
COUNTY OF SAN LUIS OBISPO 
DEPARTMENT OF PLANNING AND BUILDING 

STAFF REPORT 
 

                      Tentative Notice of Action 
 

 
 

 

MEETING DATE 
March 18, 2016 
 EFFECTIV E DATE 
April 2, 2016 

CONTACT/PHONE 
Brandi Cummings, Project Manager 

(805) 781-1006 

APPLICANT 

Richard Sipes 
 

FILE NO. 

DRC2013-00005 

SUBJECT 
A request by RICHARD SIPES for a Minor Use Permit (DRC2013-00005) to allow for a recreational vehicle 

storage yard on the property.  The project will result in the disturbance of approximately 28,975 square-feet on 
a 33,687 square-foot site.  The proposed project is within the Commercial Service and Industrial land use 
categories and is located near the corner of 21st and Nipomo Street, approximately 168 feet south of Nipomo 
Street, in the community of Oceano.  The site is in the San Luis Bay (Inland) Sub-area of the South County 

Planning Area.  

RECOMMENDED ACTION 
Approve Minor Use Permit DRC2013-00005 based on the findings listed in Exhibit A and the conditions listed 

in Exhibit B 

ENVIRONMENTAL DETERMINATION 
A General Rule Exemption was issued for this project on January 29, 2016 (ED13-035). 

LAND USE CATEGORY 
Commercial Service, 
Industrial 

COMBINING DESIGNATION  

Airport Review Area, Flood Hazard 

ASSESSOR PARCEL NUMBERS 

062-143-022 

062-143-023 

SUPERVISOR 

DISTRICT(S) 

4 

PLANNING AREA STANDARDS: 

Oceano Specific Plan, Airport Review, Curb Gutter Sidewalk 

Does the project meet applicable Planning Area Standards: Yes - see discussion 

LAND USE ORDINANCE STANDARDS: 
Flood Hazard, Storage Yards 

Does the project conform to the Land Use Ordinance Standards:  Yes - see discussion 

FINAL ACTION 
This tentative decision will become final action on the project, effective on the 15 th day following the 
administrative hearing, or on April 2, 2016, if no hearing was requested unless this decision is changed as a 

result of information obtained at the hearing or is appealed. 

EXISTING USES: 

Vacant 

SURROUNDING LAND USE CATEGORIES AND USES: 
North: Commercial Service/Residential            East: Commercial Service/Vehicle Storage 

South: Industrial/RV Storage Yard                           West: Industrial/RV Storage Yard                            

ADDITIONAL INFORMATION MAY BE OBTAINED BY  CONTACTING THE DEPARTMENT OF PLANNING & BUILDING AT: 

COUNTY GOVERNMENT CENTER  SAN LUIS OBISPO  CALIFORNIA  93408  (805) 781-5600  FAX: (805) 781-1242 

Promoting the wise use of land 
 Helping build great communities 
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OTHER AGENCY / ADVISORY GROUP INVOLVEMENT: 

The project was referred to: Public Works, Air Pollution Control District, Building Division, Airport General 
Manager, Airport Land Use Committee, Oceano CSD, Five Cities Fire, CalTrans, Oceano Advisory Council 

TOPOGRAPHY: 

Nearly Level 
VEGETATION: 

None 

PROPOSED SERVICES: 

Water supply: N/A 
Sewage Disposal: N/A 

Fire Protection: Five Cities Fire Department 

ACCEPTANCE DATE: 
January 20, 2016 
 

 
 
DISCUSSION 

 
The applicant is proposing to construct a 28,975 square-foot recreational vehicle storage yard, 
across two vacant lots in Oceano. The proposed project site is adjacent to the Pismo Coast 
Village RV Storage yard, located to the south and east. Though no structures are proposed for 
construction at this time, other improvements will be made to the site and surrounding area for 
access, screening, and drainage purposes.  
 
The applicant is proposing to surface and maintain the storage yard with crushed rock in order 
to mitigate for dust impacts. Additionally, a 6’6” solid metal fence is part of the site 
improvements. While a solid fence is required per the Land Use Ordinance, the site is within a 
100-year flood zone and the applicant will need to modify the fence to meet both the Land Use 
Ordinance and the Department of Public Works’ requirement that flood waters not be obstructed 
by solid fencing. 
 
Remaining improvements relate to access and drainage requirements. As a condition of this 
project, the applicant is required to construct curb, gutter, and sidewalk and a half-width road 
fronting the both project parcel and the adjacent parcels owned by the applicant (21st Street, 
Front Street, and Nipomo Street). The drainage from the onsite and offsite improvements trigger 
a Stormwater Quality Plan, which requires drainage be retained or detained on-site. Additional 
improvements may be necessary for drainage basins, as determined by the Department of 
Public Works. 
 
 
PLANNING AREA STANDARDS 
 
Oceano Specific Plan Included by Reference. All development within the Oceano Specific Plan 
planning area is to be in conformity with the adopted Specific Plan. The main themes of the 
design guidelines for the Commercial Service and Industrial Area are easily identifiable site 
access; service areas located at the sides and rear of buildings; convenient access, visitor 
parking and on-site circulation; screening of outdoor storage, work areas, and equipment; 
emphasis on the main building entry and landscaping; placement of buildings to provide plazas 
and courtyards; and landscaped open space. 
 
Staff comments: There are no applicable development standards within the Oceano Specific 
Plan for the proposed project; however, the proposed project is consistent with the main themes 
of the Design Guidelines for the Commercial Service and Industrial Areas.  The project will 
screen the recreational vehicle storage and does not propose any new buildings. Site access is 
proposed from 21st Street, which will be improved along 21st Street, Front Street, and Nipomo 
Street to an A-2 urban street section fronting the property. 
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Airport Review Area (AR).  Allowable uses are limited to those designated as “compatible” or 
“conditionally approvable” by the Oceano County Airport Land Use Plan. All land use permits 
must be found consistent with the Airport Land Use Plan adopted by the San Luis Obispo 
County Airport Land Use Commission for the Oceano County Airport Review Area. 
 
Staff comment:  The proposed project complies with this standard because the proposed use is 
designated as a “compatible” use per the Airport Land Use Plan. The project is conditioned to 
either provide evidence of an existing Avigation Easement for this property, or to establish one if 
one does not currently exist. 
 
Curb, Gutter and Sidewalk Required. Curb, gutter and sidewalk in the Industrial, Commercial 
Retail and Service, Office and Professional, and Residential Multi-Family land use categories is 
required to be installed as set forth in this section when such improvements do not already exist. 
 
Staff comment: The proposed project is conditioned to comply with all Curb, Gutter, Sidewalk 
requirements of this section and LUO Section 22.54.030. 
 
 
LAND USE ORDINANCE STANDARDS 
 
Flood Hazard Area.  Drainage plan approval is required where any portion of the site is located 
within a Flood Hazard combining designation.  
 
Staff Response: The project is conditioned to comply with all Flood Hazard standards, including 
submittal of a drainage plan and drainage calculations. Additionally, solid fencing not allowing 
the free passage of flood waters is not allowed. 
 
Storage Yards. There shall be only one access point to a storage yard for each 300 feet of 
street frontage. Such access points shall be a maximum width of 20 feet and shall be provided 
with a solid gate or door. A storage yard shall be screened from public view on all sides by a 
solid wood, painted metal, or masonry fence, with a minimum height of six feet. A storage yard 
shall be surfaced with concrete, asphalt paving, crushed rock, or oiled earth, maintained in a 
dust-free condition. 
 
Staff comment: The project has one access point (off 21st street) and will be gated. The yard will 
be surfaced with crushed rock. The storage yard has, and will maintain, a solid metal fence, at 
least six feet in height. Because this site is located within a 100-year flood zone, Public Works is 
not allowing solid fencing that would obstruct the passage of flood waters. Therefore, the project 
is conditioned to modify the fencing to meet both of these requirements.  
 
 
OCEANO ADVISORY COUNCIL COMMENTS 
 
No comments received. 
 
 
AGENCY REVIEW 
 
Public Works – Per attached referral response (Tomlinson, July 15, 2015), the proposed project 

triggers a Stormwater Control Plan, Curb Gutter Sidewalk improvements, and is in a 
flood zone. Recommended conditions have been included in the project conditions of 
approval. 
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Building Division – Per attached referral response (Riha, August 9, 2013), the proposed fence 
may require a building permit is the height is proposed greater than 6’-6”. 

  
Air Pollution Control Board (APCD) – No response. 
 
Oceano CSD – No response. 
 
Five Cities Fire – Per attached referral response (Pearson, July 31, 2015), Fire would require a 

paved street (21st) leading to the project site and a minimum of an engineered base rock 
for the proposed site area to hold the imposing loads of the fire apparatus. A KNOX box 
brand of key box will be required and keyed to the FCFA (Oceano) KNOX key. 

 
Cal Trans – No response. 
 
Airport (Oceano) – Per attached response (Piper, August 19, 2015), if the property does not 

already have an Avigation Easement established, then one should be put in place. 
  
Airport Land Use Committee – No response. 
 
 
LEGAL LOT STATUS 
The one existing parcel consists of Lots 19 through 27 in Block 56 of Map No. 2 of The Town of 
Oceano, and was legally created by deed at a time when that was a legal method of creating 
parcels. 
 
 
Staff report prepared by Brandi Cummings and reviewed by Airlin Singewald. 
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