obispo,
State of California




EXHIBIT LRP2004-00024:B
LAND USE ELEMENT AND LOCAL COASTAL PLAN
Amend the North Coast Area Plan, Part Il of the Land Use Element/Local Coastal
Plan as shown in the Board of Supervisors Approved Draft Cambria and San

Simeon Acres Community Plans of the North Coast Area Plan dated April 2006.

The Board of Supervisors Approved Draft is on file with the Clerk of the Board.




EXHIBIT LRP2004-00024:C
OFFICIAL MAPS
Amend the North Coast Area Plan, Official Maps, Part Il of the Land Use

Element/Local Coastal Plan as shown in the Board of Supervisors Approved

Draft Cambria and San Simeon Acres Community Plans of the North Coast Area
Plan dated April 2006.

The Board of Supervisors Approved Draft is on file with the Clerk of the Board.



EXHIBIT LRP2004-00024:D
CAMBRIA DESIGN PLAN
Amend the Cambria Design Plan, adopted by reference in the North Coast Area
Plan, Part Il of the Land Use Element/Local Coastal Plan, as shown in the Board

of Supervisors Approved Draft Cambria and San Simeon Acres Community
Plans of the North Coast Area Plan dated April 2006.

The Board of Supervisors Approved Draft is on file with the Clerk of the Board.




EXHIBIT LRP2004-00024:E

*Text not proposed for any change looks like this. Text proposed to be added looks like this. Fext-proposed-to-be
Jeteted-looks-fike-this:*

13. Fiscalini Ranch. TheRanch— The following standards #through—9 apply onty to the
area designated on Figure 5 7-5 as Fhe Fiscalini Ranch.

A. Limitation on Use.

=

Recreation Land Use Category. Uses shall be limited to Outdoor Sports &

Recreation, Passive Recreation, Crop Production & Grazing,
Communications Facilities, Coastal Accessways, Public Assembly &

Entertainment, Temporary Events. One Caretaker Residence, Residential
Accessory Use, Fisheries & Game Preserves, Water Wells & Impoundments,

and Pipelines & Transmission Lines. Utilities shall be installed underground
rather than by the use of poles and overhead lines.

g

Open Space Land Use Category. Uses shall be limited to Outdoor Sports &
Recreation, Passive Recreation, Crop Production & Grazing,
Communications Facilities, Coastal Accessways, Temporary Events,

One Caretaker Residence, Residential Accessory Use, Water Wells &
Impoundments, and Pipelines & Transmission Lines.

Figure 7-5: Fiscalini Ranch



B. Pedestrian and Bicycle Path - East Ranch Area. A pedestrian and bicycle path
shall be installed along Santa Rosa Creek at the time of development consistent with
the environmentally sensitive habitat area policies of the Land Use Element.




Peadds 4 £ txsaal 14 1 Lomalest ta] +acd—4 4] 4
U. DOUTCAlIUIN UT dCI VIV CUIIUL A TACTITIT Y SILC TUOLAILAL TU DVI VL LIV CULIIHIUIIITY .

Nads fa £ 1 4+ 1 1t stlnaan—tla M e e £
. TTCUILAUIUITNOT dINVTVIITVITUAL ySUITUUT S IC W ALLHILL v proujcl-alva UImpiuviolvll Ul

| N atae 4 +. =i M ‘
d- Retirement-of-water-and-sewerpermits-from-steep-and-heavily forested25




g SAMLUIS 0BISFOCOUNTY DEPARTHMENT OF PLANNING AND BUILDING
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gr— EXHIBIT s
Exhibit E: Land Use Category
Change REC, PF, RMF, CR to OS and REC
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ORDINANCE NO.

AN ORDINANCE AMENDING TITLE 23 OF THE SAN LUIS OBISPO COUNTY CODE, THE
COASTAL ZONE LAND USE ORDINANCE; SECTIONS 23.05.050 AND 23.06.100
REGARDING WATER QUALITY AND DRAINAGE; SECTION 23.05.062 REGARDING TREE
REMOVAL; SECTION 23.07.170 REGARDING DEVELOPMENT WITHIN OR ADJACENT TO
ENVIRONMENTALLY SENSITIVE HABITATS; AND SECTION 23.07.172 REGARDING
MINERAL EXTRACTION IN WETLANDS

The Board of Supervisors of the County of San Luis Obispo ordains as follows:

SECTION 1: Section 23.05.050 [Drainage Standards] of the Coastal Zone land Use
Ordinance, Title 23 of the San Luis Obispo County Code, is hereby amended by adding new
section 23.05.050f to read as follows:

f. Parking lots and paved areas. Parking lots and other paved areas where automobiles are
parked that are 1.0 actes or greater in size shall be equipped with sediment and gtrease traps, and
shall be subject to a petiodic maintenance program which are funded and carried out by the
propetty owner.

SECTION 2: Section 23.05.062b2 [Exceptions to Tree Removal Permit Requirements]
of the Coastal Zone land Use Ordinance, Title 23 of the San Luis Obispo County Code, is
hereby amended to read as follows:

2. In a hazardous condition which presents an immediate danger to health or property as
determined by a county inspection provided that such removal is allowed by letter of the
Planning Director and subject to the standards of Section 23.05.064 (Tree Removal
Standards); or

SECTION 3: Section 23.06.100 {Water Quality] of the Coastal Zone land Use
Ordinance, Title 23 of the San Luis Obispo County Code, is hereby amended by adding new
section 23.06.100a to read as follows:

a. Standards for Preventing Polluted Runoff Impacts from Non-point Sources. Land use
permit applications that require disctetionary review shall be designed and located to avoid
significant adverse impacts to streams, tidepools, sensitive plants, riparian vegetation, agricultural
lands, and other environmentally sensitive habitat ateas from surface water runoff and
wastewatet. The following shall apply to new development:

3. Where potentially significant adverse impacts might occur, new development shall assess
potential pollutants resulting from the development project, as well as the potential
impacts of those pollutants on nearby waterways and agricultural lands. Proposed new
development shall furthermore be consistent with Central Coast Basin Plan’s current
water quality objectives for ocean waters, inland surface waters, enclosed bays, and
estuaries.

Where polluted surface watet runoff might occur as the result of a proposed
development project, the proposed project shall be evaluated for potential impacts
critical waterway components, such as: dissolved oxygen, pH, suspended material,




oil/grease, sediment, turbidity, temperature, toxicity, pesticides, chemicals, etc. Where
applicable, measures shall be developed and implemented to mitigate potentially
significant adverse impacts (e.g., establish a vegetation “filter” strip between a waterway
and development).

SECTION 4: Section 23.07.170a [Environmentally Sensitive Habitats] of the Coastal
Zone land Use Ordinance, Title 23 of the San Luis Obispo County Code, is hereby amended to
read as follows:

a. Application content. Unless a comprehensive program or list of Planning Area or Coastal
Zone Land Use Ordinance standards already exists, and mitigation measures have already been
identified that will reduce potential impacts to less than significant levels, and the proposed
project will incorporate all feasible mitigation measures, a land use permit application for a
project on a site located within or adjacent to an Environmentally Sensitive Habitat shall also
include a repott by a biologist approved by the Environmental Coordinator that:.

§)) Evaluates the impact the development may have on the habitat, and whether the
development will be consistent with the biological continuance of the habitat. For those
environmentally sensitive habitat areas which are only seasonally occupied, or where the
ptesence of the species can best be determined during a certain season (e.g., an
anadromous fish species or annual wildflower species), the field investigation(s) must be
conducted during the apptopriate time to maximize detection of the subject species. The
report shall identfy possible impacts, their significance, mitigation measutes required to
reduce impacts to less than significant levels, and a program for monitoring and
evaluating the effectiveness of the mitigation measures.

) Is complete, current, and meets established standards for report content and assessment
methodology. Report standards shall be consistent with CEQA guidelines, and
incorporate the recommendations of the California Department of Fish and Game, U.S.
Fish and Wildlife Service, Marine Mammals Commission, and National Marine Fisheries
Service, as appropriate.

3) Evaluates development proposed adjacent to environmentally sensitive habitats to
identify significant negative impacts from noise, sediment and other potential
disturbances that may become evident during project review.

©) Identifies the biological constraints that need to be addressed in designing development
that would fist avoid, then minimize impacts to ESHA. These identified constrains will
be used by the County to evaluate, and require implementation of project design
alternatives that result in impacts to ESHA being avoided and unavoidable impacts
minimized. This shall also include assessment of impacts that may result from the
application of fire safety requirements.

) Verifies that applicable setbacks from the habitat area required by Sections 23.07.170 to
23.07.178 are adequate to protect the habitat or recommends greater, more appropriate
setbacks.

6) Critically evaluate “after-the-fact” permit applications where unpermitted developmen
has illegally encroached into setback areas before off-site mitigation is considered.



Evaluate all options of restoting and enhancing the pre-existing on-site habitat values.
Off-site mitigation consisting of teplacing the area of disturbance with like habitat at a
minimum of 3:1 ratio shall be an additional requirement to offset the temporary impacts
of the violation and address the potential for restoration efforts to fail.

SECTION 5: Section 23.07.170d and e [Environmentally Sensitive Habitats] of the

Coastal Zone land Use Ordinance, Title 23 of the San Luis Obispo County Code, is hereby
amended to read as follows:

d.

Alternatives analysis required. Construction of new, improved, or expanded roads, bridges
and other crossings will only be allowed within required setbacks after an alternatives analysis
has been completed. The alternatives analysis shall examine at least two other feasible locations
with the goal of locating the least environmentally damaging alternative. When the alternatives
analysis concludes that a feasible and less environmentally damaging alternative does not exist,
the bridge or road may be allowed in the proposed location when accompanied by all feasible
mitigation measutes to avoid and/or minimize adverse environmentally effects. If however, the
alternatives analysis concludes that a feasible and less-environmentally damaging alternative does
exist, that alternative shall be used and any existing bridge or road within the setback shall be
removed and the total area of disturbance restored to natural topography and vegetation.

Development standards for envitonmentally sensitive habitats. All development and land
divisions within or adjacent to an Environmentally Sensitive Habitat Area shall be designed and
located in a manner which avoids any significant disruption or degradation of habitat values.
This standard requires that any project which has the potential to cause significant adverse
impacts to an ESHA be redesigned or relocated so as to avoid the impact, or reduce the impact
to a less than significant level.

(1) Development within an ESHA. In those cases where development within the ESHA
cannot be avoided, the development shall be modified as necessary so that it is the least
environmentally damaging feasible alternative. Development shall be consistent with the
biological continuance of the habitat. Circumstances in which a development project
would be allowable within an ESHA include:

it Mitigation. Restoration or management measures required to protect the
resource. Where feasible, damaged habitats shall be restored as a condition of
development approval.

1. Coastal accessways. Public access easements and interpretive facilities such as
nature trails which will improve public understanding of and support for
protection of the resource.

. Public services and utilities. Essential public services and utilities, such as
Highway One, which cannot be feasiblely located elsewhere and are designed to
avoid any significant disruption of the ESHA.

iv. Resource-dependent uses. Where the project results in loss (i.e., permanent
convetsion) of habitat area, replacement habitat shall be provided in accordance
with California Department of Fish and Game and/or U.S. Fish and Wildlife

Service tecommendations. Generally, replacement habitat must be provided at g%

recognized ratios to successfully reestablish the habitat at its previous size, or asg




©)

S)

)

is deemed appropriate in the particular biologic assessment(s) for the impacted
site. Replacement habitat, whenever feasible, shall be of the same type as is lost
("same-kind") and within the same biome ("same-system").

Standards for nonconforming development in ESHA's. Where the County is obligated
to allow development in an ESHA on the basis that a constitutional taking would
otherwise result, the following standards shall apply with respect to development:

L Avoidance of takings. The amount and type of development allowed shall be the
least that would allow for reasonable economic use.

ii. Mitigation required. All significant adverse impacts to the ESHA shall be fully
mitigated.

Steelhead stream protection: Net loss stream diversions prohibited. Diversions of
surface and subsurface water will not be allowed where a significant adverse impact on
the steelhead run, either individually or cumulatively, would result.

Diversion dams, water supply wells which tap the subflow, and similar water supply
facilities which could significantly harm the steelhead run in any of these streams shall
not be allowed. Exceptions may be considered only where the impact is fully mitigated
and no significant disruption would result. Techniques for impact avoidance include:

i Limiting diversions. Limiting diversions to peak winter flows exceeding the
amount needed to maintain the steelhead runs, with off-stream storage where
year-round water supplies are desired.

il. Protecting water quality. Treating diverted water after use, and returning it to
the watershed of origin in like quantities and qualities; and

1. Supplementing flows. Supplementing stream flows with water imported from
sources that do not exacerbate impacts on steelhead or salmon runs elsewhere.

Other prohibited uses. Prohibited development activities include:

L Placement of barriers to fish. In-stream barriers to sensitive freshwater species
migration, including types of dams not covered above, weirs, and similar
obstacles which would substantially interfere with normal migration patterns,
except where mitigated to less than significant levels (e.g., with fish ladders or
other effective bypass systems).

1. Destruction of rearing habitats. Development which would cause loss of

spawning or rearing habitat through flooding, siltation or similar impacts.

1il. Disturbance or removal of native riparian vegetation on the banks of streams.
Locations constituting an exception to this requirement are:

a. In-between stream banks when essential for flood control purposes;



iv.

C.

On roads, trails, ot public utility crossings where there is no feasible
alternative and no significant disruption would result; and

For native habitat restoration and protection projects.

Interference with fish migration. Any other development activity that would
raise overall stream temperatutes to unfavorable levels, or that would interfere
with normal fish migration and movement within the stream.

Breaching. Breaching of the beach berm, where such berm creates a coastal
lagoon that provides summer reating habitat for juvenile steelhead and/or other
sensitive aquatic species. Exceptions shall be authorized only where such
breaching reptesents the least environmentally damaging feasible alternative for
relieving a flood hazard, public health hazard, or water pollution problem. In
the event that a breach is authorized, it shall be conducted subject to the
following standards:

a.

Artificial breaching of a sand bar or beach berm containing a coastal
lagoon is considered coastal development, therefore a coastal
development permit must be obtained prior to breaching activity.

As approptiate, permits for creek mouth breaching must also be
obtained prior to commencement of any work from California
Department of Fish and Game, the U.S. Army Corps of Engineets, the
Montetey Bay National Marine Sanctuary (if applicable), the Regional
Water Quality Control Board, and all other concerned agencies prior to
the breaching. In many cases, the required coastal development permit
must be obtained from the California Coastal Commission instead of, or
in addition to, the County, because the lagoon/creek mouth will be
located entitely or partially within the State’s retained jurisdiction.

Because of the unique nature of individual creekmouth environments,
breaching standards must be designed specifically for each location
where breaching activity will occur.

Development of a creek mouth breaching plan for each site shall include
consideration of the following:

1. Use of feasible available alternatives, to eliminate the practice of
artificial breaching if possible.

2. - Thorough study of affected rare, threatened, or endangered
species and habitat, in particular steelhead trout, and tidewater
goby.
3. Review of mitigation options as compensation for
environmental damage caused by breaching. \\Q
4. Public access impacts. aal
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5. Public health impacts.
6. Public safety impacts.

7. Review of historic and projected flooding of public and private
properties, agricultural lands, and habitat.

8. Monitoring of lagoon and stream water quality.

9. Creation of a monitoring plan for each individual breaching
incident, and a long-term monitoring plan to study lagoon
health and the impacts of breaching on the lagoon.

(5) Grading adjacent to Environmentally Senstive Habitats shall conform to the provisions
of Section 23.05.034¢ (Grading Standards).

SECTION 6: Section 23.07.172e1 [Site Development Standards] of the Coastal Zone
land Use Ordinance, Title 23 of the San Luis Obispo County Code, is hereby amended to read
as follows:

@ Diking, dredging, or filling of wetlands: Diking, dredging, or filling activities in
wetland areas under county jurisdiction shall be allowed only to the extent that they are
consistent with Environmentally Sensitive Habitats Policy 11 of the San Luis Obispo
County Coastal Plan Policies, and shall not be conducted without the property owner
first securing approval of all permits required by this title. Mineral extraction is not an
allowed use in a wetland.

SECTION 7: That the Board of Supervisors has considered the initial study prepared
and conducted with respect to the matter described above. The Board of Supervisors hereby,
as a result of its consideration, and the evidence presented at the hearings on said matter,
certifies that the FEIR has been prepared and completed in compliance with the California
Environmental Quality Act, California Public Resources Code Section 21000 et seq. and the
Board of Supervisors reviewed and considered the information contained in the FEIR prior to
approving the amendments and that the FEIR reflects the lead agency’s independent
judgement and analysis. Further, the Board of Supervisors hereby adopts the recommended
findings of the County Environmental Coordinator which are attached hereto and incorporated
herein as though fully set forth.

SECTION 8: If any section, subsection, clause, phrase or portion of this ordinance is for
any reason held to be invalid or unconstitutional by the decision of a court of competent
jurisdiction, such decision shall not affect the validity or constitutionality of the remaining portion
of this ordinance. The Board of Supervisors hereby declares that it would have passed this
ordinance and each section, subsection, clause, phrase or portion thereof irrespective of the
fact that any one or more sections, subsections, sentences, clauses, phrases or portions be

declared invalid or unconstitutional. w



SECTION 9: This ordinance shall become operative only upon approval by the
California Coastal Commission and upon acknowledgment by the San Luis Obispo County
Board of Supervisors of receipt of the Commission's resolution of certification.

SECTION 10: This ordinance shall take effect and be in full force on and after 30 days
from the date of its passage hereof. Before the expiration of 15 days after the adoption of this
ordinance, it shall be published once in a newspaper of general circulation published in the
County of San Luis Obispo, State of California, together with the names of the members of the
Board of Supervisors voting for and against the ordinance.

INTRODUCED at a regular meeting of the Board of Supervisors held on

the day of , 20 , and PASSED AND ADOPTED
by the Board of Supervisors of the County of San Luis Obispo, State of California, on the

day of , 20__, by the following roll call vote, to wit:
AYES:
NOES:

ABSENT: None

ABSTAINING: None

Chairman of the Board of Supervisors,
County of San Luis Obispo,
State of California

ATTEST:

County Clerk and Ex-Officio Clerk
of the Board of Supervisors
County of San Luis Obispo, State of California

[SEAL]




ORDINANCE CODE PROVISIONS APPROVED
AS TO FORM AND CODIFICATION:

JAM [ IOLM\JR.

County Counsel

By:
Deputy County Counsel

Dated: 3.Z [-O6




ORDINANCE NO.

AN ORDINANCE AMENDING SPECIFIC SECTIONS OF THE
SAN LUIS OBISPO COUNTY
COASTAL ZONE LAND USE ORDINANCE,
TITLE 23 OF THE COUNTY CODE

The Boatd of Supervisors of the County of San Luis Obispo ordains as follows:

SECTION 1: The amendments to the text of Patts I and II of the Land Use Element of the San
Luis Obispo County General Plan and the amendments to the official Land Use Element maps adopted by
Boatd of Supervisors Resolution No. 2006 - ___ are hereby adopted and included as part of this ordinance
and Section 23.01.022 of the Coastal Zone Land Use Ordinance as though they were fully set forth herein.

SECTION 2: If any section, subsection, sentence, clause, or phrase of this ordinance is for any
reason held to be invalid or unconstitutional by the decision of a court of competent jurisdiction, such
decision shall not affect the validity or the constitutionality of remaining portions of this ordinance. The
Board of Supervisors hereby declates that it would have passed this ordinance and each section, subsection,
sentence, clause, or phrase thereof irrespective of the fact that any one of more sections, subsections,
sentences, clauses, or phrases be declared invalid or unconstitutional.

SECTION 3: This ordinance shall take effect and be in full force and effect thirty (30) days after
its passage and before the expiration of fifteen (15) days after passage of this ordinance, it shall be published
once with the names of the members of the Board of Supervisors voting for and against the ordinance in
a newspapet of general circulation published in the County of San Luis Obispo, State of California.

SECTION 4: Section 1 of this ordinance shall become operative immediately only upon approval
without any modifications by the California Coastal Commission and upon acknowledgment by the San Luis

Obispo Board of Supervisors of receipt of the Commission's resolution of certification.

PASSED AND ADOPTED by the Board of Supervisors of the County of San Luis Obispo, State

of California on the day of , 2006, by the following roll call vote, to wit:

AYES:

NOES:

ABSENT: w
ABSTAINING:

Chairman of the Board of Supervisors of the County
of San Luis Obispo, State of California



ATTEST:

County Cletk and Ex-Officio Clerk of the Board of Supervisors,
County of San Luis Obispo, State of California

[SEAL]
ORDINANCE CODE PROVISIONS
APPROVED AS TO FORM AND CODIFICATION:

JAMES B. LINDHOLM, JR., County Counsel

y; ‘ .; &( |

punty Counlel

Dated: ?)' 2—-! * Og




EXHIBIT LRP2004-00024:G
FINAL EIR

The Final EIR was provided under separate cover and is on file with the Clerk of
the Board.



EXHIBIT LRP2004-00024:H

CEQA FINDINGS




FINDINGS OF FACT AND STATEMENT OF OVERRIDING
CONSIDERATIONS

FOR

The Cambria and San Simeon Acres Community Plans Update
of the North Coast Area Plan

(ED04-503)
(SCH# 2004091020)
Prepared By:
Depattment of Planning and Building County of San Luis Obispo

Aptil 2006




PLANNING COMMISSION RECOMMENDED DRAFT

By virtue of the Planning Commission’s changes, the Public Hearing Draft (the “Proposed
Project” described in the EIR) has been revised to incorporate aspects of both the Public
Hearing Draft and the Decreased Development Alternative. This “Planning Commission
Recommended Draft” is within the range of alternatives considered in the EIR. The
Planning Commission Recommended Draft’s direction to furthet reduce buildout potential
will generally result in fewer environmental impacts when compared to the Proposed
Project.

Environmentally Superior Alternative

The Planning Commission Recommended Draft is considered to be the Environmentally Superior
Alternative because it would result in a smaller population than the Public Hearing Draft,
placing less demand on the water supply and other natural resources and the traffic
circulation system.

The Board of Supervisor’s changes to the Planning Commission Recommended Draft,
which resulted in the Board of Supervisor’s Approved Draft, are minor. The analysis in the
EIR and the recotd as a whole is adequate to conclude that the potential impacts of the
Boatd of Supervisor’s Approved Draft and the Planning Commission Recommended Draft
are equivalent.




FINDINGS OF FACT
I. THE FINAL ENVIRONMENTAL IMPACT REPORT

The Board of Supervisors of the County of San Luis Obispo hereby certifies the Final
Environmental Impact Report (State Clearinghouse Number 2004091020) for the Cambria
and San Simeon Acres Community Plans of the North Coast Area Plan which consists of
the Draft EIR, the responses to comments on the Draft EIR, a list of persons and agencies
commenting on the Draft EIR, the Mitigation Monitoring Program, these findings of fact,
the Staff Reports, and any associated attachments (collectively referred to as the Final EIR).

A. The Board of Supervisors finds that changes or alterations have been incorporated
into the project to mitigate or avoid significant impacts. These changes or alterations
include mitigation measures and project modifications outlined herein and set forth
in more detail in the October 2005 Final EIR.

B. Based on the consideration of the record as a whole, the Board of Supervisors finds
that the benefits of the project as identified in the Final EIR outweigh the
unavoidable adverse water and traffic impacts to the extent that the unavoidable
adverse environmental impacts become “acceptable”.

C. The Board of Supervisors finds that the project as approved includes an approptiate
Mitigation Monitoring Progtam. This mitigation monitoring program ensutes that
measures that avoid or lessen the significant project impacts, as required by CEQA
and the State CEQA Guidelines, will be implemented as described.

D. The Board of Supervisors finds that the October 2005 Final EIR was prepared in
accordance with CEQA and the State CEQA Guidelines. A Draft EIR was
circulated for public review and comment from May 18, 2005 to July 6, 2005. All
comments received have been responded to, and the responses and any resulting
changes have been included in the Final EIR.

E. The Board of Supervisors has received, reviewed, and considered the information
contained in the Final EIR, all hearing and submissions of testimony from the public
and other agencies and organizations.

F. The Board of Supervisors further finds that the Final EIR reflects the Lead Agency’s
independent judgment and analysis.

Thetefore, the Board of Supervisors makes specific findings of overriding consideration
pursuant to CEQA Guidelines, Section 15093[c]. Based on these findings, and in
compliance with the California Environmental Quality Act, the County of San Luis Obispo
finds the project may: 1) have a significant effect on the environment, 2) that these effects
will not be eliminated or substantially lessened by feasible mitigation measures, and 3) the
tremaining significant effects that are unavoidable are acceptable due to overriding concerns.



II. DESCRIPTION OF PROJECT

Project Histoty - Progression from Public Hearing Draft to Board of Supetvisor’s
Approved Draft

The Public Hearing Draft of the Cambria and San Simeon Acres Community Plans of the
North Coast Area Plan (Public Hearing Draft) is part of the County’s continuing efforts to
update the Notth Coast Area Plan. The Public Hearing Draft is the “Proposed Project”
described in the EIR. The Public Hearing Draft was prepated and circulated for public
comment prior to the Planning Commission’s consideration.

Through the Planning Commission’s review, many changes were made to the Public Hearing
Draft based on public comment and input from other agencies. Notable changes include
those necessary to bring about consistency with known components of the Cambria
Community Setvices District’s (CCSD’s) Buildout Reduction Plan. The CCSD’s Buildout
Reduction Plan will include an implementation program to permanently retire lots so that
the maximum buildout will match its identified goal of 4,650 dwelling units.

By virtue of the Planning Commission’s changes, the Public Hearing Draft (the “Proposed
Project” described in the EIR) has been revised to incorporate aspects of both the Public
Hearing Draft and the Decreased Development Alternative. This “Planning Commission
Recommended Draft” is within the range of alternatives considered in the EIR. The
Planning Commission Recommended Draft’s direction to further reduce buildout potential
will generally result in fewer environmental impacts when compared to the Proposed
Project. The Planning Commission Recommended Draft is considered to be the
Environmentally Supetior Alternative because it would result in a smaller population than
the Public Hearing Draft, placing less demand on the water supply and other natural
resources and the traffic circulation system.

The Board of Supetvisot’s changes to the Planning Commission Recommended Draft,
which resulted in the Board of Supervisor’s Approved Draft, are minor and do not raise any
new impacts not previously analyzed. The Board of Supervisor’s Approved Draft and the
Planning Commission Recommended Draft are considered equivalent and analyzed in the
Final EIR.

Project Description — Board of Supervisor’s Approved Draft
The Board of Supetvisor’s Approved Draft combines provisions from the existing plan,
previous draft plans, and recommendations from the California Coastal Commission.

Where possible, the material was made current and updated with the most recent
information available. Previously proposed land use changes requested by property ownets,
the County, and California Coastal Commission are also included. The Board of Supervisot’s
Approved Draft includes a number of proposed text and map changes to the Cambria and
San Simeon Acres pottions of the Notth Coast Area Plan, along with relevant background
information to establish the setting based on updated information. No changes to the Rural
Area standards, programs, or combining designations are proposed as part of this project.
Also proposed ate related text changes to sections of the Cambria Design Plan and the
Coastal Zone Ordinance.




SETTING

The communities of Cambria and San Simeon Actes ate located within the North Coast
Planning Area of San Luis Obispo County. This planning area is bound by the
Monterey/San Luis Obispo County Line to the north, Point Estero to the south, and to the
east the Coastal Zone boundary below the main ridge of the Santa Lucia range. The
Community Plan Update pertains to the areas within the Urban Resetrve Line of Cambria,
encompassing approximately 2, 412 actes, and the Village Reserve Line of San Simeon
Acres, encompassing approximately 80 actes.

ASSESSOR PARCEL NUMBER: Numerous SUPERVISORIAL DISTRICT #: 2

TEXT CHANGES

The numerous changes to the text of the current plan considered in the Board of
Supervisor’s Approved Draft wete evaluated in the Final EIR. These changes are shown in
undetline and strikeout in the Board of Supervisot’s Approved Draft. The most significant
changes are summarized below.

Buildout reduction measures: The Board of Supervisor’s Approved Draft reduces potential
buildout from a maximum of approximately 12,000 units to 2 maximum of approximately
6,000 units based solely on standards. Programs in the plan - including lot consolidation and
tetitement, county-owned surplus lot programs to keep surplus lots in public ownership, and
small lot-open space districts — will reduce potential buildout even furthet. Finally, the
CCSD’s Builout Reduction Plan will include an implementation program to permanently
retire lots so that the maximum buildout will match its identified goal of 4,650 dwelling
units.

Addition of new goals for planning: A section has been added to Chapter 1 to provide direction
for the communities of Cambria and San Simeon Acres. These general goals, together with
other parts of the Land Use Element and Local Coastal Program, provide the basic plan for
the area for the next 20 years.

Incorporation of modifications proposed by the Coastal Commission: The Board of Supetvisor’s
Approved Draft incorporates Coastal Commission recommended modifications to the plan
otiginally submitted to the Commission in 1997. Also incorporated are recommendations
made through Periodic Review. In order to identify the source of proposed tevisions, special
symbols are included at the end of most of the relevant paragraphs.

Update of background data: Population, economic, land use, water, sewage disposal, schools, air
quality and other data have been updated to establish the setting from which future
development will be analyzed.

Programs: “Programs” are non-mandatory actions or policies recommended to achieve
community or area-wide goals and objectives identified in the plan. New programs and
tevisions to existing programs ate proposed for public services, land use, citculation,
combining designations, and public facilities.
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Programs and standards to reduce environmental impacts: Programs and standards have been added
ot revised to implement measures identified to reduce environmental impacts associated
with development. Some ate the result of mitigation measures identified in the 1996 North
Coast Area Plan EIR. Added or revised standatds and programs include: landscape
requirements; expanded SRA standards regarding point-source discharges, Monterey pine
forest, flood hazards, and Santa Rosa Creek; standards for development within view of
Highway One; lot consolidation and retirement, county-owned surplus lot program to keep
surplus lots in public ownership, and Small Lot — Open Space District, lot consolidation, and
Transfer of Development Credits programs.

New “Coastal Access” Chapter: Chapter 8 of the Board of Supervisor’s Approved Draft
provides a list of County goals, policies, standards, and ordinances pertinent to coastal access
in the planning area. This chapter works together with Appendix A to provide a
comprehensive reference to existing and potential public access within Cambria and San
Simeon Acres. Appendix A contains a Coastal Access Inventory which will be periodically
revised so that the information remains current and relevant.

Residential Design Criteria and Footprint and Gross Structural Area Limitations: Footprint and Gross
Structural Area limitations are included to reduce visual, drainage, and biological impacts of
development. Residential Design Criteria are included to reduce residential building mass
and maintain a small scale community character.

MAPS

The proposed changes to land use categories and combining designations considered by
Board of Supetvisor’s Approved Draft wete evaluated in the Final EIR. Please refer to the
land use categories and combining designations maps located after Chapter 7 in the Board of
Supervisot’s Approved Draft. The most significant changes are described below.

Cambria Land Use Category Changes
CCSD: Change the land use category of a currently vacant 1.4-acre parcel from Residential

Single Family (RSF) to Commercial Retail (CR), consistent with adjacent parcels.

Connelly: Change the land use category from Residential Multi Family (RMF) and Office
Professional (O/P) to RMF and CR, resulting in approximately 1.5 acres of RMF and 2.25
acres of CR. This change retains RMF property while moving commercial area to a more
appropriate location along Main Street to encourage pedestrian activity.

Kreps/ Meltzer: Change the land use category from CR to RMF on all parcels in Tract 226 on
approximately 4 acres on MacLeod Way, consistent with adjacent parcels.

Rhodes/ Crawford: Change the land use categoty from RSF and RMF to Agriculture (AG)
consistent with the remainder of the parcel on the east side of Highway One. Move the
Urban Reserve Line (URL) to be co-terminus with the Urban Services Line (USL).

J. Patrick House: Change the land use category from RMF to Recreation (REC) on Burton
Drive between Eton Road and Patterson Place, consistent with the current operation of {l
propetty as a bed and breakfast.




State Parks: Change the land use category on the state owned parking lot on the north side of
Santa Rosa Creek from Open Space (OS) to REC to reflect existing use and development.

East Ranch Flood Plain: Change the land use category of a 47.4-acre parcel from REC to OS,
an 18.1-acre parcel from RMF to REC, and a 10-acre parcel from CR to REC in accordance
with the East West Ranch Management Plan and Conservation Easement.

South Cambria: Change the land use category on a 43-acte parcel from RS to Rural Lands
(RL) and move the URL and USL so that the parcel is in the rural area.

West Ranch: Change the land use category on 170 acres located between Lodge Hill and Park
Hill from RSF to OS, consistent with the East West Ranch Management Plan and
Conservation Easement.

MidState Bank: Change the land use category on 1.5 acres located on Main Street near
Cambria Drive from REC to CR to reflect the existing bank use.

Santa Rosa Creek: Change the land use category along Santa Rosa Creek from various
categoties to OS to protect the creek and riparian habitat.

CCSD/ Babringer: Change the land use category on 6 acres located on Main Street from RMF
to PF to reflect CCSD ownership and reduce buildout.

CCSD small lot properties: Change the land use category from seven small lots owned by the
CCSD from RSF to REC to treflect CCSD ownership and reduce buildout.

Cambria Combining Designation Changes
SRA and TH adjusiment: Expand the tertestrial habitat combining designation to include

additional areas such as Happy Hill and Park Hill that are part of the Monterey pine forest
area.

Historic Combining Designations: Add the Historic combining designation to structures greater
than 50 years old that are identified by the Cambria Historical Society as potentially historic.

Visitor-Serving Areas: Move the visitor serving combining designation will be moved from two
individual properties to the East and West Villages.

Geologic Study Area: Include the entire urban area of Cambria within the GSA Combining
Designation, consistent with existing CZLUO and Safety Element standards.

ESHA: Designate an existing stream at the Eady Motel site as an Environmentally Sensitive
Habitat due to the important habitat provided by the stream and riparian-areas.

San Simeon Acres Land Use Category Changes

Terminons of Balboa Avenne: Re-designate one parcel northwest of the terminus of Balboa
Avenue developed with an existing sewer plant from Residential Multi Family to Public 7
Facility




East and West of Highway One: Re-designate one patcel west of Highway One and two patcels
east of Highway One from Commercial Retail to Residential Multi Family to reflect cutrent
usage and provide more opportunity for needed multi-family housing.

San Simeon Acres Combining Designation Changes
SRA Adjustment: Remove the Sensitive Resource Area (SRA) designation from developed

lots located between the shoteline and Arroyo de Padre Juan in the southwest area of San
Simeon Acres. The North Coast Shoteline is designated as an SRA because it consists of low
marine terraces with accessible beaches and coves interspersed with rocky shorelines and
steep bluffs. The SRA designation is proposed to be removed from the area between the
shoreline and the Coastal Streams and Ripatian Vegetation designation around Arroyo de
Padre Juan because this area is already developed and no sensitive resources exist in the atea.

CAMBRIA DESIGN PLAN

The changes to the Cambria Design Plan considered by Board of Supervisor’s Approved
Draft were evaluated in the Final EIR. The Cambria Design Plan was adopted in May 2002.
The Cambria Design Plan contains goals, visions, standards, and design guidelines for new
development in Cambria’s primary commercial districts, including the East Village, West
Village, Mid-Village, and Moonstone Beach. Development standards contained in the
Cambria Design Plan have been incotporated into the Board of Supervisor’s Approved
Draft. The Cambtia Design Plan retains the goals, visions, and design guidelines, which are
flexible in theit meaning to allow for interpretation. Applications for development are
required to include a statement explaining how the proposed project has met the intent of
these goals, visions, and design guidelines.

COASTAL ZONE LLAND USE ORDINANCE

The changes to the Coastal Zone Land Use Ordinance considered by Board of Supervisor’s
Approved Draft were evaluated in the Final EIR. The proposed amendments to the Coastal
Zone Land Use Otdinance (CZLUO) includes Sections 23.05.050 and 23.06.100 regarding
water quality and drainage; Section 23.05.062 regarding tree removal; Section 23.07.170
regarding development within or adjacent to environmentally sensitive habitats; and Section
23.07.172 regarding mineral extraction in wetlands. Proposed CZLUO amendments apply to
the entire Coastal Zone. These amendments were originally proposed as area plan standards
that would apply only to atreas within the urban areas of Cambria and San Simeon Acres.
However, these amendments address Coastal Zone-wide environmental issues and are more
approptiate in the CZLUO.




II1.

PROCEDURAL FINDINGS

The County of San Luis Obispo prepared a Draft Environmental Impact Report
("Draft EIR") pursuant to the California Environmental Quality Act, Public
Resources Code, Section 21000 et seq. (CEQA), and the CEQA Guidelines,
California Code of Regulations, Title XIV, Section 15000 et seq.

A Notice of Preparation (NOP) of the Draft EIR was filed with the Office of
Planning and Research on August 31, 2004 and was circulated for public comment
from August 31, 2004 to November 1, 2004.

A Notice of Completion (NOC) and copies of the Draft EIR were distributed to the
State Clearinghouse on May 18, 2005, to those public agencies that have jurisdiction
by law with respect to the Project, and to other interested parties and agencies. The
comments of such persons and agencies were sought.

An official forty-five (45) day public review period for the Draft EIR was established
by the State Clearinghouse. The public review period began on May 18, 2005 and
ended on July 6, 2005.

A Notice of Availability (NOA) was distributed to all interested groups,
organizations, and individuals on May 18, 2005, for the Draft EIR. The Notice of
Availability stated that the County of San Luis Obispo had completed the Draft EIR
and that copies were available at the Department of Planning and Building County
Government Center San Luis Obispo. The letter also indicated that the official
forty-five day public review period for the Draft EIR would end on July 5, 2005.

A public notice was placed in the Tribune on May 18, 2005, which stated that the
Cambria and San Simeon Actes Community Plans of the North Coast Area Plan
Draft EIR was available for public review and comment. A public notice was posted
with the San Luis Obispo County Clerk/Recorder’s Office on May 18, 2005.

Following closure of the public comment period, the Final EIR was prepared to
incorporate all comments received and the County’s responses to the comments.
The comments did result in changes to the Draft EIR text, however, the changes do
not constitute significant new information as defined in CEQA Guidelines, Section
15088.5. Therefore, recirculation of the EIR i1s not required.

For the purposes of CEQA and the Findings set forth herein, the following
information is incorporated by reference and made part of the record of proceedings
for the County’s decision on the Project:

A. The Draft EIR and Final EIR, all appendices, and all documents relied upon
or incorporated by reference in any of these documents.
All public notices for the Draft EIR, including the NOP, NOC and NOA.
The Mitigation Monitoring Plan dated October 2005.

Testimony, documentary evidence and all correspondence submitted or
delivered to the County, and all resolutions adopted by the Board of
Supervisors, in connection with the Draft EIR, Final EIR, M1t1gauon
Monitoring Plan or these Findings.




All staff repotts, memoranda, maps, letters, minutes of meetings and other
documents relied upon or prepared by County staff relating to the Project.

Matters of common knowledge to the Planning Commission and Board of
Supervisors which they consider, such as:

1. The County General Plan, including the land use maps and elements
thereof;

2. The text of the County Land Use Element (Coastal);
3, The County Land Use Ordinance (Coastal);

4, The California Environmental Quality Act and the State Guidelines
mmplementing the act;

The County Annual Resources Summary Repott;

The County Noise Element;

The County Recycling & Waste Reduction Management Plan;
The County Hazardous Waste Management Plan;

The Clean Air Plan;

10. The SLO County Public Facilities Finaﬁcing Plan;

Y Nooow

11. The Countywide Settlement Pattern Strategy Phase 1 and 2 Repotts;

12.  The Countywide Growth Management Ordinance, Title 26 of the
County Code;

13. County Energy Element;

14, State Natural Diversity Database;
15. Uniform Building Code;

16. California’s Health and Safety Code;
17. County Seismic Safety Element;

18. Report on Sludge Disposal in SLO County (Aug. 1989; Co. Public
Works Dept.);

19. Master Water and Sewer Study (1976; Co. Public Works);
20. The County Coastal Plan Policies;
21. The Notth Coast Circulation Study;

22. Other formally-adopted County, State and Federal regulations, status,
policies, and ordinances; and,

23. Additional documents referenced in the Cambria and San S]meo .
Actes Community Plans of the North Coast Area Plan Final EIR. f
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The materials identified above are available for review and are in the custody of the
Department of Planning and Building, located at the County Government Center, San Luis
Obispo.
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IV. FINDINGS REQUIRED UNDER CEQA

The Environmental Impact Report for the Cambria and San Simeon Acres Community
Plans Update of the Notth Coast Area Plan, prepared in compliance with the California
Envitonmental Quality Act, evaluates the potentially significant and significant adverse
environmental impacts that could result from adoption of the Project or alternatives to the
Project.

Because the EIR indicates that implementation of the Project (or Project alternatives) would
result in certain adverse impacts, the County is requited under CEQA to make certain
findings with respect to these impacts. CEQA Guidelines Section 15091 provides that
before an agency can apptove a project for which an EIR has identified significant
environmental effects, the agency must fitst adopt “one or more written findings for each of
these significant effects, accompanied by a brief explanation of the rationale for each
finding.” For each effect, the agency’s findings must reach one or more of three permissible
conclusions.

The first possible finding is that “[cJhanges or alterations have been required in, ot
incorporated into, the project which avoid or substantially lessen the significant
environmental effect as identified in the final EIR.” (CEQA Guidelines, § 15091, subd.

@®1).)

The second permissible finding is that “[sjuch changes or alterations ate within the
responsibility and jurisdiction of another public agency and not the agency making the
finding. Such changes have been adopted by such other agency or can and should be
adopted by such other agency.” (CEQA Guidelines, § 15091, subd. (2)(2).)

The third permissible finding is that “[s]pecific economic, legal, social, technological, or
other considerations, including considerations for the provision of employment
opportunities for highly trained workers, make infeasible the mitigation measures or project
alternatives identified in the final EIR.” (CEQA Guidelines, § 15091, subd. (2)(3).)

The required findings appear in the following sections of this document. This document lists
all identified potentially significant and significant impacts resulting from implementation of
the project, as identified in the EIR. The following identifies the significant impacts that can
be reduced to less than significant levels due to implementation of mitigation measures and
the significant impacts that cannot be avoided. These findings are supported by substantial
evidence in the record of proceedings before the County as stated below.

All significant impacts that can be feasibly avoided have been eliminated or substantially
reduced as determined through the findings set forth below. Based on the Final EIR and as
described below, specific economic, social, and other considerations make infeasible other
project alternatives identified in the Final EIR.

12



1 LESS-THAN-SIGNIFICANT IMPACTS

Based on the record as a whole, the Public Hearing Draft (the “Proposed Project” described
in the EIR) would not tesult in significant impacts to aesthetics, agricultural resources,
biological resoutces, community services, cultural resources, flooding, population and
housing, land use, noise, public policy, ot soils, geology, and erosion. Thetefore, no
mitigation is proposed.

By virtue of the Planning Commission’s changes, the Public Hearing Draft (the “Proposed
Project” described in the EIR) has been revised to incorporate aspects of both the Public
Hearing Draft and the Decreased Development Alternative. This “Planning Commission
Recommended Draft” is within the range of alternatives considered in the EIR. The Board
of Supetvisor’s changes to the Planning Commission Recommended Draft, which resulted
in the Board of Supervisot’s Approved Draft, are minor where no new significant impact
would result. The analysis in the EIR and the record as a whole is adequate to conclude that
the Board of Supetvisor’s Approved Draft would not result in significant impacts to certain
aspects of aesthetics, agricultural resources, biological resources, community services,
cultural resources, flooding, population and housing, land use, noise, public policy, or soils,
geology, and erosion. Therefore, no mitigation is proposed.

2. LESS-THAN-SIGNIFICANT IMPACTS WITH RECOMMENDED
MITIGATION

The Public Hearing Draft (the “Proposed Project” described in the EIR) would not result in
significant impacts to the air quality of Cambria and San Simeon Acres. However, following
ate mitigation measures that, if implemented, would limit the effect of construction on
short-term air quality. These mitigation measures are hereby incorporated into the
description of the Project and their implementation will be tracked through the Cambria and
San Simeon Acres Community Plans Update of the North Coast Area Plan Mitigation
Monitoring Program.

By virtue of the Planning Commission’s changes, the Public Hearing Draft (the “Proposed
Project” described in the EIR) has been revised to incorporate aspects of both the Public
Hearing Draft and the Decreased Development Alternative. This “Planning Commission
Recommended Draft” is within the range of alternatives considered in the EIR. The Board
of Supetvisor’s changes to the Planning Commission Recommended Draft, which resulted
in the Board of Supetvisor’s Approved Draft, are minor where no new significant impact
would result. The analysis in the EIR and the record as a whole is adequate to make these
same findings for the Board of Supervisor’s Approved Draft.

A. IMPACT AIR QUALITY-1 Construction Effects on Short-Term Air
Quality

Less-Than-Significant Impact

The Community Plans Update itself will not result in significant impacts to the airf
quality of Cambria and San Simeon Acres. The air quality impacts come from the!
opetational and construction phases of the individual future projects that are subject
to the Plan. The operational phase air quality impacts are mitigated by the land use
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policies and transportation demand management guidelines within the Plan.
Depending on the scale of an individual development project, the Air Pollution
Control District (APCD) may suggest additional operational phase air quality
mitigation measures to bring the project’s operational impacts to a level of
insignificance.

Depending on the scale of an individual project, air quality impacts from its
construction phase may also need to be mitigated. The APCD provides guidance on
the level of mitigation required to bring a project’s construction impacts to a level of
insignificance. The following are construction phase mitigation used to limit the
effects of construction activities on short-term air quality.

Impact Air Quality-1: Individual project-level construction would temporarily lead
to higher nitrogen oxide (NOx) and PM,, emissions levels.

Finding

The County finds that this change or alieration in the Project is within the jurisdiction of the County
to require, and that this measure is appropriate and feasible.

Facts in Suppott of Finding Although the impact would be less-than-significant, the
mitigation measure listed below would ensure that project-level air quality impacts do
not approach the County’s thresholds of significance. The County shall implement
the following mitigation measutes to reduce impacts from project-level construction:

Air Quality-1: San Luis Obispo County Air Pollution Control District CEQA
guidelines identify feasible control measures for construction activity that would
reduce the impacts from NOx and PM,, emissions. These guidelines should be
adopted as a Coastal Land Use Ordinance amendment. Implementation of these
measures would result in projects that have less-than-significant construction-related
impacts to air quality. Each project must be evaluated and mitigated based on its
emission levels and location to sensitive receptots.

Standard Mitigation Measures for Construction Equipment

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

- specifications.

Fuel all off-road and portable diesel-powered equipment, including, but not limited to,
bulldozers, graders, cranes, loadets, scrapers, backhoes, generator sets, compressors,
auxiliary power units, with ARB certified motor vehicle diesel fuel (non-taxed version
suitable for use off-road).

Maximize to the extent feasible, the use of diesel construction equipment meeting the
ARB’s 1996 or newer certification standard for off-road heavy-duty diesel engines.

All on and off-road diesel equipment shall not be allowed to idle for more than 5

minutes. Signs shall be posted in the designated queuing areas to remind drivers of 3
the 5 minute idling limit. '

14



Best Available Control Technology for Construction Equipment (BACT)

e Install diesel oxidation catalysts (DOC), catalyzed diesel particulate filters (CDPF) or
other APCD approved emission reduction retrofit devices. Work with the APCD to
define the number and type of devices that ate appropriate for the location and
expected emission levels.

Discretionaty Mitigation Measures for Construction Equipment

* Electrify equipment where feasible.

* Substitute gasoline-powered for diesel-powered equipment whete feasible.

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

* Implement activity management techniques as described below.

Activity Management Techniques

* Develop a2 comprehensive construction activity management plan designed to
minimize the amount of large construction equipment operating during any given time
period.

e Schedule construction truck trips during non-peak hours to reduce peak hour
emissions.

* Limit the length of the construction work-day period, if necessary.

* Phase construction activities, if appropriate.

3. SIGNIFICANT IMPACTS WHICH CAN BE AVOIDED IN THE EIR

This section identifies the significant impacts that can be reduced through mitigation
measutes to a less-than-significant level. These mitigation measures are hereby incorporated
into the description of the Project and their implementation will be tracked through the
Cambria and San Simeon Acres Community Plans Update of the North Coast Area Plan
Mitigation Monitoring Program.

By virtue of the Planning Commission’s changes, the Public Hearing Draft (the “Proposed
Project” described in the EIR) has been revised to incorporate aspects of both the Public
Hearing Draft and the Decreased Development Alternative. This “Planning Commission
Recommended Draft” is within the range of alternatives considered in the EIR. The Board
of Supervisor’s changes to the Planning Commission Recommended Draft, which resulted
in the Board of Supervisor’s Approved Draft, are minor where no new significant impact
would result. The analysis in the EIR and the record as a whole is adequate to make these
same findings for the Boatd of Supervisor’s Approved Draft.

o
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A. IMPACT TRAFFIC-1 LOS of Intersection of Highways 1 and 46

Significant Impact

Impact Traffic-1: The intersection of Highway 1 and Highway 46 would operate at
LOS F during the PM peak hour, resulting in a potentially-significant impact.

Finding
The County finds that this change or alteration in the Project is within the responsibility of another

public agency and not the agency making the finding. Such changes can and should be adopted by
such other agency.

Facts in Support of Finding

The significant impact listed above would be reduced to a less-than-significant level
with the implementation of the following mitigation measure:

TRAFFIC-1: A signal at the intersection of Highway 1 and Highway 46 should be
constructed. A comprehensive traffic warrants analysis should be performed prior to
signal installation. The existing lane layout at the intersection should be retained.

Implementation of the above recommended mitigation measures would reduce
impacts to a less-than-significant level.

IMPACT TRAFFIC-2 LOS of Intersection of Highway 1 and Burton
Drive

Significant Impact

Impact Traffic-2: The intersection of Highway 1 and Burton Drive would operate
at LOS F during the PM peak hour, which would result in a potentially-significant
mmpact.

Finding
The County finds that this change or alteration in the Project related to Burton Drive is within the
Jurisdiction of the County to require, and that this measure is appropriate and feasible. The County
finds that this change or alteration in the Project related to Highway 1 is within the responsibility of
another public agency and not the agency making the finding. Such changes can and should be
adopted by such other agency.
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Facts in Support of Finding

The significant impact listed above would be reduced to a less-than-significant level
with the implementation of the following mitigation measure:

TRAFFIC-2: The east and westbound Burton Drive approaches to Highway 1
should be widened to accommodate separate turning lanes at the intersection of
Highway 1 and Burton Drive. The wide shoulder on Highway 1 should be re-striped
to include right-turn pockets.

Implementation of the above recommended mitigation measures would reduce
impacts to a less-than-significant level.

4. SIGNIFICANT IMPACTS WHICH CANNOT BE AVOIDED

This section of these Findings identifies the significant impacts that cannot be reduced to a
less-than-significant level through mitigation measures. These impacts are considered
significant and unavoidable.

By virtue of the Planning Commission’s changes, the Public Hearing Draft (the “Proposed
Project” described in the EIR) has been revised to incorporate aspects of both the Public
Hearing Draft and the Decreased Development Alternative. This “Planning Commission
Recommended Draft” is within the range of alternatives considered in the EIR. The Board
of Supervisor’s changes to the Planning Commission Recommended Draft, which resulted
in the Board of Supervisor’s Approved Draft, are minor where no new significant impact
would result. The analysis in the EIR and the record as a whole is adequate to make these
same findings for the Board of Supetvisor’s Approved Draft.

A. WATER-1  Water Supply in Cambria

Existing policy controls on water use shall continue until the Cambria CSD has
secured an additional water supply. These controls include the present system of
water permit allocation, the County of San Luis Obispo management limitation
restricion in the Cambria community, and the current recommended Level of
Severity III in the County's Resource Management System. However, these policy
controls are not sufficient to address additional demand allowable under the
Community Plans Update. Conservation measures included as mitigation measures
below would lessen demand on watet supply but would not result in reductions that
would match demand to supply. Therefore, even after conservation measures are
applied, impacts to water supply would be significant and unavoidable.

Significant and Unavoidable Impact

Impact WATER-1: Buildout projections for the Community Plans Update wouldy

lead to an increase in water demand in Cambria, up to approximately 1,685 acre feet
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per year. This would be beyond the current permitted groundwater supply of 1,230
acre feet per year available to the Cambzia CSD.

Finding

The County finds that changes or alterations have been required in, or incorporated into, the Project
that reduce the significant environmental impact listed above as identified in the EIR, and the
County further finds that this change or alteration in the Project is within the Jurisdiction of the
County to reguire, and that this measure is appropriate and feasible. However, these changes wonld
not fully mitigate or avoid the significant environmental impacts as identified in the EIR

Facts in Support of Finding

The County will implement the following mitigation measures to lessen water
demand from buildout of the Plan:

WATER-12: In order to obtain a construction permit, applicants should submit
evidence that anticipated water use of a development would be completely offset
through the retrofit of existing water fixtures, or other verifiable actions to reduce
existing water use in the service area and submit documentation from the CCSD
stating that the applicant has complied with CCSD Ordinance 1-98. CCSD
documentation shall be accompanied by written confirmation from the CCSD that
any in-lieu fees have been used to implement projects that have reduced existing
water use within the setvice area in an amount equal or greater to the anticipated
water use of the project.

WATER-1b: In accordance with the Uniform Building Code, ultra low flow toilets
(1.6 gallons per flush) should be installed in all new development in Cambria.

WATER-1c: Drought-tolerant landscaping should be used in all new developments
whenever feasible. All new development in the planning area should be required to
utilize water conserving models of any appliances installed at the time of
construction.

WATER-1d: New development in Cambria should achieve a system-wide “zero net
increase” in water consumption by implementing water conservation techniques,
such as on-site use of grey water for flushing toilets or irrigating landscaping, or
both, until an additional water supply is identified.

WATER-1le: The CCSD and SSCSD should consider pursuing a joint venture to
develop new water sources. The CCSD and SSCSD should investigate the feasibility
of new water consetvation methods to reduce water consumption in existing and
new development.

Implementation of the above recommended mitigation measutes would not result in
reductions that would match demand to supply, resulting in a significant and
unavoidable impact.
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B. WATER-2  Water Supply in San Simeon Acres

Restrictions on increases in water consumption, such as existing San Simeon CSD
policy controls on water use shall continue until the District has secured an
additional water supply. These controls include the current moratorium on new
watet setvice, the cutrent incremental system of water conservation measures that
are triggered within the District based on water levels within its wells, and the current
recommended Level of Severity III in the County's Resource Management System.
However, these controls are not sufficient to address additional demand allowed
under the Community Plans Update. Conservation measures included as mitigations
measures below would lessen demand on water supply but would not result in
reductions that would match demand to supply. Therefore, even after conservation
measures are applied, impacts to water supply would be significant and unavoidable.

Significant and Unavoidable Impact

Impact WATER-2: Buildout projections for the Community Plans Update would
lead to an increase in water consumption in San Simeon Acres, up to approximately
265 acre feet per year. This would be beyond the current groundwater supply of
approximately 130 acre feet per year available to the San Simeon CSD.

Finding

The County finds that changes or alterations have been required in, or incorporated into, the Project
that reduce the significant environmental impact kisted above as identified in the EIR, and the
Connty further finds that this change or alteration in the Project is within the jurisdiction of the
County 1o require, and that this measure is appropriate and feasible. However, these changes would
not fully mitigate or avoid the significant environmental impacts as identtfied in the EIR.

Facts in Support of Finding

The County will implement the following mitigation measures to lessen water
demand from buildout of the Plan:

Mitigation Measure WATER-2a The SSCSD should continue its water connection
motratorium until adequate watet supplies are developed.

Mitigation Measure WATER-2b: The CCSD and SSCSD should consider pursuing a
joint venture to develop new water soutces. The CCSD and SSCSD should
investigate the feasibility of new water conservation methods to reduce water
consumption in existing and new development.

Implementation of the above recommended mitigation measures would not result in
reductions that would match demand to supply, resulting in a significant and
unavoidable impact.
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C. IMPACT TRAFFIC-3 LOS of segment of Highway 1 between
Main Street and Ardath Drive

Significant and Unavoidable Impact

Impact Traffic-3: The segments of Highway 1 between Main Street and Ardath
Drive operate at LOS E during the PM peak hour, which would result in a significant
impact.

Finding
Past plans for widening the highway to accommodate more traffic have been rejected o preserve

sensitive coastal resonrces and the existing scenic character of the ronte. In addition, this change or
alteration in the Project is not within the jurisdiction of the County fo require.

Facts in Support of Finding

Due to the need for multi-agency involvement in mitigating for this condition
through a highway widening project and the potential environmental impacts
associated with widening the Highway this is a significant and unavoidable impact.

5. REJECTION OF ALTERNATIVES

CEQA mandates that every EIR evaluate a no-project alternative, plus a range of alternatives
to the Project or its location. Alternatives provide a basis of comparison to the Project in
terms of beneficial, significant, and unavoidable impacts. This comparative analysis is used
to consider reasonable, feasible options for minimizing environmental consequences of a
project.

By virtue of the Planning Commission’s changes, the Public Hearing Draft (the “Proposed
Project” desctibed in the EIR) has been revised to incorporate aspects of both the Proposed
Project and the Decreased Development Alternative. This “Planning Commission
Recommended Draft” is within the range of alternatives considered in the EIR. The
Planning Commission Recommended Draft’s direction to further reduce buildout potential
will generally result in fewer environmental impacts when compared to the Proposed
Project. The Planning Commission Recommended Draft is considered to be the Environmentally Superior
Alternative because it would result in a smaller population than the Proposed Project, placing
less demand on the water supply and other natural resources and the traffic circulation
system. The Board of Supervisor’s changes to the Planning Commission Recommended
Draft, which resulted in the Board of Supetvisor’s Approved Draft, are minor whete no new
significant impact would result. The analysis in the EIR and the tecord as a whole is
adequate to make these same findings for the Board of Supervisot’s Approved Draft. w& i
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For the reasons documented in the EIR and summarized below, the County finds that
approval and implementation of the Project as approved is appropriate, and rejects each one
and any combination of project alternatives. The evidence suppotting these findings is
presented in Chapter 5 of the Draft EIR.

A. Alternative A: Existing Plan Alternative

Under the Existing Plan Alternative, Cambtia and San Simeon Acres would develop in
accordance with the currently adopted regulations of the 1988 North Coast Area Plan.

Finding
Resource constraints in the planning area make infeasible the Existing Plan Alternative identified in the
EIR and described above.

Facts in Support of Finding

Since the Existing Plan Alternative desctibes a level of population and housing that would be
difficult to sustain environmentally and lacks potential open space protection, it would not
fulfill the project objectives such as maintaining and protecting Cambria’s environment,
orderly and sustainable development and preservation of open space.

B. Alternative B: Increased Development Plan Alternative

This alternative includes the same land use desctibed in the Proposed Plan, but with no
assumptions applied regarding growth rates. However, the same programs and policies
would be included that are in the Community Plans Update.

Finding
Resource constraints in the planning area make infeasible the Increased Development Plan Alternative
identified in the EIR and described above.

Facts in Support of Finding

Since the Increased Development Plan Alternative does not include a growth rate, which would
facilitate sustainable and orderly development, it would not fulfill the project objectives such
as maintaining and protecting Cambria’s environment, orderly and sustainable development
and presetrvation of open space.

C. Alternative C: Decreased Development Plan Alternative

This alternative would add 650 additional dwelling units to the existing number of dwelling
units in Cambria and would apply 2 one petcent growth rate to dwelling units in San Simeon
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Actes and to motel and commercial development in both Cambria and San Simeon Acres.
This alternative assumes that a land trust would be formed to purchase development rights
from residential land that did not meet the site critetia for developability.

Finding
While the Decreased Development Plan Alternative achieves the project goals and is Environmentally

Superior to the project initially described in the EIR, it is not environmentally superior fo the project as
revised by the Planning Commission.

Facts in Support of Finding

The Decreased Develgpment Plan Alternative would achieve the project goals. However, as desctibed in
Chapter 5 of the EIR, it would not substantially lessen any of the significant impacts of the Proposed
Plan. While the Decreased Development Plan Alternative would result in slightly less traffic and
would place less demand on water supply than the proposed project, the impacts to water and traffic
would still be considered significant and unavoidable.

D. Alternative D: No Growth Alternative

This alternative supposes that no further development occurs in Cambria and San Simeon
Acres beyond the existing condition.

Finding
Specific economss, social, or other considerations make infeasible the No Growth Alternative identified in he
EIR and described above.

Facts in Support of Finding

Since the No Growth Alternative would not involve any future development, there would be
no opportunity to achieve the goals described in the EIR such as providing for a sustainable
rate of ordetly development, encouraging an urban environment that is an ordetly
arrangement of buildings, improvements, and open space appropriate to the size and scale of
development for each community, and designating commercial and/or industrial areas that
are compatible with overall land use. For these reasons, the No Growrh Aliernative would not
further the project goals.
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STATEMENT OF OVERRIDING CONSIDERATIONS

The Board of Supetvisors has balanced the economic, social, cultural and other benefits and
considerations of the Board of Supervisot’s Approved Draft against the unavoidable water
supply and traffic impacts identified in Section IV of the above Findings, and finds that
these Board of Supervisor’s Approved Draft benefits and considerations outweigh these
impacts, for the reasons set forth below.

Substantial evidence in the record demonstrates that the Board of Supervisor’s Approved
Draft will have significant economic, social, cultural and other benefits, both in the Cambria
and San Simeon Actes, and on a regional basis.

The majority of the project area consists of extensive tracts of subdivided residential land.
These residential subdivisions were ctreated largely during the 1920’s, when many thousands
of small lots, typically 25 feet by 70 feet, were platted. The proposed Project includes
ptovisions to relieve environmental impacts associated with these existing subdivision
patterns. These provisions include:

e Shoreline Erosion Management Plan program for protection of the shoreline

e Monterey Pine Forest standards and programs for protection of the Monterey Pine
forest

e Open Space District program to retire development potential of existing lots
e Standatds prohibiting point-source discharges into the marine habitat
e Design criteria to maintain community character and reduce visual impacts

e Development limitations to protect riparian and other sensitive resource areas

The proposed Board of Supervisor’s Approved Draft includes provisions to promote the
development of affordable housing in the communities of Cambria and San Simeon Acres.

The proposed land use categories, densities, programs and standards will encourage slow and
steady growth to the urban areas which would provide more County services due to the
increased revenues from additional property and sales tax. This growth will also result in
mote employment opportunities for construction and new business employment. This, in
turn would have a positive economic benefit.

The foregoing benefits and considerations outweigh the unavoidable water supply and traffic
impacts identified in Section IV of the above Findings. For this reason, the Board of
Supervisors finds that the unavoidable water supply and traffic impacts identified in Section

IV of the above Findings are acceptable.
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