ATTACHMENT 8

COUNTY OF SAN LUIS OBISPO
DEPARTMENT OF PLANNING AND BUILDING
STAFF REPORT

PLANNING COMMISSION

Promoting the wise use of land

Llalal bailal

MEETING DATE CONTACT/PHONE APPLICANT FILE NO.

March 24, 2016 James Caruso / 781-5702 / Campbell-Sheppa/ SuUB2015-00001
jcaruso@co.slo.ca.us Daniel Lloyd Tract 3074
SUBJECT

A request by Campbell-Sheppa/Daniel R. Lloyd for a Vesting Tentative Tract Map (Tract 3074) and
Development Plan/Coastal Development Permit approval to subdivide a 0.68 acre site into 7 residential
parcels ranging in size from 2,432 to 5,405 square feet each for the purpose of sale and/or development, one
open space parcel of 14,089 square feet, construction of seven (7) residential units ranging in size from 2013
sq. ft. to 2449 sq. ft. and demolition of an existing structure. The project is located at 399 E Street at the corner
of Cypress Glen Court in the community of Cayucos. The project is within the Residential Multi Family and
Recreation land use categories and within the Estero planning area.

RECOMMENDED ACTION
1. Adopt the Mitigated Negative Declaration in accordance with the applicable provisions of the California
Environmental Quality Act, Public Resources Code Section 21000 et seq.
2. Approve Vesting Tentative Tract Map and Conditional Use Permit SUB2015-00001 (Tract 3074) based
on the Findings listed in A and C and the Conditions listed in Exhibit B & D

ENVIRONMENTAL DETERMINATION

The Environmental Coordinator, after completion of the initial study, finds that there is no substantial evidence
that the project may have a significant effect on the environment, and the preparation of an Environmental
Impact Report is not necessary. Therefore, a Negative Declaration (pursuant to Public Resources Code
Section 21000 et seq., and CA Code of Regulations Section 15000 et seq.) has been issued on February 2,
2016 for this project.  Mitigation measures are proposed to address biological resources, public
services/utilities, transportation/circulation, wastewater and water/drainage and are included as conditions of
approval.

LAND USE CATEGORY COMBINING DESIGNATION ASSESSOR PARCEL NUMBER SUPERVISOR
Residential Multi- Local Coastal Plan, Flood Hazard, 064-034-007 S'STR'CT(S)
[Family & Recreation |epironmentally Sensitive Habitat Areas

(ESHA), Streams and Riparian
Vegetation (SRV)

PLANNING AREA STANDARDS:

Section Ill Areawide: Resource Protection, Light & Glare, Section V. Cayucos Urban Area Standards:
Communitywide, Residential Multi Family, Building Height & Setbacks, Combining Designation: (SRA) Coastal
Streams Setbacks. Does the project meet applicable Planning Area Standards: Yes — see discussion

LAND USE ORDINANCE STANDARDS

Section 23.07.120 - Local Coastal Program Area, Section 23.07.160 - Sensitive Resource Area, Section
23.07.170 Environmentally Sensitive Habitat, Section 23.07.174 — Streams and Riparian Vegetation,
23.07.104 Archaeologically Sensitive Areas 23.04.166 Number of Parking Spaces Required, Does the project
conform to the Land Use Ordinance Standards: Yes - see discussion
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FINAL ACTION

This tentative decision will become the final action on the project, unless the tentative decision is changed as a
result of information obtained at the Planning Commission hearing or is appealed to the County Board of
Supervisors pursuant Section 23.01.042 of the Coastal Zone Land Use Ordinance; effective on the 10th
working day after the receipt of the final action by the California Coastal Commission. The tentative decision
will be transferred to the Coastal Commission following the required 14 calendar day local appeal period after
the Planning Commission hearing. The applicant is encouraged to call the Central Coast District Office of the
Coastal Commission in Santa Cruz at (831) 427-4863 to verify the date of final action. The County will not
issue any construction permits prior to the end of the Coastal Commission process.

EXISTING USES:

Single family residence/ephemeral creek
SURROUNDING LAND USE CATEGORIES AND USES:

North: Residential Multi-family/Single family Residences East: Residential Single Family/ Single Family Residences
South: Residential Multi-Family/Single family residences West: Residential Multi-Family/Creek and single family
residences

OTHER AGENCY / ADVISORY GROUP INVOLVEMENT:

The project was referred to: Public Works, APCD, Cayucos Sanitary District, Cayucos Fire Dept, Morro Rock
[Mutual Water Co, Regional Water Quality Control Board, Cayucos School District, California Coastal
Commission and the Cayucos Citizens Advisory Committee

TOPOGRAPHY: VEGETATION:

Gently sloping Ruderal ornamental landscaping and riparian.
PROPOSED SERVICES: ACCEPTANCE DATE:

\Water supply: Morro Rock MWC

Sewage Disposal: Cayucos Sanitary District November 24, 2015

|Fire Protection: Cayucos Fire Dept

ADDITIONAL INFORMATION MAY BE OBTAINED BY CONTACTING THE DEPARTMENT OF PLANNING & BUILDING AT:
CoUNTY GOVERNMENT CENTER SAN Luis OBIsPO y CALIFORNIA 93408 (805) 781-5600 Fax: (805) 781-1242

PROJECT DESCRIPTION

The project proposes a Vesting Tentative Tract Map (Tract 3074) and Development
Plan/Coastal Development Plan to subdivide a 0.68 acre site into 7 residential parcels ranging
in size from 2,432 to 5,405 square feet, plus one open space parcel of 14,089 square feet. The
project will be developed as a planned development in accordance with Section 66427 et seq.
of the Subdivision Map Act and will construct seven residential units ranging in size from 2013
sq. ft. to 2449 sq. ft. The planned development regulations provide flexibility for applicants when
applying development standards as a way to encourage creative design. Such standards may
include: reduced minimum lot sizes and common area, improved design qualities, more
effective design responses to site features, compatibility with land uses on adjoining properties,
more effective and attractive pedestrian orientation, enhanced environmental sensitivity and
energy efficiency, and the more efficient use of resources. Modifications from applicable
development standards are discussed below.

Coastal Zone Land Use Ordinance Section 23.04.028(D) states that a planned development

must be accompanied by a Development Plan at the time of tentative map approval. Therefore,
the Development Plan and tentative map must be considered together.
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Table 1 provides a summary of proposed development:

Table 1 -- Tract 3074 Project Summary

Project Components Lot 1 Lot 2 Lot 3 Lot 4 Lot 5 Lot 6 Lot 7 Lot 8

Lot Area 2,508 2,432 2,432 2,432 2,432 4,961 5,405 14,089

Dwellings Floor Area

Living Space | 2,449 2,449 2,197 2,197 2,197 2,170 2,013 -

Garage 571 571 593 593 593 440 440 -

Carport 519 519 516 516 516 0 0 --

Decks and Porches 335 335 443 443 443 41 44 --
Total: 3,874 3,874 3,749 3,749 3,749 2,651 2,497 -

Vesting Tentative Map

The tentative map shows the seven residential lots arranged in two, north-south rows.
Dwellings on parcels 1 through 5 will face E Street with parcel sizes ranging from 2,508 on the
corner of Cypress Glen Court to 2,432 on the interior. Parcels 6 and 7 will back up to Little
Cayucos Creek and are somewhat larger (4,961 and 5,405 square feet). An open space parcel
(Parcel 8) of 14,089 square feet surrounds parcels 6 and 7 and extends westward over a portion
of Little Cayucos Creek. A drainage and landscape easement extends over the westerly
portions of parcels 6 and 7 under the drip line of existing riparian vegetation, as well as the
entirety of parcel 8. The residences on lots 6 and 7 are setback 20 feet from the edge of
riparian vegetation as required by Planning Area standards.

Street frontage improvements are shown along the project’s E Street and Cypress Glen Court
frontages. Cypress Glen Court (formerly Cypress Avenue) is a private roadway that serves 4
existing residences. The project proposes to abandon the portion of the right-of-way that abuts
the project site and to add the 7,000 square feet of abandoned right-of-way to the project site for
purposes of calculating the base residential density.

Development Plan

Figure 1 -- Site Plan
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Residential Density
At the north end of E Street where the project is located, the majority of parcels are between

5,500 square feet to over 10,000 square feet, each with a single family dwelling. However, lot
widths, street yard setbacks, building orientation, and building height (single story and multi-
story) vary considerably for properties in both the Residential Multi-Family and Residential
Single Family land use categories (Figure 2).

Figure 2 — Land Use Designation and Development Pattern in the Project Vicinity

3
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The project site and the adjacent parcel to the south could be considered ‘underdeveloped’ in
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that each is over 18,000 square feet (at least 0.4 acres) and contains a single family residence.
The Cayucos Urban Area Standards allow up to 10 dwellings per acre in the Residential Multi-
Family land use designation, and up to 15 units per acre if the review authority makes the
finding that there is sufficient sewer capacity and supplemental water to serve such
development plus existing development, and all vacant parcels at buildout, assuming a density
of 15 units per acre in the RMF category. Applying these standards to the project site, with the
abandonment of the Cypress Glen Court right-of-way, would yield the following:

30,000 sq.ft. parcel + 7,000 sq.ft. ROW = 37,000 sq.ft. X 10 DU/AC = 8 units.
30,000 sq.ft. parcel + 7,000 sq.ft. ROW = 37,000 sq.ft. X 15 DU/AC = 13 units.

Thus, the project density is less than allowed, but greater than surrounding residential
development in either the RMF or RSF land use categories. The Area Plan states that multi-
family development should be designed to be sensitive to existing single-family homes.
Construction of moderate-income housing is encouraged in order to replace the loss of
affordable housing due to conversion of older, smaller housing stock into higher-priced homes.

Architecture

Building elevations, colors and materials have been provided for three product types. Each will
be multi-story, 3 and 4 bedroom units with gable roof and colored wall shingles. Parking is
provided for each unit in attached garages and carports under the main living areas; additional
parking is provided for guests. The dwellings on parcels 1 through 5 will face E Street with the
entrance facing the street behind a covered porch. Building elevations incorporate elements to
break up the mass and linearity of the building walls, including:

Second-story balconies;

Extensive windows and window trim;
Wall projections with gable ends;
Changes in the roof line;

Figure 3 — Typical Building Elevations Facing E Street

Access and Parking

Access will be provided by a private access drive/easement extending south from Cypress Glen
Court, centered over the common property lines. A turnaround area for emergency vehicles is
also provided. Each dwelling fronting E Street is provided with a two car garage plus a two-car
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carport for guests with access from the common access drive. Lots 6 and 7 each have 2-car
garages. Two additional guest spaces are provided at the south end of the access drive.

Preliminary Grading and Drainage Plan
The preliminary grading plan shows the site will be excavated along E Street to accommodate
parking under the first floor living spaces for parcels 1 through 5.

Figure 4 — East/West Section Through Project

Site Section A

Scala: 116" =1-0"

No grading is proposed within the drip line of the riparian vegetation along Little Cayucos Creek.
The project will result in the disturbance of approximately 26,910 square feet. Earthwork will
involve 2,135 cubic yard of cut and 291 yard of fill with a net 1,844 cubic yard to be removed.

The project incorporates Low Impact Development (LID) drainage features in which runoff will
be collected in a “bio-swale” where it will be pre-treated before being discharged to Little
Cayucos Creek.

Preliminary Landscaping Plan

The landscaping plan shows a ‘riparian enhancement area’ along the creek with plant varieties
informed by the biological assessment prepared for the project (Althouse and Meade,
November 2015). Native plant varieties are shown for the areas that border the riparian corridor.
Street trees and foundation planting will be provided along Cypress Glen Court to screen the
dwellings and soften the transition from the street. Street trees and shrubs are shown in a
narrow landscaping strip provided along the project’s E Street frontage.

PLANNING AREA STANDARDS
Estero Areawide Standards

A. Resource Protection
1. Clustered or Concentrated Development. \Wherever standards for clustering or
concentrating development to protect identified sensitive features, the following
standards apply:
a. Reports. Biological report(s) that addresses identified sensitive feature(s)
shall be required.
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b. Development Location. Development shall be located away from

identified sensitive features on and adjacent to the site, and in areas most
suitable for development. Development shall result in no adverse impacts
to environmentally and other sensitive areas, including avoidance of the
required setback, buffers and fuel modification zones.

. Setbacks. Development shall include sufficient setbacks/buffers to

protect environmentally sensitive areas; at a minimum, setbacks as
required in the Estero area plan and in the Chapter 23.07 of the CZLUO,
as applicable

Extent, Intensity of Development. The number of units/development
intensity and site coverage shall be consistent with protection of identified
sensitive features on and adjacent to the site.

Protection of Sensitive Features. Identified sensitive features shall be
protected through building controls, mitigation agreements, easements, or
other means, consistent with applicable legal requirements to allow
reasonable use of the site.

. Arrangement of Open Space. Where feasible, open space areas shall

consist of larger, contiguous areas rather than smaller, disconnected
pockets of open space.

2. Environmentally Sensitive Areas- Clustered Development and Habitat
Protection Required.
a. Cluster or concentrate development on the least sensitive portions of the

site in order to protect and sustain environmentally sensitive areas and
the following sensitive features:
i. Sensitive Resource Areas and Environmentally Sensitive Habitats
as defined in the Land Use Element and Local Coastal Plan.
ii. All riparian habitat corridors.
ii. Rare, endangered or threatened species as listed by deferral or
state agencies or in the State CEQA guidelines
iv. Other significant stands of vegetation, such as eucalyptus -
whether or not identified as SRA combining designation that do
not need to be removed due to hazardous condition or restoration
and enhancement of native habitat.

b. All development within 100 feet of the preceding sensitive features shall

comply with the applicable standards for ESH in the Coastal Plan Policies
and Chapter 23.07 of the CZLUQO, except otherwise stated in this plan.
Development shall not significantly disrupt or cause significant adverse

. environmental impacts to the preceding sensitive features, and shall not

diminish the long-term sustainability of the biological resources.
Development of all proposed building sites shall result in no adverse
impacts to environmentally and other sensitive areas, including avoidance
of the required setbacks, buffers and fuel modification zones.

Staff Comments: The project is consistent with these standards. The site plan was
informed by a biological assessment of the project site. As a result, development is
concentrated on the eastern portion of the project site and will not impact sensitive
resources along Little Cayucos Creek. The open space lot encloses the riparian
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resources on the project site. The proposed residences are setback a minimum of 20
feet from the upland edge of riparian vegetation as required by the Estero Plan.

G. Cayucos Planning Impact Area. Within the planning impact area shown in Figure 7- 5,
applications for land divisions, general plan amendments, Minor Use Permits, and
Development Plans shall be referred to the Cayucos Citizen Advisory Council (CCAC) its
successor for review and comment.

Staff comments: This project was referred to the CCAC. See CCAC discussion below:

H. Light and Glare. The applicant shall provide details on any proposed exterior lighting, if
applicable. All lighting fixtures shall be shielded so that neither the lamp nor the related
reflector interior surface is visible from adjacent properties. Light hoods shall be dark-
colored.

Staff comments: The project is conditioned to meet this standard.

Cayucos Urban Area Standards

Communitywide
A. Resource Capacity and Service Availability. Application for new land divisions and
land use permits for new development shall be accompanied by letters from the
applicable water purveyor and the Cayucos Sanitary District stating their intent to serve
the proposed project.

Staff comments: This project complies with this standard because the applicant
submitted a recent intent-to-serve letter from the Morro Rock Mutual Water Company
and the Cayucos Sanitary District issued a Conditional Will Serve letter for the project.
The project is conditioned to meet all applicable requirements of the Cayucos Sanitary
District Conditional Will Serve prior to the issuance of construction permit(s).

B. Setbacks. The project is being developed as a planned development which allows the
relaxation of certain development standards, including setbacks. For a planned
development, front setbacks may be determined through Development Plan approval,
provided that in no case shall setbacks be allowed that are less than the minimum
required by the Uniform Building Code. The side yard within urban and village areas is
10 percent of the lot width, to a maximum of five feet on sites less than one acre in net
area, but not less than three feet.

Staff comments: If the Development Plan for the planned development is approved, the
project complies with this standard. The front setback for lots 6 and 7 is shown at 14 feet
and 12 feet for the dwellings facing E Street. Project plans show a minimum side yards
of three feet for the dwellings facing E Street, and 4 - 5 feet for lots 6 and 7.

Residential Design Guidelines Outside of Community Small-Scale Design
Neighborhoods: Wall Articulation and Relief.
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The following guidelines apply to all new residential development outside of Community Small-
scale Design Neighborhoods in order to create visual relief and interest.

o Avoid long, uninterrupted exterior walls on all structures
e Provide detail and articulation on all sides of residences through measures such as:
o Using relief elements and changes in plane

O O O

Off-setting the wall plane to express interior spaces and provide outdoor spaces
Creating an interesting blend of shadows, in-sets, varied materials and textures
Using design measures and elements such as the following:

wall bays with relief at least every 20 feet;
pop-out, bay windows;

in-set windows;

window trim;

trellises;

arcades or verandas;

changes in materials

Staff Comments: Overall the project complies with this guideline. Building elevations incorporate
elements to break up the mass and linearity of the building walls. These elements include:

Second-story balconies;

Extensive windows and window trim;
Wall projections with gable ends;
Changes in the roof line;

Residential Multi-Family -

Height Limitations. Maximum allowable building height shall be 28 feet.

Staff comment: This project complies with this standard. Proposed height is 28 feet

Combining Designation

Sensitive Resource Area (SRA). Setbacks from Coastal Streams. Development shall
be setback a minimum of 20 feet from Little Cayucos Creek. Riparian setbacks shall be
measured from the upland edge of riparian vegetation top of stream back where no
riparian vegetation exists.

Staff comment: The project is located 20 feet from the upland edge of riparian vegetation
in compliance with this standard.

COASTAL ZONE LAND USE ORDINANCE STANDARDS:

Section 23.01.043c(1) - Appeals to the Coastal Commission. The project is appealable to

the Coastal Commission because the project is proposed development within 100 feet of Little
Cayucos Creek (a mapped coastal stream).
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Section 23.04.084 — Multifamily Dwellings. The number of multiple family dwellings allowed
on a single lot or adjoining lots, floor area and open area are based upon the "intensity factor" of
the site. In this case, the medium intensity factor allows:

Maximum units/acre

Maximum floor area

Minimum open area

Allowed

26 units

48%

45%

Proposed

10 units

45%

72%

Staff Comments:

The project complies with the multifamily dwelling requirements for
density, floor area and open area.

Section 23.07.120 - Local Coastal Program
The project site is located within the California Coastal Zone as determined by the California
Coastal Act of 1976 and is subject to the provisions of the Local Coastal Plan.

Section 23.04.166 - Number of Parking Spaces Required
The project site is located within the Residential Multi-Family land use category that requires 2
parking spaces per residence with three or more bedrooms, plus 1 guest parking space, plus 1
additional guest space for each 4 units or fraction thereof.

Staff comments: The parking requirement for 7 dwellings is: 7 x 2 = 14 spaces, plus 1
guest space, plus1 guest space per four units = 17 spaces. Each dwelling fronting E
Street is provided with a two car garage plus a two car carport for guests. Lots 6 and 7
each have 2-car garages. Two additional guest spaces are provided at the south end of
the access drive. A total of 26 parking spaces are provided on the site in garages,
carports and open parking. The project meets the standard and provides excess parking.

Section 23.05.034 (c) - Grading Adjacent to Environmentally Sensitive Habitats
Grading shall not occur within 100 feet of any Environmentally Sensitive Habitat as shown in the

Land Use Element except:

(1) Where a setback adjustment has been granted as set forth in Sections 23.07.172d(2)
(Wetlands) or 23.07.17 4d (2) (Streams and Riparian Vegetation) of this title; or

(2) Within an urban service line when grading is necessary to locate a principally permitted

use and where the approval body can find that the application of the 100-foot setback
would render the site physically unsuitable for a principally permitted use. In such cases,
the 100-foot setback shall only be reduced to a point where the principally-permitted use,
as modified as much as practical from a design standpoint, can be located on the site. In
no case shall grading occur closer than 50 feet from the Environmentally Sensitive
Habitat or as allowed by planning area standard, whichever is greater.

Staff comments: The Estero planning area standard establishing a 20 foot setback from
Little Cayucos Creek takes precedence over this section of the Coastal Zone Land Use
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Ordinance’. As described above, the proposed project meets the 20 foot setback
requirement from Little Cayucos Creek.

Combining Designations

Section 23.07.060 Flood Hazard Area.

The Flood Hazard combining designation is applied to specific parcels by the Official Maps (Part
Il of the Land Use Element to areas where terrain characteristics would present new
developments and their users with potential hazards to life and property from potential
inundation by a 100-year frequency flood or within coastal high hazard areas.

Staff comments: A small portion of the project site lies within the 100-year floodplain of
Little Cayucos Creek. However, no structures or other improvements are proposed in
this area. The project is conditioned to show the 100-year flood plain and all structures
shall be located outside of this area. The limit of the flood hazard will be shown on the
final map as a building restriction.

Section 23.07.160 - Sensitive Resource Area (SRA)

The Sensitive Resource Area combining designation is applied by the Official Maps (Part lll) of
the Land Use Element to identify areas with special environmental qualities, or areas containing
unique or endangered vegetation or habitat resources. The purpose of these combining
designation standards is to require that proposed uses be designed with consideration of the
identified sensitive resources, and the need for their protection, and, where applicable, to satisfy
the requirements of the California Coastal Act.

e. Required findings: Any land use permit application within a Sensitive Resource Area shall
be approved only where the Review Authority can make the following required findings:

(1) The development will not create significant adverse effects on the natural features of the
site or vicinity that were the basis for the Sensitive Resource Area designation, and will
preserve and protect such features through the site design.

(2) Natural features and topography have been considered in the design and siting of all
proposed physical improvements.

(3) Any proposed clearing of topsoil, trees, or other features is the minimum necessary to
achieve safe and convenient access and siting of proposed structures, and will not
create significant adverse effects on the identified sensitive resource.

(4) The soil and subsoil conditions are suitable for any proposed excavation; site
preparation and drainage improvements have been designed to prevent soil erosion,
and sedimentation of streams through undue surface runoff.

Section 23.07.170 - Environmentally Sensitive Habitat Area (ESHA)

The riparian area crossing the project site is considered an environmentally sensitive habitat
area (ESHA). Applications for development within an ESHA must include a biological
assessment to evaluate the project's impact on ESHA and whether the development will be
consistent with the biological continuance of the habitat.

' CZLUO Section 23.01.034(d) states: “If conflicts occur between a Land Use Element planning area
standard and other previsions of this title, the Land Use Element planning area standard shall prevail...”
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(1) Approval of a land use permit for a project within or adjacent to an ESHA shall not occur
unless the applicable review body first finds that:
a. There will be no significant negative impact on the identified sensitive habitat and
the proposed use will be consistent with the biological continuance of the habitat.
b. The proposed use will not significantly disrupt the habitat.

Staff comments: The SRA designation is applied to the riparian corridor for Little
Cayucos Creek The project design was informed by a biological assessment prepared
by Althouse and Meade (November, 2015) regarding the sensitivity of resources on the
project. As a result, the project is designed to meet the 20 foot setback from Little
Cayucos Creek in order to protect the natural features and topography. The project limit
(disturbance) area is the minimum necessary to achieve safe and viable construction of
the residences, as a principally permitted use on the site. Conditions such as
construction timing, exterior lighting, construction BMPs, an open space conservation
easement, and Landscape Restoration and Enhancement Plan have been applied to the
project to ensure biological continuance of, and no significant negative impacts to, the
sensitive habitats.

Section 23.07.174 - Streams and Riparian Vegetation (SRV)

Coastal streams and adjacent riparian areas are environmentally sensitive habitats. The
provisions of this section are intended to preserve and protect the natural hydrological system
and ecological functions of coastal streams.

a. Development adjacent to a coastal stream.
Development adjacent to a coastal stream shall be sited and designed to protect the habitat
and shall be compatible with the continuance of such habitat.

b. Riparian setbacks: New development shall be setback from the upland edge of riparian
vegetation the maximum amount feasible. In the urban areas (inside the URL) this setback
shall be a minimum of 50 feet. A larger setback will be preferable in both the urban and rural
areas depending on parcel configuration, slope, vegetation types, habitat quality, water
quality, and any other environmental consideration.

(1) Permitted uses within the setback: Permitted uses are limited to those specified in
Section 23.07.172(d) (1) (for wetland setbacks), provided that the findings required by
that section can be made. Additional permitted uses that are not required to satisfy those
findings include pedestrian and equestrian trails, and non-structural agricultural uses.

All permitted development in or adjacent to streams, wetlands, and other aquatic
habitats shall be designed and/or conditioned to prevent loss or disruption of the habitat,
protect water quality, and maintain or enhance (when feasible) biological productivity.
Design measures to be provided include, but are not limited to:

i. Flood control and other necessary instream work should be implemented in a
manner than minimizes disturbance of natural drainage courses and vegetation.

i. Drainage control methods should be incorporated into projects in a manner that
prevents erosion, sedimentation, and the discharge of harmful substances into
aquatic habitats during and after construction.
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Staff Comments: A Biological Assessment, prepared by Althouse and Meade
(November, 2015) concluded that no listed plant species were found on the project site
and no suitable habitat was found. However, the project site has the potential to provide
habitat for listed animal species that include Cooper’s hawk, California red-legged frog,
Monarch butterfly, Nuttall's woodpecker, Oak titmouse, Pallid bat, Silvery legless lizard,
Steelhead, Tidewater goby, Two-striped garter snake, Western pond turtle, and Yellow
warbler. The study concluded that suitable habitat for California red-legged frog,
Steelhead, Tidewater goby, Two-striped garter snake, and Western pond turtle is not
present on the project site. Pre-construction surveys are recommended for Cooper’s
hawk, Nuttall's woodpecker, Oak titmouse, Silvery legless lizard, and Yellow warbler.

With regard to the riparian setback, Little Cayucos Creek is mapped by the ESHA
Coastal Act Section 30107.5 and designated as such in the Estero Area Plan, Cayucos
Urban Area Standards Chapter 7, V.C.1. and Table 7-2, as a Sensitive Resource Area
(SRA). The edge of riparian is shown and the SRA is shown on Figure 5.

Figure 5 — Habitat Types on the Project Site
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On the project site Little Cayucos Creek is swale-like without erosion and shallow. Riparian
trees, mostly arroyo willow (Salix lasiolepis), California sycamore (Platanus racemosa) and
coast live oak (Quercus agrifolia) comprise the canopy of the riparian habitat along with a few
pittosporum and myoporum non-native shrubs. Periwinkle (Vinca major), garden nasturtium
(Tropaeolum majus), and kikuyu grass (Pennisetum clandestinum) are dominant species in the
understory. Coast live oak is found only on the far bank of the creek away from the project area
(Figure 5). The creek channel substrate consists of gravels and course soil particles. The
channel area could qualify as State wetland per Coward in methodology (FACW willows,
hydrology).

However, the Estero Area Plan requires a minimum 20 feet from coastal streams (Little
Cayucos Creek). When there are conflicting standards between the CZLUO and the Area Plan,
the LCP allows for the standards of the Area Plan to prevail. In this case the project
incorporates the following elements to protect riparian resources:

e The bulk of riparian resources present on the project site will be within a
designated open space parcel in which no development will be allowed. No
outfall structures or other uses of the riparian area are proposed.

e All development will observe a minimum 20-foot setback from the edge of
riparian resources, as required by the LCP. The top of bank of Little Cayucos
Creek is entirely within the riparian canopy edge.

e Restoration of the riparian habitat is proposed and has been approved by the
California Department of Fish and Wildlife as a separate Project that removes
non-native plants, installs native riparian plants, and protects riparian trees
and shrubs (LSAA No. 1600-2015-0141-R4). This restoration project will
result in an enhancement to the existing riparian habitat.

Accordingly, the coastal stream and riparian area will be preserved because the
structures and other improvements are setback adequately from riparian vegetation.
With adequate setback and conditions requiring BMPs for grading, erosion,
sedimentation, and drainage plan, the proposed project will not degrade the riparian
area and will be compatible with the continuance of the habitat. As proposed and
conditioned, the project complies with this standard.

Section 23.07.176 - Terrestrial Habitat Protection

The provisions of this section are intended to preserve and protect rare and endangered
species of terrestrial plants and animals by preserving their habitats. Emphasis for protection is
on the entire ecological community rather than only the identified plant or animal.

a. Protection of vegetation. Vegetation that is rare or endangered, or that serves as habitat
for rare or endangered species shall be protected. Development shall be sited to minimize
disruption of habitat.

b. Terrestrial habitat development standards:
(1) Revegetation. Native plants shall be used where vegetation is removed.
(2) Area of disturbance. The area to be disturbed by development shall be shown on a site
plan. The area in which grading is to occur shall be defined on site by readily- identifiable
barriers that will protect the surrounding native habitat areas.
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Staff Comments: The project is consistent with this standard. The project site is bordered
by Little Cayucos creek and its surrounding riparian vegetation. The riparian vegetation
is mapped ESHA and could provide roosting, nesting and/or foraging areas for Cooper’s
hawk, Nuttall's woodpecker, Yellow warbler and Pallid bat. Sensitive habitat for these
species will be protected by the elements discussed above under CZLUQO Section
23.07.172.

Based on the Biological Assessment prepared for the project site, the quality of
vegetation outside the riparian corridor is significantly degraded and anthropogenic.

Section 23.07.104 - Archaeologically Sensitive Areas

The project is not located in a designated Archaeologically Sensitive combining designation
area; however the location on the banks of a creek and in close proximity to the ocean is
considered culturally sensitive and archaeology resources are known to exist in the area.

Staff Comments: A Phase | study of the project site (Heritage Discoveries Inc., 2015)
found no surface evidence of archaeological resources on the project site. However, due
to the size, proximity and richness of the known adjacent archaeological site, a Phase Il
study was performed for the project site in August, 2015 (Heritage Discoveries Inc.,
2015). The Phase Il study consisted of additional surface as well as sub-surface
investigations. A total of 15 shovel pits were excavated and the excavated soils were
sifted for the presence of resources. The analysis revealed the presence of some
modern artifacts, such as a glass marble, bottle fragments and nails. One large mammal
bone was recovered which appeared to be of historical origin. Marine shellfish fragments
were discovered, but were most likely of historic origin as well. Overall, the Phase Il
investigation found no surface or sub-surface evidence of significant historical or
archaeological resources on the project site.

Section 23.07.174 (d) - Streams and Riparian Vegetation Setback

The Estero Area Plan requires a minimum 20 feet from coastal streams (Little Cayucos Creek).
The dwellings on Parcels 6 and 7 are set back 20 feet from the edge of existing riparian
vegetation, and 25 — 40 feet from the top of bank as required by the Area Plan.

Section 23.04.036 - Front Setback.

CZLUO states that the front setbacks for a planned development may be determined through
Development Plan approval, provided that in no case shall setbacks be allowed that are less
than the minimum required by the Uniform Building Code. Project plans show a 12-foot setback
from the front property line for the units fronting on E Street, and on lots 6-8 the front setback is
14 feet.

COASTAL PLAN POLICIES:

Shoreline Access: N/A
Recreation and Visitor Serving: N/A
Energy and Industrial Development: NIA

Commercial Fishing, Recreational Boating & Port Facilities: N/A
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Environmentally Sensitive Habitats: Policy No(s):
1,2,20,21,28,29,35
Agriculture: N/A
Public Works: Policy No(s): 1
Coastal Watersheds: Policy No(s): 8,9,10
Visual and Scenic Resources N/A
Hazards: N/A
Archaeology: Policy No(s): 1, 5,6
Air Quality: N/A

Does the project meet applicable Coastal Plan Policies: Yes, as conditioned
Environmentally Sensitive Habitats (ESHAS)

Policy 1: Land Uses within or adjacent to Environmentally Sensitive Habitats. New
development within or adjacent to locations of environmentally sensitive habitats (within 100
feet unless sites further removed would significantly disrupt the habitat) shall not significantly
disrupt the resource. Within an existing resource, only those uses dependent on such
resources shall be allowed within the area.

Policy 2: Permit requirements. As a condition of permit approval, the applicant is
required to demonstrate that there will be no significant impact on sensitive habitats and that
proposed development or activities will be consistent with the biological continuance of the
habitat. This shall include an evaluation of the site prepared by a qualified professional
which provides: a) the maximum feasible mitigation measures (where appropriate), and b) a
program for monitoring and evaluating the effectiveness of mitigation measures where
appropriate.

Staff comments: The project is consistent with these policies. The protection of ESHA is
discussed above under CZLUO Section 23.07.172.

Policy 3: Habitat restoration. The County or Coastal Commission should require the
restoration of damaged habitats as a condition of approval when feasible.

Staff comments: The project is consistent with this policy because it incorporates a
riparian restoration plan and is conditioned to implement the plan.

Policy 20: Coastal Streams and Riparian Vegetation. Coastal streams and adjoining
riparian vegetation are environmentally sensitive habitat areas and the natural
hydrological system and ecological function of coastal streams shall be protected and
preserved.

Policy 21: Development in or adjacent to a coastal stream. Development adjacent to or
within the watershed (that portion within the coastal zone) shall be sited and designed to
prevent impacts which would significantly degrade the coastal habitat and shall be
compatible with the continuance of such habitat areas. This shall include evaluation of
erosion and runoff concerns.
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Policy 28: Buffer Zone for Riparian Vegetation. In urban areas the buffer setback zone
shall be a minimum 50 feet except where a lesser buffer is specifically permitted. The
buffer zone shall be maintained in natural condition along the periphery of all streams.

Policy 29: Protection of Terrestrial Habitats. Designated plant and wildlife habitats are
environmentally sensitive habitat areas and emphasis for protection should be placed on
the entire ecological community. Only uses dependent on the resource shall be
permitted within the identified sensitive habitat portion of the site. Development adjacent
to environmentally sensitive habitat areas and holdings of the State Department of Parks
and Recreation shall be sited and designed to prevent impacts that would significantly
degrade such areas and shall be compatible with the continuance of such habitat areas.

Staff comments: The project is consistent with these policies, as discussed above under
CZLUI Section 23.07.172.

Policy 35: Protection of Vegetation. Vegetation which is rare or endangered or serves as
cover for endangered wildlife shall be protected against any significant disruption of
habitat value. All development shall be designed to disturb the minimum amount
possible of wildlife or plant habitat.

Staff comments: The proposed project is consistent with this policy because it includes
conditions prohibiting tree and vegetation removal, except as allowed to implement the
riparian restoration plan. Implementation of this plan will help protect the existing
sensitive riparian habitats against significant disruption of habitat value.

Public Works

Policy 1: Availability of Service Capacity. New development shall demonstrate that
adequate public or private service capacities are available to serve the proposed
development.

Staff comments: The project complies with this standard. Conditional will serve letters
(water and sewer) were submitted for the proposed development.

Coastal Watersheds

Policy 8: Timing of Construction and Grading. Land clearing and grading shall be
avoided during the rainy season if there is a potential for serious erosion and
sedimentation problems. All slope and erosion control measures should be in place
before the start of the rainy season. Soil exposure should be kept to the smallest area
and the shortest feasible period.

Staff comments: This project will comply with this standard because construction
activities will be limited by conditions of approval.

Policy 9: Techniques for Minimizing Sedimentation. Appropriate control measures

(such as sediment basins, terracing, hydro-mulching, etc.) shall be used to minimize
erosion and sedimentation.
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Policy 10: Drainage Provisions. Site design shall ensure that drainage does not increase
erosion. This may be achieved either through on-site drainage retention, or conveyance
to storm drains or suitable watercourses.

Staff comments: The project complies with Policies 9 and 10 because it incorporates
drainage components to protect water quality consistent with Low Impact Development.
In addition, prior to issuance of grading/ or construction permits, the project shall
demonstrate compliance with water quality protection regulations. Conditions requiring
implementation of BMPs in grading, erosion and sedimentation control and drainage will
minimize harmful impacts to ESHA that may result from increased run-off, erosion or
sedimentation during construction activities.

Archaeological Resources

Policy 1: Protection of Archaeological Resources. The county shall provide for the
protection of both known and potential archaeological resources. All available measures,
including purchase, tax relief, purchase of development rights, etc., shall be explored at
the time of a development proposal to avoid development on important archaeological
sites. Where these measures are not feasible and development will adversely affect
identified archeological or paleontological resources, adequate mitigation shall be
required.

Policy 5: Mitigation Techniques for Preliminary Site Survey before Construction
Where substantial archaeological resources are found as a result of a preliminary site
survey before construction, the county shall require a mitigation plan to protect the site.
Some examples of specific mitigation techniques include:

a. Project redesign could reduce adverse impacts of the project through relocation
of open space, landscaping or parking facilities.

b. Preservation of an archaeological site can sometimes be accomplished by
covering the site with a layer of fill sufficiently thick to insulate it from impact. This
surface can then be used for building that does not require extensive foundations
or removal of all topsoil.

c. When a project impact cannot be avoided, it may be necessary to conduct a
salvage operation. This is usually a last resort alternative because excavation,
even under the best conditions, is limited by time, costs and technology. Where
the chosen mitigation measure necessitates removal of archaeological
resources, the county shall require the evaluation and proper deposition of the
findings based on consultation with a qualified archaeologist knowledgeable in
the Chumash culture.

d. A qualified archaeologist knowledgeable in the Chumash culture may need to be
on-site during initial grading and utility trenching for projects within sensitive
areas.

Policy 6: Archaeological Resources Discovered during Construction or through
Other Activities. Where substantial archaeological resources are discovered during

construction of new development, or through non-permit related activities (such as repair
and maintenance of public works projects) all activities shall cease until a qualified
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archaeologist knowledgeable in the Chumash culture can determine the significance of
the resource and submit alternative mitigation measures.

Staff comments: The project is consistent with these policies and conditions have been
included to assure that significant impacts to archeological resources within the project
area will be adequately mitigated based on the recommendations outlined in the Phase |
and Phase Il studies prepared for the project site.

TENTATIVE TRACT MAP

The proposed project site is located in the Recreation (REC) and Residential Multi-family (RMF)
land use categories. CZLUO section 23.04.028d establishes the minimum standards for parcels
in the RMF category and CZLUO section 23.04.032 establishes minimum standards for parcels
in the Recreation land use category.

Section 23.04028d requires the common ownership parcel to be a minimum of 6,000 sq. ft. and
that the RMF subdivisions comply with density of Section 23.04.084. The Recreation land use
category requires a 6,000 sq. ft. parcel. Lot 8 is the open space parcel and is approximately
14,000 sq. ft. in size.

Staff Comments: The project site is greater than 6,000 sq. ft. and so complies with CZLUO
sections 23.04.028 and 032 and the proposed project complies with CZLUQO section 23.04.084
residential density standards (see Page 4 of this staff report for a full analysis of residential
density).

Abandonment of a Portion of Cypress Glen Ct

The tentative map proposes to abandon a portion of Cypress Glen Ct. The abandonment of the
public right to use a right of way can occur either through the Streets and Highways Code or
through the tentative subdivision map. The proposed subdivision (see attachment 6) seeks to
abandon a 35 foot wide strip of Cypress Glen Ct fronting the project site. A street abandonment
extinguishes the public’s right to use the road. Property owners retain the right to access
properties through the underlying easement that stays in place.

In this case, the portion of Cypress Glen Ct north of Little Cayucos Creek has already been
abandoned (see Figure 6). The owners of several properties on Cypress Glen Ct have applied
to abandon other portions of Cypress Glen Ct under the Street and Highways Code process.
Both abandonment processes can proceed concurrently.
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Figure 6 — Abandonment of a Portion of Cypress Glen Ct
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Cypress Glen Court is not part of the County’s road maintenance system and currently acts as a
private drive to the existing residences. Since Cypress Glen Court serves private residences
and provides no existing or future public circulation benefit, Public Works supports the proposed
abandonment.

Title 21 Adjustment
Real Property Division Ordinance section 21.03.010d7 states:

7. Private easements, if approved by the planning commission or subdivision review
board, may serve as access to no more than an ultimate of five parcels, including
parcels not owned by the divider. The number of parcels served by any private
easement shall include existing parcels and all future parcels which could be created
in the future according to the applicable general plan.

There are five existing parcels that use Cypress Glen Ct for access. The proposed project will
add seven developable parcels. This total of 11 parcels using Cypress Glen for access cannot
use a private easement but instead must use an access with an offer of dedication. The
applicant has submitted a request of for an adjustment to this standard. In order to approve an
adjustment to the design provisions of Section 21.03.010, the Planning Commission must find:

1. That there special circumstances or conditions affecting the subdivision; and

2. That the granting of the adjustment will not have a material adverse effect upon the
health or safety of persons residing or working in the neighborhood of the
subdivision; and

20 of 221



ATTACHMENT 8
Campbell-Sheppa/Daniel Lloyd / SUB2015-00001 / Tract 3074

Page 21

3. That the granting of the adjustment will not be materially detrimental to the public
welfare or injurious to other property or improvements in the neighborhood of the
subdivision. (Ord. 1986 §2 (part), 1979)

The findings are provided in Attachment 3.

ENVIRONMENTAL REVIEW

A Mitigated Negative Declaration has been prepared for this project. The findings and
recommendations of the MND are summarized below.

Biological Resources. The Biological Assessment concludes that riparian resources present
on the project site will be adequately protected by observing the required 20 foot minimum
setback and by the design of the project which avoids sensitive resources. The proposed
project also includes a riparian corridor restoration plan to restore the degraded riparian habitat
on the site.

Cultural Resources. The project is not located in a designated Archaeologically Sensitive
combining designation area; however the location on the banks of a creek and in close proximity
to the ocean is considered culturally sensitive and archaeology resources are known to exist in
the area. A Phase | and Phase Il study of the project site did not reveal the presence of
significant archaeological resources.

Public Services and Utilities. According to the 2015 Resource Summary Report, there are no
levels of severity recommended for water supply, wastewater collection and treatment, or
schools. Will-serve letters have been issues for the project by the Morro Rock MWD and the
Cayucos Sanitary District.

Traffic. The project proposes to vacate a portion of Cypress Glen Court along the project
frontage. There is a recorded Road Maintenance agreement that covers the maintenance
responsibilities of Cypress Glen Court that serves four private residences. The right-of-way was
never improved or maintained by the County between D and E Streets, and portions of the right
of way have been abandoned to the adjoining properties. The project proposes to abandon the
portion of the right-of-way that abuts the project site and to add the 7,000 square feet of
abandoned right-of-way to the project site for purposes of calculating the base residential
density. Cypress Glen Court is not part of the County’s road maintenance system and currently
acts as a private drive to the existing residences. Since Cypress Glen Court serves private
residences and provides no existing or future public circulation benefit, Public Works is
supporting the proposed abandonment. No other significant traffic-related concerns were
identified.

Hydrology — Water Quality. A Stormwater Control Plan and Stormwater Site Design Analysis
has been prepared for the project which provides a summary of elements incorporated into the
design of the project to protect water quality. These elements include:

e A bioretention area to treat stormwater from impermeable surfaces.
e Maintaining a 20 foot setback from Little Cayucos Creek.

e Impervious surfaces are minimized.
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COMMUNITY ADVISORY GROUP COMMENTS

Cayucos Community Advisory Council (CCAC) - The CCAC met in December to discuss the
project. In addition, the land use committee met twice to discuss the project. The Council took
the following action at the December 2015 meeting:

Paul Choucalas: | make a motion that the council approve the project with the condition that
there be creek access ifit is legal.

Larry Fishman: Could | clarify that this is for seven homes.
Roll Call Vote: Five yes. Six no.
John Carsel: The motion fails. Is there another motion? Seeing none, enjoy the holidays.

AGENCY REVIEW

Public Works - The project meets the applicability criteria for Storm Water Management
and shall comply with applicable requirements. Abandonment of Cypress Glen Court is
supported.

Cayucos Sanitary District — The proposed project received a conditional Sewer Intent to
Serve from the Cayucos Sanitary District on May 6, 2015.

Morro Rock Mutual Water Company — The proposed project has received a Notification of
Eligibility to Receive a Water Will Serve Letter issued on July 15, 2015.

Cayucos Fire Department — The Fire Protection District Project commented on the need for a
turnaround at the end of the driveway .

California Coastal Commission — The Commission comments focus on the riparian setback
and restoration plan.

LEGAL LOT STATUS
The lot was legally created by a recorded map at a time when that was a legal method of
creating lots.

ATTACHMENTS:

Exhibit A — Development Plan Findings

Exhibit B — Development Plan Conditions of Approval
Exhibit C — Tentative Tract Map Findings

Exhibit D — Tentative Tract Map Conditions of Approval
Real Property Division Ordinance Adjustment Request
Proposed Negative Declaration and Project Graphics
Correspondence

NoOR~WN =

Staff Report prepared by James Caruso, Senior Planner and Reviewed by Karen Nall,
Supervising Planner.
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EXHIBIT A
DEVELOPMENT PLAN/COSTAL DEVELOPMENT PERMIT
FINDINGS
SUB2015-00001

Environmental Determination
A. The Environmental Coordinator, after completion of the initial study, found, and the Planning

Commission agrees, that there is no substantial evidence that the project may have a
significant effect on the environment, and the preparation of an Environmental Impact
Report is not necessary. Therefore, a Mitigated Negative Declaration (pursuant to Public
Resources Code Section 21000 et seq., and CA Code of Regulations Section 15000 et
seq.) was issued on January 19, 2016, and is hereby adopted for this project. Mitigation
measures are proposed to address Air Quality, Biological Resources, Cultural Resources
and Geology and are included as conditions of approval..

Development Plan/Coastal Development Permit

B.

The proposed project or use is consistent with the San Luis Obispo County General Plan
and Local Coastal Plan because the use is an allowed use and as conditioned is consistent
with all of the General Plan policies.

As conditioned, the proposed project or use satisfies all applicable provisions of Title 23 of
the County Code.

The establishment and subsequent operation or conduct of the use will not, because of the
circumstances and conditions applied in the particular case, be detrimental to the health,
safety or welfare of the general public or persons residing or working in the neighborhood of
the use, or be detrimental or injurious to property or improvements in the vicinity of the use
because the new residences do not generate activities that present potential threats to the
surrounding property and buildings. This project is subject to Ordinance and Building Code
requirements designed to address health, safety and welfare concerns.

The proposed project or use will not be inconsistent with the character of the immediate
neighborhood or contrary to its orderly development because the seven single family
residences are allowed uses and will not conflict with the surrounding lands and uses.

The proposed project or use will not generate a volume of traffic beyond the safe capacity of
all roads providing access to the project, either existing or to be improved with the project
because the project is located on E Street and Cypress Glen Court, (local) roads
constructed to a level able to handle any additional traffic associated with the project.

Minimum Parcel Size
G. The reduction in minimum parcel size for parcels 1 through 7 is appropriate because:

1. The common ownership external parcel is in compliance with the provisions of
23.04.084; and

2. The density of residential units is in compliance with Section 23.04.084 where the
project is located in the Residential Multi-Family category.

Coastal Access

H.

The proposed use is in conformity with the public access and recreation policies of Chapter
3 of the California Coastal Act, because the project is not adjacent to the coast and the
project will not inhibit access to the coastal waters and recreation areas.

Page 1 of 2
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Sensitive Resource Area

The development will not create significant adverse effects on the natural features (Coastal
Stream) of the site or vicinity that are the basis for the Sensitive Resource Area designation,
and will preserve and protect such features through site design because the project includes
adequate setbacks from the riparian vegetation, and conditions to restore the riparian
habitat and implement grading, erosion, sedimentation standard measures that will protect
the sensitive habitat.

Natural features and topography have been considered in the design and siting of all
proposed physical improvements because the seven residences and driveway are located in
the least environmentally damaging portion of the project site and outside the creek setback.

The proposed clearing of topsoil is the minimum necessary to achieve safe and convenient
access and siting for the project, and will not create significant adverse effects on the
identified sensitive resource because the development will be located outside the creek
setback and sensitive riparian habitat. No tree removal will be allowed within the riparian
corridor and the residences are located the furthest extent possible from the riparian
vegetation.

The soil and subsoil conditions are suitable for any proposed excavation and site
preparation and drainage improvements have been designed to prevent soil erosion, and
sedimentation of streams through undue surface runoff. To ensure compliance, the project
is conditioned to submit an erosion, sedimentation control and drainage plan utilizing Best
Management Practices to Public Works for approval at the time of building permit
applications and implementation during construction.

Streams and Riparian Vegetation

M.

The proposed project is a development of seven single family residences that is an
allowable use and will be located approximately 20 to 40 feet to the creek. No alternative
locations and routes are feasible or less environmentally damaging because the residences
are placed the furthest extent of the riparian vegetation and on the least environmentally
damaging portion of the project site.

Adverse environmental effects have been mitigated to the maximum extent feasible.
Implementation of the conditions and mitigation measures will ensure no significant negative

impact on the identified sensitive habitat and the proposed use will be consistent with the
biological continuance of the habitat.

Archaeology

P.

No significant archaeological resources were found on the project site through surface
(Phase ) and sub-surface (Phase ll) investigations. Therefore, archaeological resources will
not be adversely impacted by the project.

Page 2 of 2
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EXHIBIT B
DEVELOPMENT PLAN/COASTAL DEVELOPMENT PERMIT
CONDITIONS OF APPROVAL
SUB2015-00001

Approved Development

1. This Tract Map/Development Plan/Coastal Development Permit approves the following
development and project-related activities:

a. The creation of seven residential lots, plus one open space parcel as shown on
Tentative Tract 3074;

Grading and street improvements to E Street and Cypress Glen Court;

Grading and minor site work for a sewer laterals;

Grading and minor site work for gas lines;

Grading and construction of a shared driveway from Cypress Glen Court;

Grading and construction of seven new residences with a maximum height of 28 feet as
follows:

~0QoCT

Tract 3074 Product Summary
(Square Feet)

Project Components Lot 1 Lot 2 Lot 3 Lot 4 Lot 5 Lot 6 Lot 7 Lot 8

Lot Area 2,508 2,432 2,432 2,432 2,432 4,961 5,405 14,089

Dwellings Floor Area

Living Space | 2,449 2,449 2,197 2,197 2,197 2,170 2,013

Garage 571 571 593 593 593 440 440
Carport 519 519 516 516 516 0 0
Decks and Porches 335 335 443 443 443 41 44
Total: 3,874 3,874 3,749 3,749 3,749 2,651 2,497

g. Parcel sizes and setbacks as follows:

Tract 3074 Parcel Size and Setback Summary

Lot 1 Lot 2 Lot 3 Lot 4 Lot 5 Lot 6 Lot 7 Lot 8

2,508 2,432 2,432 2,432 2,432 4,961 5,405 14,089
Lot Area

sq.ft. sq.ft. sq.ft. sq.ft. sq.ft. sq.ft. sq.ft. sq.ft.
Front Yard 12’ 12’ 12 12 12 14 14 N/A
Side Yards 3 3’ 3 3 3 5 4-5 N/A
Rear : : : : : : ”
Yards 18 18 18 18 18 45 45 N/A

h. Restoration and enhancement of the riparian habitat area;

i.  On-going monitoring and restoration of the riparian habitat area (as necessary); and

j.- Total site disturbance of approximately 26,910 square feet (not including riparian
restoration).
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Conditions required to be completed at the time of application and/or prior to issuance of
construction permits

Site Development

2. At the time of application for grading and/or construction permit(s), the applicant shall submit
final site plans to the Department of Planning and Building for review and approval. The final
site plans shall show the following:

a. Little Cayucos Creek Setback. Other than habitat restoration related development, all
development including but not limited to cut and fill slopes, retaining walls, drainage
features, fencing, decking, and parking areas, shall be set back a minimum distance of
20 feet from the upland edge of Little Cayucos Creek riparian vegetation.

b. Approved Development Envelope. All areas of the site outside of the Little Cayucos
Creek Riparian Habitat Area and its required setback shall be demarked as the
Approved Development Envelope.

c. Little Cayucos Creek Riparian Habitat Area. The area of the site outside the Approved
Development Envelope shall be demarked as the Little Cayucos Creek Riparian Habitat
Area, where development and uses shall be limited to restoration, enhancement,
protection, and interpretation of the Little Cayucos Creek riparian habitat.

d. Site Access. All access to the residential units from E Street shall be clearly identified
on the final site plans, and shall include:
i.  Verification that access has been reviewed and approved by the Department of
Public Works with respect to improvements in the E Street right-of-way;
ii. Verification that access has been reviewed and approved by the Cayucos Fire
Department in respects to fire safety regulations;

e. Project Limit Area. The final plans shall clearly identify specific locations of
construction, areas for staging and storage, and construction access corridors. Such
areas shall be minimized to the maximum extent feasible to minimize impacts on the
creek habitat area. Silt fences, or equivalent shall be installed at the perimeter of
allowable construction area to prevent runoff and/or sediment from entering the riparian
habitat area.

f. Construction Plan Notes. The final plans shall include a final construction schedule
and erosion control/water quality BMPs (and locations). The following required criteria
must be shown on the Plan Notes:

i.  All work shall take place during daylight hours. Lighting of the creek and riparian
area is prohibited.

ii.  Construction (including but not limited to construction activities, and materials
and/or equipment storage) is prohibited outside the defined construction, staging,
and storage areas.

ii.  Construction shall only occur during the dry between April 15 to October 1.

3. Prior to issuance of construction permits for the residences, the applicant shall submit a
color and materials board to the Department of Planning and Building for review and
approval.
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Fire Safety

4. Prior to issuance of construction and/or grading permits, all plans submitted to the
Department of Planning and Building shall meet the fire and life safety requirements of the
California Fire Code. Additional Fire Safety Review will be required and the applicant shall
provide evidence that all plans submitted are compliant with current fire and life safety
requirements of the Cayucos Fire Department and the California Fire Code.

Services

5. Prior to issuance of construction and/or grading permits, the applicant shall provide
confirmation of final water availability letter from Morro Rock Mutual Water Company to
service the new residences. The project shall meet all applicable conditions of the final will
serve requirements by the water purveyor.

6. Prior to issuance of construction and/or grading permits, the applicant shall provide
confirmation of final sewer availability letter from Cayucos Sanitary District to service the
new residences. The project shall meet all applicable requirements of the final-will serve
requirements by the District

Exterior Lighting

7. Prior to issuance of construction permits for the residences, the applicant shall submit
exterior lighting plans to the Department of Planning and Building for review and approval.
All proposed exterior lighting shall be shielded to the maximum extent possible and be of the
lowest intensity feasible in order to avoid artificial light pollution of the riparian habitat area.
Exterior lights on the north and northwest sides of the project (bordering the creek) shall be
avoided where possible and be the minimum necessary to meet safety requirements.
Exterior light shall be shielded and lighting shall be directed downward and away from the
creek and riparian areas.

Access & Access Easement

8. Prior to issuance of a grading permit, the applicant shall provide evidence of a recorded
easement for access and utilities to Lots 1 through 7 to the Department of Planning and
Building.

9. Prior to issuance of construction and/or grading permits, the applicant shall submit plans to
the Department of Public Works to secure an Encroachment Permit and post a cash
damage bond to install improvements within the public right-of-way in accordance with
County Public Improvement Standards. The plan is to include, as applicable:

a. Construct or site access driveway approach in accordance with County Public
Improvement Standard B-1a.
b. Drainage ditches, culverts, and other structures (if drainage calculations require).

10. Prior to issuance of construction and/or grading permits, the applicant shall provide
evidence to the Department of Planning and Building that onsite circulation and pavement
structural sections have been designed and shall be constructed in conformance with Cal
Fire standards and specifications back to the nearest public maintained roadway.

Water

11. Prior to issuance of construction permits, the applicant shall show how the initial
landscaping will have low-water requirements. As applicable, at a minimum the following
shall be used: (1) all common area and residential irrigation shall employ low water use
techniques (e.g., drip irrigation); (2) residential landscaping (turf areas) shall not exceed 500
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square feet with remaining landscaping being drought tolerant and having low water
requirements (e.g. use of native vegetation, etc.); (3) all common area landscaping shall use
no turf or other water intensive groundcover and will use ornamental native plants where
feasible.

All water fixtures installed (including showers, faucets, etc.) that are not specified in the
Uniform Plumbing Code shall be of "ultra low flow" design, where applicable. Water using
appliances (e.g., dishwashers, clothes washers, etc.) shall be of high water efficiency
design. These shall be shown on all applicable plans prior to permit issuance.

Quit Claim Deed

13.

Prior to issuance of a grading permit, the applicant shall provide evidence acceptable to the
Executive Director of the California Coastal Commission that it is the record title owner of
the project site, such as a Quit Claim Deed and updated preliminary title report.

Fees

14.

Prior to issuance of construction permits, the applicant shall pay all applicable school and
public facilities fees.

Grading, Drainage, Sedimentation and Erosion Control
15. Prior to issuance of construction and/or grading permits, the applicant shall submit a

complete drainage, erosion, and sedimentation control plan for review and approval, by the
Public Works Department, in accordance with Section 23.05.040 through 23.05.050 of the
Coastal Zone Land Use Ordinance. The plan shall use sediment control measures to protect
Little Cayucos Creek. Installation of erosion and sedimentation control devices shall be
installed around the perimeter of the construction zone. No flows shall be directed to
Cayucos Creek without NPDES permit. The plan shall include the following:

a. Implementation of Best Management Practices during Construction. The
Plan shall identify the types and location of the measures that will be
implemented during construction to prevent erosion, sedimentation, and the
discharge of pollutants in the Little Cayucos Creek during construction. These
measures shall be designed in accordance to the California Storm Water Best
Management Practices Handbook and the San Luis Obispo County Resources
Conservation District, as such:

i. Limit the extent of land disturbance to the minimum amount necessary to
construct the project;

ii. Designate areas for the staging of construction equipment and materials,
including receptacles and temporary stockpiles of graded materials, which
must be covered on a daily basis;

iii. Provide installation of silt fences, temporary detention basins, and/or
other controls to intercept, filter, and remove sediments contained in the
runoff from construction, staging, and storage/stockpiled areas;

iv. Provide hydro seeding (with native plants) of disturbed areas immediately
upon conclusion of construction activities;

v. Good construction measures such as the use of dry cleanup measures
whenever possible, collecting and filtering cleanup water when dry
cleanup methods are not feasible, cleaning and refueling construction
equipment at designated off site maintenance areas, and immediate
cleanup of any leaks or spills.
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b. Permanent Drainage and Erosion Control Plan. The Plan shall include and
clearly identify all permanent measures to control and direct all site runoff and a
drainage system designed to collect all on-site drainage (in gutters, pipers,
drainage ditches, swales, etc.) for use in on-site irrigation, infiltrations, and/or
habitat enhancement, and/or directed to off-site storm drain systems. The Plan
shall be prepared by a licensed engineer and incorporate structure and non-
structural Best Management Practices (BMPs) designed to control the volume,
velocity, and pollutant load of stormwater and other run-off associated with the
development. The Plan shall include required calculations and documentations
for all BMPs proposed and shall, at the minimum provide for:

Drainage system designed to filter and treat the volume of runoff
produced from irrigation and storm event up to and including the as"
percentile 24-hour runoff event for volume-based BMPs and/or the 85th
percentile, 1 hour runoff event (with an appropriate safety factor) for flow-
based BMPs , prior to its use for on-site infiltration, landscape irrigation,
habitat enhancement, and/or discharge offsite. All filtering and treating
mechanism shall be clearly identified, and supporting technical
information shall be provided.

Runoff from the roofs, driveways, parking lots, and other impervious
surfaces shall be collected and directed into pervious areas on the site for
infiltration to the maximum extent practicable in a non-erosive manner,
prior to being conveyed off-site;

Post-development peak runoff rates and volumes shall be maintained at
levels similar to, or less than, pre-development conditions;

All runoff shall be directed away from the creek/riparian habitat area
unless proven appropriate for habitat enhancement process;

All drainage system elements shall be permanently operated and
maintained.

16. All disturbed areas shall be restored as soon as possible. If the area is within close proximity
of a sensitive habitat, a compatible native seed mix shall be used to revegetate the restored
area (see following list). The same revegetation treatment shall apply for any areas to be
left undisturbed for more than 30 days.

17. At the time of application for grading and/or construction permit(s), the applicant shall show
the limits of the 100 year floodway on the site plan and all development located outside of
the floodway and submit to Public Works for approval.

Stormwater Pollution Prevention

18. At the time of application for construction permits, the applicant shall demonstrate whether
the project is subject to the LUO Section for Stormwater Management. Applicable projects
shall submit a Stormwater Control Plan (SWCP) prepared by an appropriately licensed
professional to the County for review and approval. The SWCP shall incorporate appropriate
BMP's, shall demonstrate compliance with Stormwater Quality Standards and shall include a
preliminary drainage plan, a preliminary erosion and sedimentation plan. The applicant shall
submit complete drainage calculations for review and approval.

19. Prior to initiation of tract improvements, the applicant shall prepare a Storm Water Pollution
Prevention Plan (SWPPP). As applicable, all construction-related protection measures
specified in the SWPPP shall be installed prior to work beginning
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At the time of application for construction permits, if necessary, the applicant shall submit a
draft "Private Stormwater Conveyance Management and Maintenance System" exhibit for
review and approval by the County.

Prior to issuance of construction permits, if necessary, the applicant shall record with the
County Clerk the "Private Stormwater Conveyance Management and Maintenance System"”
to document on-going and permanent storm drainage control, management, treatment,
disposal and reporting.

Biological Resources

22.

23.

24.

25.

Prior to issuance of grading and/or construction permits, the applicant shall retain a
biological consultant approved by the County Planning and Building Department to monitor
the implementation of the biological mitigation measures and erosion and sedimentation
control measures during grading and construction activities. The biologist shall monitor the
installation of fencing as per the approved construction plans and, at a minimum, monitor
the construction activities once per week and provide a summary report to the County
Planning Department at the close of construction activities. Construction activities shall be
limited to the dry season (April 15 through October 15).

Prior to issuance of a grading permit, the applicant shall execute and record an open space
easement for creek habitat protection, in a form approved by County Counsel and the
Executive Director of California Coastal Commission in conformance with applicable Coastal
Act regulations, for Lot 8 and the portions of Lots 6 and 7 outside the development
envelope. The open space easement shall be 14,089 square feet and include a formal legal
description and graphic depiction of subject properties including the Little Cayucos Creek
Riparian Habitat Area. Development shall be prohibited in the open space area except for:

a. Restoration, protection, and enhancement of native riparian habitat and Monarch
butterfly habitat consistent with the terms of the Final Landscape Restoration and
Enhancement Plan;

b. Public interpretive access improvements approved by a coastal development permit.

As a part of a second sheet of the tract map and included as a part of any individual
construction permit application, and included in any CC&Rs developed for the project,
the following shall apply to the areas within the open space area: no oak trees, or other
visually significant vegetation, shall be impacted or removed (removing and impacting trees
for leach lines shall be to the least extent feasible); no activities shall be allowed that could
adversely impact the sensitive vegetation, as defined in the Botanical Assessment (Althouse
and Meade, 2015). Any removal of non-sensitive vegetation shall be done by hand, and by
a qualified individual that can identify and avoid those sensitive species identified in the
Botanical Assessment.

Prior to issuance of grading and/or construction permit(s), the applicant shall submit a
landscaping plan including native, drought and fire resistant species that are compatible with
the habitat values of the surrounding habitat and compliant with the Landscape Restoration
and Enhancement Plan (LREP). Landscaped areas within the Approved Development
Envelope shall consist only of native plants of local origin that are non-invasive. No plant
species listed as problematic and/or invasive by the California Native Plant Society, the
California Invasive Plant Council, or as may be so identified from time to time by the State of
California, and no plant species listed as a 'noxious weed' by the State of California or the
U.S. Federal Government shall be planted or allowed to naturalize or persist on the property
except for existing eucalyptus trees associated with the Monarch butterfly habitat.
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Prior to issuance of grading and/or construction permit(s), the applicant shall submit the
Landscape Restoration and Enhancement Plan (LREP) to the Department of Planning and
Building for review and approval. The LREP shall provide for riparian corridor landscape
restoration and enhancement in the Little Cayucos Creek Riparian Habitat Area, with the
goal of enhancing and restoring this area to self-sustaining and high resource value natural
habitat state. The LREP shall be prepared by a qualified restoration ecologist, and shall
incorporate specific conditions of the site (including soil, exposure, temperature, moisture,
wind, etc), as well as restoration and enhancement goals. At a minimum, the plan shall
provide for the following:

a. A baseline assessment, including photographs, of the current physical and ecological
condition of the restoration and enhancement area;

b. A description of the goals and measurable success criteria of the plan, including, at a

minimum, the requirement that success be determined after a period of at least three

years wherein the site has been subject to no remediation or maintenance activities
other than weeding, and this condition be maintained in perpetuity.

Removal of invasive and non-native plant species;

Planting of native species of local stock appropriate to the Little Cayucos Creek riparian

corridor, including provision of fall and winter-flowering nectar sources for Monarch

butterflies at appropriate locations. Non-native and/or invasive plant species shall be
prohibited;

e. Monitoring and maintenance provisions including a schedule of the proposed monitoring
and maintenance activities to ensure that success criteria are achieved;

f.  Provision of submission of annual reports of monitoring results to the Department of
Planning and Building, beginning the first year after completion of the restoration effort
and concluding once success criteria have been achieved. Each report shall document
the condition of the site area with photographs taken from the same fixed points in the
same directions, shall describe the progress towards reaching the success criteria of the
plan, and shall make recommendations (if any) on changes necessary to achieve
success.

oo

At the time of application for subdivision improvement plans, grading permits, and
construction permits, the applicant shall clearly show on the project plans the type, size, and
location of all trees to be removed as part of the project and all remaining trees within 50
feet of construction activities. The project plans shall also show the type and location of tree
protection measures to be employed. All trees to remain on-site that are within fifty feet of
construction or grading activities shall be marked for protection (e.g., with flagging) and their
root zone protected with orange construction fencing prior to any grading. The outer edge of
the tree root zone is 1-1/2 times the distance from the trunk to the drip line of the tree.
Grading, utility trenching, compaction of soil, or placement of fill shall be avoided within
these fenced areas. If grading in the root zone cannot be avoided, retaining walls shall be
constructed to minimize cut and fill impacts. Care shall be taken to avoid surface roots
within the top 18 inches of soil. If any roots must be removed or exposed, they shall be
cleanly cut and not left exposed above the ground surface.

Upon submittal of tract improvement plans, all measures provided in the Mitigation
Monitoring and Reporting Plan shall be shown on applicable plans relating to restoration of
sensitive plants impacted. Should any measures conflict with conditions of approval,
conditions of approval shall be considered superior. These measures shall be completed
prior to recordation of final map.
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Conditions to be completed prior to ground disturbance or construction activities

Air Quality
29. "Naturally-occurring asbestos" has been identified by the State Air Resources Board as a

toxic air contaminant. Serpentine and ultramafic rocks are very common in the state and
may contain naturally occurring asbestos. Under the State Air Resources Board Air Toxics
Control Measure (ATCM) for Construction, Grading, Quarrying, and Surface Mining
Operations, prior to construction permit issuance, a geologic investigation will be prepared
and then submitted to the county to determine the presence of naturally-occurring asbestos.
If naturally occurring asbestos is found at the site, the applicant must comply with all
requirements outlined in the Asbestos ATCM before grading begins. These requirements
may include, but are not limited to, 1) preparation of an "Asbestos Dust Mitigation Plan",
which must be approved by APCD before grading begins; 2) an "Asbestos Health and
Safety Program", as determined necessary by APCD. If NOA is not present, an exemption
request shall be filed with the APCD. (For any questions regarding these requirements,
contact the APCD at (805) 781-5912 or go to
http://www.slocieanair.org/business/asbestos.php). Prior to final inspection or occupancy,
whichever occurs first, when naturally-occurring asbestos is encountered, the applicant shall
provide verification from APCD that the above measures have been incorporated into the
project.

Biological Resources
30. (BR-1) Within one week of ground disturbance or tree removal/trimming activities, if

31.

work occurs between March 15 and August 15, nesting bird surveys shall be conducted. To
avoid impacts to nesting birds, grading and construction activities that affect trees and
grasslands shall not be conducted during the breeding season from March 1 to August 3 1.
If construction activities must be conducted during this period, nesting bird surveys shall
take place within one week of habitat disturbance. If surveys do not locate nesting birds,
construction activities may be conducted. If nesting birds are located, no construction
activities shall occur within 100 feet of nests until chicks are fledged. Construction activities
shall observe a 300-foot buffer for active raptor nests. Buffers may be reduced if a qualified
ornithologist determines that project activities will not affect the nesting birds. A
preconstruction survey report shall be submitted to the lead agency immediately upon
completion of the survey. The report shall detail appropriate fencing or flagging of the buffer
zone and make recommendations on additional monitoring requirements. A map of the
Project site and nest locations shall be included with the report. The Project biologist
conducting the nesting survey shall have the authority to reduce or increase the
recommended buffer depending upon site conditions.

(BR-2) Prior to ground disturbance, a focused preconstruction survey for legless lizards
shall be conducted in proposed work areas immediately prior to ground-breaking activities
that would affect potentially suitable habitat, as determined by the project biologist. The
preconstruction survey shall be conducted by a qualified biologist familiar with legless lizard
ecology and survey methods, and with approval from California Department of Fish and
Wildlife to relocate legless lizards out of harm’s way. The scope of the survey shall be
determined by a qualified biologist and shall be sufficient to determine presence or absence
in the project areas. If the focused survey results are negative, a letter report shall be
submitted to the County, and no further action shall be required. If legless lizards are found
to be present in the proposed work areas the following steps shall be taken:

a. Legless lizards shall be captured by hand by the project biologist and relocated to an
appropriate location well outside the project areas.
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b. Construction monitoring shall be required for all new ground-breaking activities located
within legless lizard habitat. Construction monitors shall capture and relocate legless
lizards as specified above.

(BR-3) Prior to construction, occupied nests of special status bird species shall be
mapped using GPS or survey equipment. Work shall not be allowed within a 100 foot buffer
for songbirds and 300 for nesting raptors while the nest is in use. The buffer zone shall be
delineated on the ground with orange construction fencing where it overlaps work areas.

(BR-4) Prior to construction, occupied nests of special status bird species that are within
100 feet of project work areas shall be monitored at least every two weeks through the
nesting season to document nest success and check for project compliance with buffer
zones. Once burrows or nests are deemed inactive and/or chicks have fledged and are no
longer dependent on the nest, work may commence in these areas.

(BR-5) Prior to removal of any trees over 20 inches DBH, a survey shall be conducted by
a qualified biologist to determine if any of the trees proposed for removal or trimming, or if
any structures proposed for removal harbor sensitive bat species or maternal bat colonies. If
a non-maternal roost is found, the qualified biologist, with prior approval from California
Department of Fish and Game, will install one-way valves or other appropriate passive
relocation method. For each occupied roost removed, one bat box shall be installed in
similar habitat and should have similar cavity or crevices properties to those which are
removed, including access, ventilation, dimensions, height above ground, and thermal
conditions. Maternal bat colonies may not be disturbed.

Site Development

35.

Prior to any grading work / ground disturbing work, a qualified surveyor shall delineate the
20 foot setback areas from the upland edge of the riparian habitat. Temporary fencing shall
be erected one foot outside of the setback area (and in the development envelope) to
delineate it clearly for the construction phase. No disturbance, vehicular traffic, or equipment
material staging shall occur within the setback area during construction or following
completion of the project, except work authorized for the Landscape Restoration and
Enhancement Plan (LREP).

Conditions To Be Completed During Project Construction

Air Quality

36. During construction/ground disturbing activities, the applicant shall implement the following

particulate (dust) control measures. These measures shall be shown on the grading and
building plans. In addition, the contractor or builder shall designate a person or persons to
monitor the dust control program and to order increased watering, as necessary, to prevent
transport of dust off site. Their duties shall include holiday and weekend periods when work
may not be in progress. The name and telephone number of such persons shall be
provided to the APCD prior to commencement of construction.

a. Reduce the amount of disturbed area where possible,
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b. Use of water trucks or sprinkler systems in sufficient quantities to prevent
airborne dust from leaving the site. Reclaimed (nonpotable) water should be
used whenever possible.

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

d. All trucks hauling dirt, sand, soil, or other loose materials are to be covered or
should maintain at least two feet of freeboard (minimum vertical distance
between top load and top of trailer) in accordance with CVC Section 23114.

e. Sweep streets at the end of each day if visible soil material is carried onto
adjacent paved roads. Water sweepers with reclaimed water should be used
where feasible.

f.  All dirt stock-pile areas should be sprayed daily as needed.

37. No developmental burning is allowed unless an application is filed and a burn permit is
issued by the Air Pollution Control District (APCD). The application shall include the
justification for burning greenwaste material on the project site as well as two written
estimates for chipping, grinding, or hauling the greenwaste.

Biological Resources

38. To reduce the likelihood of sedimentation to Little Cayucos Creek, all private and
construction vehicle traffic should be limited to those areas away from the northern and
eastern edges of the property, outside of the fenced areas.

39. Construction activities shall be limited to the dry weather season (April 15 - October 15).
40. The applicant shall implement the erosion and sedimentation control plan.
41. The applicant shall implement the drainage plan.

42. The biological mitigation monitoring plan shall be implemented with on-site construction
monitoring.

Cultural Resources

43. During all ground disturbing construction activities, the applicant shall retain a qualified
archaeologist (approved by the Environmental Coordinator) and Native American to monitor
all earth disturbing activities, per the approved monitoring plan. If any significant
archaeological resources or human remains are found during monitoring, work shall stop
within the immediate vicinity (precise area to be determined by the archaeologist in the field)
of the resource until such time as the resource can be evaluated by an archaeologist and
any other appropriate individuals. The applicant shall implement the mitigation as required
by the Environmental Coordinator.

Conditions to Be Completed Prior To Occupancy Or Final Inspection

Landscape Restoration and Enhancement Plan

44. Prior to occupancy of any residence associated with this approval, the applicant shall
implement the LREP during construction as directed by a qualified restoration ecologist. The
initial planting and plant removal shall be completed prior to the occupancy of the first
approved residence. Submit field report prepared by qualified biologist verifying the
completion of replanting to the Planning Department.

Access Drive and Fire Lane Signage

Page 10 of 14

34 of 221



ATTACHMENT 8
Attachment 2

45. Prior to final inspection, the applicant shall provide to the Department of Planning and
Building, evidence of a recorded maintenance agreement for the project access driveway
and "no parking (fire lane) signage". In lieu of a recorded maintenance agreement, the
applicant may elect to provide maintenance in accordance with the provisions of Civil Code
Section 845. The applicant shall also demonstrate to the Department of Planning and
Building that the portion of the access driveway is either included within the above
maintenance agreement or adequately addressed by another maintenance arrangement
(such as Civil Code Section 845).

Cultural Resources

46. Upon completion of all monitoring/mitigation activities, and prior to occupancy or final
inspection (whichever occurs first), the consulting archaeologist shall submit a report to the
Environmental Coordinator summarizing all monitoring/mitigation activities. and confirming
that all recommended mitigation measures have been met. [If the analysis included in the
Phase Ill program is not complete by the time final inspection or occupancy will occur, the
applicant shall provide to the Environmental Coordinator, proof of Obligation to complete the
required analysis].

Biological Resources

47. Prior to final inspection of any permits associated with this approval, the applicant shall
submit a biology monitoring report to the Environmental Coordinator for approval verifying
completion of all necessary field work and monitoring.

48. Prior to final inspection of any permits associated with this approval, the drainage plan shall
be implemented and verified by the Department of Planning and Building.

49. Prior to final inspection of any residence associated with this approval, the Department of
Planning and Building shall verify no fireplaces are allowed because smoke from fireplaces
interferes with Monarch Butterfly habitat.

Landscape
50. Prior to final inspection or occupancy (whichever occurs first), the following measures shall
be applied to the proposed turf areas:

a. To maximize drought tolerance and minimize water usage, warm season grasses, such
as bermuda or buffalograss, shall be used;

b. To minimize establishment of shallow roots, the following shall be avoided on turf areas,
and provided in all applicable documents (e.g., educational brochure, CC&Rs, landscape
plans): close mowing, overwatering, excessive fertilization, soil compaction and
accumulation of thatch;

c. Watering times shall be programmed for longer and less frequently rather than for short
periods and more frequently.

d. Slopes for turf areas shall be no more than 4%.

51. Prior to final inspection or occupancy, the landscape shall be installed in accordance with
the approved landscaping plan shall be installed. All landscaping shall be maintained in a
viable condition in perpetuity.

Fire Safety

52. Prior to final inspection or occupancy, the applicant shall obtain final inspection and approval
from Cayucos Department of Fire of all required fire/life safety measures.
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Development Review Inspection
53. Prior to final inspection the applicant shall contact the Department of Planning and Building
to have the site inspected for compliance with the conditions of this approval.

54. Prior to occupancy of any residence associated with this approval, the applicant shall
contact the Department of Planning and Building to have the site inspected for compliance
with the conditions of this approval.

Grading, Drainage, Sedimentation and Erosion Control

55. All areas disturbed by grading activities shall be revegetated with temporary or permanent
erosion control devices. Devices must be installed in conjunction with any grading and must
effectively control siltation.

56. Prior to final inspection of construction permits, for structures where the pipe from the hot
water heater to any faucet is greater than 20 feet in length, apply one or more of the
following: 1) install a hot water pipe circulating system for entire structure; 2) install "point-of-
use" water heater "boosters" near all hot water faucets (that are greater than 20 linear pipe
feet from water heater), or 3) use the narrowest pipe possible (e.g., from 1" to 2" diameter).
Prior to permit issuance, the measure(s) to be used shall be shown on all applicable
plumbing plans.

On-Going Conditions of Approval (Valid For the Life of the Project)

Landscape Restoration and Enhancement Plan

57. Annual reports of monitoring results, beginning the first year after completion of the
restoration efforts and concluding once success criteria have been achieved (criteria: 3
years of non-remediation! maintenance activities except for weeding) must be submitted to
the Department of Planning and Building. Upon success criteria achievement, the self-
sustaining riparian habitat must be maintained in perpetuity.

Landscaping
58. All landscape (including all trees and riparian vegetation) shall be maintained in viable
condition in perpetuity.

Permit Vesting

59. This land use permit is valid for a period of 24 months from its effective date unless time
extensions are granted pursuant to Land Use Ordinance Section 23.02.050 or the land use
permit is considered vested. Substantial site work is defined by Land Use Ordinance Section
23.02.042 as site work progressed beyond grading and completion of structural foundations;
and construction is occurring above grade.

General

60. All conditions of this approval shall be strictly adhered to, within the time frames specified,
and in an on-going manner for the life of the project. Failure to comply with these conditions
of approval may result in an immediate enforcement action by the Department of Planning
and Building. If it is determined that violation(s) of these conditions of approval have
occurred, or are occurring, this approval may be revoked pursuant to Section 23.10.160 of
the Land Use Ordinance.

61. Prior to approval of tract improvement plans, the applicant shall provide funding for an
environmental monitor for all measures requiring environmental mitigation to ensure
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compliance with County Conditions of Approval and Mitigated Negative Declaration
measures relating to tract improvements. The applicant shall obtain from a county-approved
monitor a cost estimate, based on a county-approved work scope. The environmental
monitor shall be under contract to the County of San Luis Obispo. Costs of the monitor and
any county administrative fees, shall be paid for by the applicant.

62. The monitor will prepare a working monitoring plan that reflects the County-approved
environmental mitigation measures/ conditions of approval. This plan will include (1) goals,
responsibilities, authorities, and procedures for verifying compliance with environmental
mitigations; (2) lines of communication and reporting methods; (3) daily and weekly reporting
of compliance; (4) construction crew training regarding environmental sensitivities; (5)
authority to stop work; and (6) action to be taken in the event of non-compliance.

Public Works Conditions

Road Improvements

63. Road and/or streets to be constructed to the following standards, unless design exceptions
are approved by the Public Works Department in accordance with Section 1.2 of the Public
Improvement Standards:

a. E Street shall be widened to complete the project frontage of an County A-2
urban street section fronting the property within a dedicated right-of-way
easement of sufficient width to contain all elements of the roadway prism.

b. Cypress Glen Court shall be widened to complete the project frontage to
Cayucos Fire Department access road standards. An attached all-weather
sidewalk shall be constructed from the project driveway to E Street as shown on
the Vesting Tentative Map.

c. The onsite access road shall be constructed to Cayucos Fire Department road
and turnaround standards.

Drainage

64. Submit complete drainage calculations to the Department of Public Works for review and
approval. If calculations so indicate, drainage must be detained in a shallow drainage basin
on the property [21.03.010(e)(2)]. The design of the basin is to be approved by the
Department of Public Works, in accordance with county standards. The basins is/are to be
maintained in perpetuity.

65. All project related drainage improvements shall be designed and constructed in accordance
with the recommendations of the Cayucos Drainage and Flood Control Study.

66. On-going condition of approval (valid for the life of the project), the project shall comply
with the requirements of the National Pollutant Discharge Elimination System Phase | and /
or Phase Il storm water program and the County's Storm Water Pollution Control and
Discharge Ordinance, Title 8, Section 8.68 et sec.

67. Prior to issuance of construction permits, the applicant shall provide evidence satisfactory to
the Department of Planning and Building that the Army Corps of Engineers and the
California Department of Fish and Wildlife environmental permits have either been secured
or that the regulatory agency has determined that their permit is not required.

Stormwater Control Plan
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68. At the time of application for construction permits, the applicant shall demonstrate whether
the project (including both public and private improvements) is subject to the LUO Section
for Storm Water Management by submitting a Storm Water Control Plan (SWCP) to show
what is required to satisfy post construction requirements for stormwater treatment. It shall
be prepared by an appropriately licensed professional to the County for review and
approval. The SWCP shall incorporate appropriate BMP's, shall demonstrate compliance
with Stormwater Control Standards and shall include a preliminary drainage plan, a
preliminary erosion and sedimentation control plan. The applicant shall submit complete
drainage calculations for review and approval.

a.

If storm water treatment facilities are to be constructed with subsequent
individual lot

development, each lot will be required to perform its own storm water treatment
on site

but based on the performance requirements determined by the total new or
replaced

impervious square footage of the subdivision.

If storm water treatment facilities are to be constructed with subsequent
individual lot development, each lot will be required to perform its own
stormwater treatment on site (and as ifit were not a detached single family
residence) regardless of its own impervious footprint. It will be required to treat its
storm water per the performance requirements

determined by the total assumed impervious square footage of the tract.

Storm water treatment facilities for public or common area improvements
(including those for fronting and interior roadways) shall be constructed with
those improvements

An impervious area ceiling must be determined for each lot and noting that as a
building restriction on an Additional Map sheet is required.

69. At the time of submittal of the improvement plans or construction permits, if necessary, the
applicant shall submit a draft "Private Stormwater Conveyance Management and
Maintenance System" exhibit for any proposed post construction structural treatment device
for review and approval by the County.

70. Prior to approval of the improvement plans or construction permits, if necessary, the
applicant shall record with the County Clerk the "Private Stormwater Conveyance
Management and Maintenance System" to document on-going and permanent storm
drainage control, management, treatment, disposal and reporting.
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EXHIBIT C
TENTATIVE TRACT MAP 3074
FINDINGS
SUB2015-0001

Environmental Determination

A.

The Environmental Coordinator, after completion of the initial study, found, and the
Planning Commission agrees, that there is no substantial evidence that the project may
have a significant effect on the environment, and the preparation of an Environmental
Impact Report is not necessary. Therefore, a Mitigated Negative Declaration (pursuant
to Public Resources Code Section 21000 et seq., and CA Code of Regulations Section
15000 et seq.) was issued on January 19, 2016, and is hereby adopted for this project.
Mitigation measures are proposed to address Air Quality, Biological Resources, Cultural
Resources and Geology and are included as conditions of approval.

Tentative Map

B.

The proposed map is consistent with applicable county general and specific plans
because it complies with applicable area plan standards and is being subdivided in a
consistent manner with the Commercial Retail land use category.

The proposed map is consistent with the county zoning and subdivision ordinances
because the parcels meet the minimum parcel size set by the Land Use Ordinance and
the design standards of the Real Property Division Ordinance.

The design and improvement of the proposed subdivision are consistent with the
applicable county general and specific plans because the required improvements will be
completed consistent with county ordinance and conditions of approval and the design of
the parcels meets applicable policies of the general plan and ordinances

The site is physically suitable for the type of development proposed because the
proposed parcels contain adequate area for development of mixed-use commercial and
live-work residential units.

The site is physically suitable for the proposed density of the development proposed
because the site can adequately support mixed-use commercial and live-work units.

The design of the subdivision or the proposed improvements will not cause substantial
environmental damage or substantially and avoidably injure fish or wildlife or their habitat
because no rare, endangered or sensitive species are present; and mitigation measures
for air quality, geology and soils, noise, public services/utilities, recreation,
transportation/circulation, and water are required.

The design of the subdivision or the type of improvement will not conflict with easements
acquired by the public at large for access through or use of property within the proposed
subdivision.

The proposed map complies with Section 66474.6 of the State Subdivision Map Act, as
to methods of handling and discharge of waste.
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That there special circumstances or conditions affecting the subdivision:

1.

the site slopes downward from E Street toward Little Cayucos Creek and drops
off at the E Street right of way very steeply resulting in less developable area for
new residences once a driveway would reach natural grade after applying
customary design criteria; and

Taking access from E Street for residences would result in garages facing onto E
Street which would eliminate the use of the street frontage for parking where
currently none exists; and

the centerline of the internal drive court that serves all seven proposed
residences is 75 feet from the front right of way line of E Street and none of the
other four residences use this part of Cypress Glen Ct for direct access (their
parking or garages are beyond the proposed access point from the new project;
and

the ordinance setback requirements from the riparian vegetation significantly
reduces the developable area of the property; and

the addition of street parking in front of the project will improve the safety for all of
the residents on E Street since the travel lanes of the street will be more clearly
defined for vehicles coming in and out of E Street. Having garages facing E
Street will create more opportunity for conflicts for all vehicles on E Street.

That the granting of the adjustment will not have a material adverse effect upon the
health or safety of persons residing or working in the neighborhood of the subdivision:

1.

utilization of the existing private road for access to the residences will provide a
clear expectation of where vehicles will be concentrated which provides certainty
for residents, their guests and emergency vehicles; and

having one point of access as opposed to multiple points of access onto E Street
is safer and more predictable for existing residents and other vehicles; and

trash collection within the drive court will keep Cypress Glen Ct more accessible
to the existing four residences, thus eliminating inconvenience; and

the provision of street parking and a sidewalk in front of the project will make
pedestrian travel safer. Having driveways along this frontage will introduce a
more hazardous condition for pedestrians and virtually eliminate the street
parking; and

the amount of vehicle trips generated by the project in conjunction with the
existing vehicle trips does not even approach the minimum level of trips the road
can accommodate.

That the granting of the adjustment will not be materially detrimental to the public welfare
or injurious to other property or improvements in the neighborhood of the subdivision:

1.

the construction of the residences will enhance the character of the
neighborhood since they are all single family homes and not attached
apartments or condos; and

public safety will be enhanced by providing street parking and a pedestrian
sidewalk where presently neither exists; and

having one point of access via Cypress Glen Ct will provide a streetscape that
de-emphasizes the vehicle as a focus of neighborhood character;

the project will be conditioned to underground the overhead power and
telephone lines which will improve the beauty of the neighborhood and eliminate
potential safety risk from downed power lines in the event of storms or acts of
nature; and
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5. Cypress Glen Ct will be widened to 24 feet of width past the drive court and a
pedestrian path will be provided along its edge; and
6. Parking requirements for multifamily zoning are more intensive. The design of

the units accommodates all of the parking needs within each lot and under the
structure, eliminating the ubiquitous sea of parking that customarily
accompanies projects in this zoning.

Cypress Glen Court is approximately 200 feet long and connects to E Street. The road
currently acts as a private drive to the existing residences and is not in the County
maintained system. Located on the properties served by Cypress Glen Court are single
family residences and accessory structures. The abandonment removes the
encumbrance of the platted road to the adjoining property owners. Since the road serves
private residential properties and provides no existing or future public circulation benefit,
the request to vacate a portion of Cypress Glen Court as shown on the vesting tentative
map is appropriate.
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EXHIBIT C
TENTATIVE TRACT MAP 3074
FINDINGS
SUB2015-0001

Environmental Determination

A.

The Environmental Coordinator, after completion of the initial study, found, and the
Planning Commission agrees, that there is no substantial evidence that the project may
have a significant effect on the environment, and the preparation of an Environmental
Impact Report is not necessary. Therefore, a Mitigated Negative Declaration (pursuant
to Public Resources Code Section 21000 et seq., and CA Code of Regulations Section
15000 et seq.) was issued on January 19, 2016, and is hereby adopted for this project.
Mitigation measures are proposed to address Air Quality, Biological Resources, Cultural
Resources and Geology and are included as conditions of approval.

Tentative Map

B.

The proposed map is consistent with applicable county general and specific plans
because it complies with applicable area plan standards and is being subdivided in a
consistent manner with the Recreation and Residential Multifamily land use categories.

The proposed map is consistent with the county zoning and subdivision ordinances
because the parcels meet the minimum parcel size set by the Land Use Ordinance and
the design standards of the Real Property Division Ordinance.

The design and improvement of the proposed subdivision are consistent with the
applicable county general and specific plans because the required improvements will be
completed consistent with county ordinance and conditions of approval and the design of
the parcels meets applicable policies of the general plan and ordinances

The site is physically suitable for the type of development proposed because the
proposed parcels contain adequate area for development of residential units outside
flood hazard areas and riparian setbacks.

The site is physically suitable for the proposed density of the development proposed
because the site can adequately support seven residential units and a required riparian
setback.

The design of the subdivision or the proposed improvements will not cause substantial
environmental damage or substantially and avoidably injure fish or wildlife or their habitat
because no rare, endangered or sensitive species are present; and mitigation measures
for air quality, geology and soils, noise, public services/utilities, recreation,
transportation/circulation, and water are required.

The design of the subdivision or the type of improvement will not conflict with easements
acquired by the public at large for access through or use of property within the proposed
subdivision.

The proposed map complies with Section 66474.6 of the State Subdivision Map Act, as
to methods of handling and discharge of waste.
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Title 21 Adjustment to Real Property Division Ordinance Section 21.03.010.d.7

J.

That there special circumstances or conditions affecting the subdivision:

1.

the site slopes downward from E Street toward Little Cayucos Creek and drops
off at the E Street right of way very steeply resulting in less developable area for
new residences once a driveway would reach natural grade after applying
customary design criteria; and

Taking access from E Street for residences would result in garages facing onto E
Street which would eliminate the use of the street frontage for parking where
currently none exists; and

the centerline of the internal drive court that serves all seven proposed
residences is 75 feet from the front right of way line of E Street and none of the
other four residences use this part of Cypress Glen Ct for direct access (their
parking or garages are beyond the proposed access point from the new project;
and

the ordinance setback requirements from the riparian vegetation significantly
reduces the developable area of the property; and

the addition of street parking in front of the project will improve the safety for all of
the residents on E Street since the travel lanes of the street will be more clearly
defined for vehicles coming in and out of E Street. Having garages facing E
Street will create more opportunity for conflicts for all vehicles on E Street.

That the granting of the adjustment will not have a material adverse effect upon the
health or safety of persons residing or working in the neighborhood of the subdivision:

1.

utilization of the existing private road for access to the residences will provide a
clear expectation of where vehicles will be concentrated which provides certainty
for residents, their guests and emergency vehicles; and

having one point of access as opposed to multiple points of access onto E Street
is safer and more predictable for existing residents and other vehicles; and

trash collection within the drive court will keep Cypress Glen Ct more accessible
to the existing four residences, thus eliminating inconvenience; and

the provision of street parking and a sidewalk in front of the project will make
pedestrian travel safer. Having driveways along this frontage will introduce a
more hazardous condition for pedestrians and virtually eliminate the street
parking; and

the amount of vehicle trips generated by the project in conjunction with the
existing vehicle trips does not even approach the minimum level of trips the road
can accommodate.

That the granting of the adjustment will not be materially detrimental to the public welfare
or injurious to other property or improvements in the neighborhood of the subdivision:

1.

the construction of the residences will enhance the character of the
neighborhood since they are all single family homes and not attached
apartments or condos; and

public safety will be enhanced by providing street parking and a pedestrian
sidewalk where presently neither exists; and

having one point of access via Cypress Glen Ct will provide a streetscape that
de-emphasizes the vehicle as a focus of neighborhood character;

the project will be conditioned to underground the overhead power and
telephone lines which will improve the beauty of the neighborhood and eliminate
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potential safety risk from downed power lines in the event of storms or acts of

nature; and

5. Cypress Glen Ct will be widened to 24 feet of width past the drive court and a
pedestrian path will be provided along its edge; and

6. Parking requirements for multifamily zoning are more intensive. The design of

the units accommodates all of the parking needs within each lot and under the
structure, eliminating the ubiquitous sea of parking that customarily
accompanies projects in this zoning.

Cypress Glen Court is approximately 200 feet long and connects to E Street. The road
currently acts as a private drive to the existing residences and is not in the County
maintained system. Located on the properties served by Cypress Glen Court are single
family residences and accessory structures. The abandonment removes the
encumbrance of the platted road to the adjoining property owners. Since the road serves
private residential properties and provides no existing or future public circulation benefit,
the request to vacate a portion of Cypress Glen Court as shown on the vesting tentative
map is appropriate.
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EXHIBIT D
TENTATIVE TRACT MAP 3074
CONDITIONS OF APPROVAL
SUB2015-0001

Approved Project

1.

Se@roeo0oTp

This Tract Map/Development Plan/Coastal Development Permit authorizes the
subdivision of a 36,772 square foot site into seven buildable lots and one open space lot
as follows:

Lot 1 — 2512 sq. ft.
Lot 2 — 2432 sq. ft.
Lot 3 — 2432 sq. ft.
Lot 4 — 2432 sq. ft.
Lot 5 — 2432 sq. ft.
Lot 6 — 4961 sq. ft.
Lot 7 — 5405 sq. ft.
Lot 8 — 14,089 sq. ft. (Open Space Lot)

Road Improvements

2. Road and/or streets to be constructed to the following standards, unless design exceptions
are approved by the Public Works Department in accordance with Section 1.2 of the Public
Improvement Standards:

a.

E Street shall be widened to complete the project frontage of an County A-2 urban street
section fronting the property within a dedicated right-of-way easement of sufficient width
to contain all elements of the roadway prism.

Cypress Glen Court shall be widened to complete the project frontage to Cayucos Fire
Department access road standards. An attached all-weather sidewalk shall be
constructed from the project driveway to E Street as shown on the Vesting Tentative
Map.

The onsite access road shall be constructed to Cayucos Fire Department road and
turnaround standards.

Offers, Easements and Restrictions
3. The applicant shall offer for dedication to the public the following easements by certificate on
the map or by separate document:

a.

For road improvement purposes 1-foot along E Street to be described as 36-feet from
the recorded centerline, with additional width as necessary to contain all elements of the
roadway prism.

For pedestrian access purposes 6-feet along E Street to be described as 42-feet from
the recorded centerline, with additional width as necessary to contain all elements of the
roadway prism.

A 20- foot radius road right-of-way along the property line returns at the intersection of E
Street and Cypress Glen Court.
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d. A public utility easement along E Street to be described as 6-feet beyond the right-of-
way, plus those additional easements as required by the utility company, shall be shown
on the final map.

e. Drainage easement(s) as necessary to contain both existing and proposed drainage
improvements where those improvements accept storm water from a public road.

4. The applicant shall reserve the following private easements by certificate on the map or
by separate document:

a. A minimum 22-foot shared private access and utility easement in favor of Parcels
through 8 with additional width as necessary to include all elements of the driveway
prism and Fire Agency approved road terminus.

b. A reciprocal private drainage easement in favor of Parcels 1 through 8. Easement
shall include all drainage appurtenances (basins, inlets, pipes, swales, efc).

5. If a drainage basin is required, the drainage basin along with rights of ingress and
egress shall be reserved as a drainage easement in favor of the owners and assigns.

Improvement Maintenance:
6. Roads and/or streets shall be maintained as follows:

a. E Street shall be accepted for County maintenance following completion and certification
of the improvements. No maintenance financing service charge shall be required, as
these streets/roads are already in the County-maintained system, or are identified as
new Principal Arterials, Arterials or Collectors, or meet the required number of road
maintenance related smart growth points to be exempt.

b. Cypress Glen Court and onsite private access roads shall not be accepted for County
maintenance following completion and certification of the improvements. The developer
shall establish a Property Owners' Association or other organized and perpetual
mechanism to ensure adequate private maintenance, acceptable to the Department of
Planning & Building.

7. Prior to map recordation the developer shall establish a Property Owners' Association or
other organized and perpetual mechanism to ensure inspection, operation, and
maintenance of the following improvements:

a. The shared private access road serving parcels 1 through 8.

b. The shared storm water treatment facilities for public or common area improvements (if
required) as stipulated in the "Private Stormwater Conveyance Management and
Maintenance System" exhibit (to be recorded as a Constructive Notice).

c. The shared storm drainage basins, inlets, pipes, fences, related landscaping and other
appurtenances (if required) for public or common area improvements.

Improvement Plans

8. The applicant shall enter into an agreement and post a deposit with the county for the cost
of checking the map, the improvement plans if any, and the cost of inspection of any such
improvements by the county or its designated representative. The applicant shall also
provide the county with an Engineer of Work Agreement retaining a Registered Civil
Engineer to furnish construction phase services, Record Drawings and to certify the final
product to the Department of Public Works.
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The Registered Civil Engineer, upon completion of the improvements, shall certify to the
Department of Public Works that the improvements are made in accordance with all
conditions of approval, including any related land use permit conditions and the approved
improvement plans. All public improvements shall be completed prior to occupancy of any
new structure.

Improvement plans shall be prepared in accordance with County Public Improvement
Standards by a Registered Civil Engineer and submitted to the Department of Public Works
and the county Health Department for approval. The plans are to include, as applicable:

Street plan and profile.

Drainage ditches, culverts, and other structures (if drainage calculations require).

Water plan to be approved jointly with County Environmental Health.

Sewer plan to be approved jointly with County Environmental Health.

Sedimentation and erosion control plan for subdivision related improvement locations.

Traffic control plan for construction in accordance with the California Manual on

Uniform Traffic Control Devices (CA-MUTCD).

Public utility plan, showing all existing utilities and installation of all new utilities to serve

each lot.

h. Tree removal/retention plan for trees to be removed and retained associated with the
required improvement for the land division to be approved jointly with the Department of
Planning and Building.

i. Storm Water Control Plan.

~0 Qo oW

©

. All existing overhead electric power, telephone and cable television transmission and

distribution lines fronting or contained within the project boundary shall be relocated
underground [21.03.10(h)] and the poles removed.

All new electric power, telephone and cable television services shall be completed to each
new parcel and ready for service. Applicant responsibilities for electric service and
distribution line extensions (facilities and equipment) are detailed in PG&E Electric Rule
No.15 and Rule No.16, respectively.

Prior to final map recordation, electric, telephone, and cable television services shall be
completed, and shall meet the utilities' installation requirements, unless (in-lieu) financial
arrangements with the utility for the installation of these systems have been made.

New gas distribution mains shall be installed along the entire project frontage(s) and gas
service laterals shall be stubbed to each new parcel unless otherwise directed by the gas
purveyor.

Drainage

15.

16.

Submit complete drainage calculations to the Department of Public Works for review and
approval. If calculations so indicate, drainage must be detained in a shallow drainage basin
on the property [21.03.010(e)(2)]. The design of the basin is to be approved by the
Department of Public Works, in accordance with county standards. The basins is/are to be
maintained in perpetuity.

All project related drainage improvements shall be designed and constructed in accordance
with the recommendations of the Cayucos Drainage and Flood Control Study.
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17. On-going condition of approval (valid for the life of the project), the project shall comply
with the requirements of the National Pollutant Discharge Elimination System Phase | and /
or Phase Il storm water program and the County's Storm Water Pollution Control and
Discharge Ordinance, Title 8, Section 8.68 et sec.

18. Prior to issuance of construction permits, the applicant shall provide evidence satisfactory to
the Department of Planning and Building that the Army Corps of Engineers and the
California Department of Fish and Wildlife environmental permits have either been secured
or that the regulatory agency has determined that their permit is not required.

Stormwater Control Plan

19. At the time of application for construction permits, the applicant shall demonstrate whether
the project (including both public and private improvements) is subject to the LUO Section
for Storm Water Management by submitting a Storm Water Control Plan (SWCP) to show
what is required to satisfy post construction requirements for stormwater treatment. It shall
be prepared by an appropriately licensed professional to the County for review and
approval. The SWCP shall incorporate appropriate BMP's, shall demonstrate compliance
with Stormwater Control Standards and shall include a preliminary drainage plan, a
preliminary erosion and sedimentation control plan. The applicant shall submit complete
drainage calculations for review and approval.

a. If storm water treatment facilities are to be constructed with subsequent individual lot
development, each lot will be required to perform its own storm water treatment on site
but based on the performance requirements determined by the total new or replaced
impervious square footage of the subdivision.

b. If storm water treatment facilities are to be constructed with subsequent individual lot
development, each lot will be required to perform its own stormwater treatment on site
(and as if it were not a detached single family residence) regardless of its own
impervious footprint. It will be required to treat its storm water per the performance
requirements determined by the total assumed impervious square footage of the tract.

c. Storm water treatment facilities for public or common area improvements (including
those for fronting and interior roadways) shall be constructed with those improvements

d. An impervious area ceiling must be determined for each lot and noting that as a building
restriction on an Additional Map sheet is required.

20. At the time of submittal of the improvement plans or construction permits, if necessary, the
applicant shall submit a draft "Private Stormwater Conveyance Management and
Maintenance System" exhibit for any proposed post construction structural treatment device
for review and approval by the County.

21. Prior to approval of the improvement plans or construction permits, if necessary, the
applicant shall record with the County Clerk the "Private Stormwater Conveyance
Management and Maintenance System" to document on-going and permanent storm
drainage control, management, treatment, disposal and reporting.

Additional Map Sheet

22. The applicant shall prepare an additional map sheet to be approved by the county
Department of Planning and Building and the Department of Public Works. The additional
map sheet shall be recorded with the final parcel or tract map. The additional map sheet
shall include the following:
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Notification to prospective buyers that all subdivision roads and streets are to be
privately maintained, indicating the proposed maintenance mechanism.

If a fenced drainage basin is required, that the owner(s) of Lots | through 8 are
responsible for on-going maintenance of drainage basin fencing, in perpetuity.

If a drainage basin is required, that the owner(s) of Lots 1 through 8 are responsible for
on-going maintenance of drainage basin and adjacent landscaping in a viable condition
on a continuing basis into perpetuity. The basin(s) area shall be indicated as a building
restriction.

The limits of inundation from a 100 year Hood shall be shown on the additional map
sheet. Building sites shall be located out of areas subject to Hooding and all future
building permit submittals shall show compliance with County Code for Flood Hazard.

If improvements are bonded for, all public improvements (roads, drainage, and utilities)
shall be completed to the satisfaction of the County prior to occupancy of any new
structure.

The applicant shall demonstrate that the project construction plans are in conformance
with the applicant's Stormwater Control Plan Application.

For Stormwater management purposes, an impervious area ceiling must be determined
for each lot and noted as a building restriction.

Stormwater treatment facilities shall be shall be maintained and inspected in perpetuity
as stipulated in the "Private Stormwater Conveyance Management and Maintenance
System" exhibit (to be recorded as a Constructive Notice).

The property owner shall be responsible for the operation and maintenance of public
road frontage sidewalks, landscaping, street lighting, and pedestrian amenities in a
viable condition and on a continuing basis into perpetuity, or until specifically accepted
for maintenance by a public agency.

The following shall apply to the areas within the open space area: no oak trees, or other
visually significant vegetation, shall be impacted or removed (removing and impacting
trees for leach lines shall be to the least extent feasible); no activities shall be allowed
that could adversely impact the sensitive vegetation, as defined in the Botanical
Assessment (Althouse and Meade, 2015). Any removal of non-sensitive vegetation shall
be done by hand, and by a qualified individual that can identify and avoid those sensitive
species identified in the Botanical Assessment. Any vegetation removal shall be
consistent with the procedures in the Landscape Restoration and Enhancement Plan.

Covenants, Conditions and Restrictions

23. The developer shall submit proposed Covenants, Conditions, and Restrictions (CC&R) for
the subdivision to the county Department of Planning and Building for review and approval,
and shall establish a Property Owners' Association or other organized and perpetual
mechanism to ensure adequate private maintenance, acceptable to the Department of
Planning & Building, and in conformance with the requirements of the State Department of
Real Estate. The CC&R shall provide at a minimum the following provisions:

a.

b.

Maintenance of Cypress Glen Court along the project frontage and onsite private access
roads in perpetuity.

If a fenced drainage basin is required, on-going maintenance of drainage basin fencing,
in perpetuity.

If a drainage basin is required, on-going maintenance of drainage basin and adjacent
landscaping in a viable condition on a continuing basis into perpetuity.

If storm water treatment facilities are required, on-going maintenance of said facilities in
a viable condition on a continuing basis into perpetuity.

Maintenance of all common areas within the subdivision in perpetuity.
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Operation and maintenance of public road frontage sidewalks, landscaping, street
lighting, and pedestrian amenities in a viable condition and on a continuing basis into
perpetuity, or until specifically accepted for maintenance by a public agency.

The limits of inundation from a 100 year flood shall be shown on the additional map
sheet. Building sites shall be located out of areas subject to flooding and all future
building permit submittals shall show compliance with County Code for Flood Hazard.
Notification to prospective buyers that an additional map sheet was recorded with the
final parcel or tract map. The restrictions, conditions and standards set forth in the
additional map sheet apply to future development. It is the responsibility of the
prospective buyers to read the information contained on the additional map sheet.

The following shall apply to the areas within the open space area: no oak trees, or other
visually significant vegetation, shall be impacted or removed (removing and impacting
trees for leach lines shall be to the least extent feasible); no activities shall be allowed
that could adversely impact the sensitive vegetation, as defined in the Botanical
Assessment (Althouse and Meade, 2015). Any removal of non-sensitive vegetation shall
be done by hand, and by a qualified individual that can identify and avoid those sensitive
species identified in the Botanical Assessment. Any vegetation removal shall be
consistent with the procedures in the Landscape Restoration and Enhancement Plan.

Open Space Easement

24. Prior to recordation of the final map, the applicant shall execute and record an open
space easement for creek habitat protection, in a form approved by County Counsel and the
California Coastal Commission in conformance with applicable Coastal Act regulations, for
Lot 8 and the portions of Lots 6 and 7 outside the development envelope. The open space
easement shall be 14,089 square feet and include a formal legal description and graphic
depiction of subject properties including the Little Cayucos Creek Riparian Habitat Area.
Development shall be prohibited in the open space area except for:

a.

Restoration, protection, and enhancement of native riparian habitat and Monarch
butterfly habitat consistent with the terms of the Final Landscape Restoration and
Enhancement Plan;

Public interpretive access improvements approved by a coastal development permit.

Miscellaneous

25.

26.

27.

Three (3) copies of a Preliminary Soils Report prepared by a Registered Civil Engineer
in accordance with Sections 17953, 17954, 17955 of the California Health and Safety
Code shall be submitted to the Public Works, Health and Planning and Building
Departments prior to the filing of the final tract map. The date and person who prepared
the report are to be noted on the map.

This subdivision is also subject to the standard conditions of approval for all subdivisions
using community water and sewer a copy of which is attached hereto and incorporated
by reference herein as though set forth in full.

All timeframes on approved tentative maps for filing of parcel or final tract maps are

measured from the date the Review Authority approves the tentative map as required by
the Subdivision Map Act.
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STANDARD CONDITIONS OF APPROVAL FOR SUBDIVISIONS USING
COMMUNITY WATER AND COMMUNITY SEWER

Community water and fire protection shall be obtained from the community water
system.

Operable water facilities from an approved Public water source shall be assured prior to
the filing of the final map. A “final will serve” letter shall be obtained and submitted to the
Environmental Health Services for review and approval stating there are operable water
facilities immediately available for connection to the parcels created. Construction of
required improvements (water main extensions, laterals to each parcel) may be delayed,
through preparation of plans, posting of bonds, and subject to the approval of County
Public Works, Environmental Health Services, and the public water utility. However,
bonding may not occur for the water well(s) construction, quantity and quality.

No residential building permits are to be issued until the community (public) water
system is operational with a domestic water supply permit issued by Environmental
Health Services.

In order to protect the public safety and prevent possible groundwater pollution, any
abandoned wells on the property shall be destroyed in accordance with the San Luis
Obispo County Well Ordinance Chapter 8.40, and Environmental Health Services
destruction standards. The applicant is required to obtain a permit from Environmental
Health Services.

When a potentially operational or existing auxiliary water supply (in the form of an
existing well(s)) is located on the parcels created by this subdivision and approved
community water is proposed to serve the parcels, the community water supply shall be
protected from real or potential cross-contamination by means of an approved cross-
connection control device installed at the meter or property line service connection prior
to occupancy. (Chapter 8.30, San Luis Obispo County Code).

Sewer service shall be obtained from the community sewage disposal system.

Prior to the filing of the map a “final will serve” letter be obtained and submitted to
Environmental Health Services for review and approval stating that community sewer
system service is immediately available for connection to the parcels created. Sewer
main extensions may be bonded for, subject to the approval of the County Public Works
and sewer district.

No residential building permits shall be issued until community sewers are operational
and available for connection.

An encroachment permit shall be obtained from County Public Works for any work to be
done within the county right-of-way.

An encroachment permit shall be obtained from the California Department of
Transportation for any work to be done on the state highway.
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Any existing reservoir or drainage swale on the property shall be delineated on the map.
Prior to submission of the map “check prints” to County Public Works, the project shall
be reviewed by all applicable public utility companies and a letter be obtained indicating
required easements.

Required public utility easements shall be shown on the map.

Approved street names shall be shown on the map.

The applicant shall comply with state, county and district laws/ordinances applicable to
fire protection and consider increased fire risk to area by the subdivision of land
proposed.

The developer shall submit a preliminary subdivision guarantee to County Public Works
for review prior to the filing of the map.

Any private easements on the property shall be shown on the map with recording data.

All conditions of approval herein specified, unless otherwise noted, shall be completed
prior to recordation of the map.

After approval by the Review Authority, compliance with the preceding conditions will
bring the proposed subdivision in conformance with the Subdivision Map Act and county
ordinances.

A map shall be filed in accordance with the Subdivision Map Act and county ordinance
prior to sale, lease, or financing of the lots proposed by the subdivision.

A tentative map will expire 24 months from the effective date of the approval. Tentative
maps may be extended. Written requests with appropriate fees must be submitted to

the Planning Department prior to the expiration date. The expiration of tentative maps
will terminate all proceedings on the matter.
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Governmental Affairs Consulting
February 8, 2016

James Caruso

Department of Planning and Building
County Government Center

976 Osos Street, Rm 300

San Luis Obispo, CA 93408

Re: VTTM 3074; Request for Adjustment to Title 21.03.010(d)(7), Access and Circulation Design
Dear Mr. Caruso,

In order to accommodate a design that most adequately meets and facilitates the General Plan goals
and policies related to development of 399 E Street in Cayucos, | would like to request an Adjustment to
Real Property Division Ordinance Section 21.03.010(d)(7) Access and circulation design.

This section states:

(d) The following standards shall be applicable to property proposed for division to promote adequate
access and circulation:

21.03.010(d)(7)

Private easements, if approved by the planning commission or subdivision review board, may serve as
access to no more than an ultimate of five parcels, including parcels not owned by the divider. The
number of parcels served by any private easement shall include existing parcels and all future parcels
which could be created in the future according to the applicable general plan.

ADJUSTMENT REQUEST

Title 21, the County’s Real Property Division Ordinance provides for adjustments to be made to design
standards contained within that ordnance at Section 21.03.020(c).

My request is to allow the private easement known as Cypress Glen Court that currently serves four (4)
existing residences, to serve as the primary access to my proposed seven (7) lot planned residential
development (PD) project. This would result in Cypress Glen Court, a private access easement, serving a
total of eleven (11) single family residences.

BACKGROUND and HISTORY
The name “Cypress Glen Court” is a name that | gave to this private road easement back in 1996 when |
built three of the four residences utilizing this access. The road improvements that | constructed

followed the existing roadbed that had served the single residence for more than half a century. It was
a dirt road when | built the three new homes in 1996 and | crafted and recorded a Common Driveway

Post Office Box 378 - Cayucos, CA 93430 Phone: 805-995-1618 Fax: 805-995-1678
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The name “Cypress Glen Court” is a name that | gave to this private road easement back in 1996 when |
built three of the four residences utilizing this access. The road improvements that | constructed
followed the existing roadbed that had served the single residence for more than half a century. It was
a dirt road when | built the three new homes in 1996 and | crafted and recorded a Common Driveway
Maintenance Agreement to define the responsibilities of the three parcels | created through a lot line
adjustment. That agreement is in effect today, however, | did not include the single residence that is
now utilized by the owner of 24 Cypress Glen Court as a courtesy to the former owner of the property.

The improved road that is in place today was located where it is as a practical solution to accommodate
the street runoff that comes down E Street. That runoff is collected in a drain pipe that comes under
the road and deposits the water in a swale runs adjacent to the paved access. This was a convenient
solution at the time to direct the water to Little Cayucos Creek. That water, to this day, still follows that
swale that runs to the creek. In terms of beneficial use, the swale provides a cleansing function for the
street runoff.

The real Property Division Ordinance defines a process for the review body to approve an Adjustment.

21.03.020(c}) - Adjustments

Neither the planning commission nor the subdivision review board shall approve any adjustment
request to the standards set forth in Section 21.03.010 of this title or for required offers of dedication
unless it makes each of the following findings:

(1) That there special circumstances or conditions affecting the subdivision; and

(2) That the granting of the adjustment will not have a material adverse effect upon the health or safety
of persons residing or working in the neighborhood of the subdivision; and

(3) That the granting of the adjustment will not be materially detrimental to the public welfare or

injurious to other property or improvements in the neighborhood of the subdivision. (Ord. 1986 §2
(part), 1979)

RESPOCE TO REQUIRED FINDINGS

{1) That there special circumstances or conditions affecting the subdivision;

e The site slopes downward from E Street toward Little Cayucos Creek and drops off at
the E Street right of way very steeply resulting in less developable area for new
residences once a driveway would reach natural grade after applying customary design
criteria.

e Taking access from E Street for residences would result in garages facing onto E Street
which would eliminate the use of the street frontage for parking, where currently none
exists.

e The proposed centerline of the internal drive court that serves all seven residences is
75-feet from the front right of way line of E Street and none of the other four residences
use this part of Cypress Glen Court for direct access (their parking or garages are beyond
the proposed access point for the new project).

e AR o ) 2 & RLEC i el e g e e 1 e s 53 05 ARl O & Vgl Q) T Wl B ol RO ) B B 0 € g OV E iy S SR e R S e iy
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one floor below a garage), or the size of the units would be reduced significantly
because of height limitations.

e The ordinance setback requirement from the riparian vegetation significantly reduces
the developable area of the property.

e The addition of street parking in front of the project will improve the safety for all of the
residents on E Street since the travel lanes of the street will be more clearly defined for
vehicles coming in and out of E Street. Having garages facing E Street will create more
opportunity for conflicts for all vehicles on E Street.

(2) That the granting of the adjustment will not have a material adverse effect upon the health or
safety of persons residing or working in the neighborhood of the subdivision;

e Utilization of the existing private road for access to the residences will provide a clear
expectation of where vehicles will be concentrated which provides certainty for
residents, their guests, and emergency service vehicles.

e Having one point of access as opposed to multiple points of access onto E Street is safer
and more predictable for existing residents and other visitors.

e Trash collection within the drive court will keep Cypress Glen more accessible to the
existing four residences, thus eliminating inconvenience.

e The provision of street parking and a sidewalk in front of the project will make
pedestrian travel safer. Having driveways along this frontage will introduce a more
hazardous condition for pedestrians and virtually eliminate the street parking.

e The amount of vehicle trips generated by the project in conjunction with the existing
vehicle trips does not even approach the minimum level of trips the road can
accommodate.

(3) That the granting of the adjustment will not be materially detrimental to the public welfare or
injurious to other property or improvements in the neighborhood of the subdivision. (Ord.
1986 §2 (part), 1979)

e The construction of these residences will enhance the character of the neighborhood
since they are single family homes and not attached apartments or condos.

e Public safety will be enhanced by providing street parking and a pederstrian sidewalk
where presently neither exists.

e Having one point of access via Cypress Glen will provide a streetscape that de-
emphasizes the vehicle as a focus of neighborhood character.

e The project will be conditioned to underground the overhead power and telephone
lines which will improve the beauty of the neighborhood and eliminate potential safety
risk from downed power lines in the event of storms or acts of nature.

e Cypress Glen Court will be widened to 24-feet of width past the drive courtand a
pedestrian path will be provided along its edge.

Boet Oiffioe B el E aE T S Bhoana-SNE SOCiliTe Pav. Opc 00 tT0 T R e R T
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e Parking requirements for the multi-family zoning are more intensive. The design of the
units accommadates all of the parking needs within each lot and under the structures,
eliminating the ubiquitous sea of parking that customarily accompanies projects in this

zoning.

Please consider the granting of this adjustment as a means to implement a thoughtfully conceived and
attractive urban infill project that complies with the spirit and intent of the Coastal Zone Ordnance and
the Estero Area Plan.

Sincerely,

Daniel R.tToyd

st Office Bax 378« Caviicos, CA 93430 Phane: 805-995-1618 Py S05:995° 1678 wivw landsiteine com
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Negative Declaration & Notice Of Determination

ST I M R T L Y T L T S D I e LT e L L LT L T T N L T T L S T e A A S T A A T I T S R R

SAN Luis OBISPO COUNTY DEPARTMENT OF PLANNING AND BUILDING
976 OS0S STREET * ROOM 200 ¢+ SAN Luts OBISPO * CALIFORNIA 93408 + (805) 781-5600

ENVIRONMENTAL DETERMINATION NO. ED15-023 DATE: 01/29/16

PROJECT/ENTITLEMENT: Campbell-Shep Tract Map; SUB2015-00001

APPLICANT NAME: Daniel R. Lloyd
ADDRESS: PO Box 378 Cayucos, CA 93430
CONTACT PERSON: Daniel R. Lloyd Telephone: 805-441-
2454

PROPOSED USES/INTENT: A request by Campbell-Sheppard/Dan Lloyd for a Vesting Tentative Map
(Tract 3074) and Development Plan to subdivide a 0.68 acre site into 7 residential parcels ranging in size from
2,432 to 5,405 square feet each for the purpose of sale and/or development and one open space parcel of
14,089 square feet. The project includes off-site road improvements and on and off site drainage
improvements. The project will result in the disturbance of approximately 26,910 square feet of a 30,000
square foot parcel. The request also includes an adjustment to the standards of Real Property Division
Ordinance section 21.03.010 to allow more than five lots to be accessed from a private easement. The
project is located at 399 E Street at the corner of Cypress Glen Court in the community of Cayucos. The
project is within the Residential Multi Family and Recreation land use categories and within the Estero
planning area .

LOCATION: 399 E Street, Cayucos, CA 93430

LEAD AGENCY: County of San Luis Obispo
Dept of Planning & Building
976 Osos Street, Rm. 200
San Luis Obispo, CA 93408-2040
Website: http:/fwww.sloplanning.org

STATE CLEARINGHOUSE REVIEW: YES No []
OTHER POTENTIAL PERMITTING AGENCIES: California Department of Fish and Wiidlife

ADDITIONAL INFORMATION: Additional information pertaining to this Environmental Determination
may be obtained by contacting the above Lead Agency address or (805)781-5600.
COUNTY “REQUEST FOR REVIEW” PERIOD ENDS AT ........... 4:30 p.m. (2 wks from above DATE)

30-DAY PUBLIC REVIEW PERIOD begins at the time of public notification

Notice of Determination | State Clearinghouse No.
This is to advise that the San Luis Obispo County as [ ] Lead Agency
[] Responsible Agency approved/denied the above described project on ' , and

has made the following determinations regarding the above described project:

The project will not have a significant effect on the environment. A Negative Declaration was prepared for this project
pursuant to the provisions of CEQA. Mitigation measures and monitoring were made a qondition of approval of the
project. A Statement of Overriding Considerations was not adopted for this project. Findings were made pursuant to the
provisions of CEQA.

This is to certify that the Negative Declarétion with comments and responses and record of project approval is
available to the General Pubtic at the ‘Lead Agency’ address above.

James Caruso County of San Luis Obispo
Signature Project Manager Name Date Public Agency
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Initial Study Summary — Environmental Checklist

SAN LUIs OBISPO COUNTY DEPARTMENT OF PLANNING AND BUILDING
976 Os0s STREET + ROOM 200 + SAN Luis OBISPO + CALIFORNIA 93408 + (805) 781-5600

(ver 5.8)using form

Project Title & No. Campbell-Sheppard Tract Map  ED15-023 SUB2015-00001

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: The proposed project could have a
"Potentially Significant Impact" for at least one of the environmental factors checked below. Please
refer to the attached pages for discussion on mitigation measures or project revisions to either reduce
these impacts to less than significant levels or require further study.

I:l Aesthetics Geology and Soils E] Recreation

l:l Agricultural Resources D Hazards/Hazardous Materials D Transportation/Circulation
& Air Quality D Noise D Wastewater

% Biological Resources [:l Population/Housing D Water /Hydrology

& CL_lltur_aI Resources Public Services/Utilities D Land Use

DETERMINATION: (To be completed by the Lead Agency)

On the basis of this initial evaluation, the Environmental Coordinator finds that:

D The proposed project COULD NOT have a significant effect on the environment, and a
NEGATIVE DECLARATION will be prepared.

% Although the proposed project could have a significant effect on the environment, there will not
be a significant effect in this case because revisions in the project have been made by or
agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be
prepared.

[]

The proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

[]

The proposed project MAY have a "potentially significant impact" or "potentially significant
unless mitigated" impact on the environment, but at least one effect 1) has been adequately
analyzed in an earlier document pursuant to applicable legal standards, and 2) has been
addressed by mitigation measures based on the earlier analysis as described on attached
sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the
effects that remain to be addressed.

[:I Although the proposed project could have a significant effect on the environment, because all
potentially significant effects (a) have been analyzed adequately in an earlier EIR or
NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided or
mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or

mitigation measures that are i d upo proposed project, nothing further is required.
Dave Moran A\ Tt e 2o / Lt {= 45> llo
Prepared by (Print) Signature ' Date
\ Ellen Carroll,
Oene> CPY‘Z\>U \\\r\f\;\ﬁ ()W V/‘\EJ vironmental Coordinator (- Z,Q[ é
jeviewed by (Print) Signature (for) Date
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Project Environmental Analysis

The County's environmental review process incorporates all of the requirements for
completing the Initial Study as required by the California Environmental Quality Act (CEQA) and the
CEQA Guidelines. The Initial Study includes staff's on-site inspection of the project site and
surroundings and a detailed review of the information in the file for the project. In addition, available
background information is reviewed for each project. Relevant information regarding soil types and
characteristics, geologic information, significant vegetation and/or wildlife resources, water
availability, wastewater disposal services, existing land uses and surrounding land use categories
and other information relevant to the environmental review process are evaluated for each project.
Exhibit A includes the references used, as well as the agencies or groups that were contacted as a
part of the Initial Study. The County Planning Department uses the checklist to summarize the
results of the research accomplished during the initial environmental review of the project.

Persons, agencies or organizations interested in obtaining more information regarding the
environmental review process for a project should contact the County of San Luis Obispo Pianning
Department, 976 Osos Street, Rm. 200, San Luis Obispo, CA, 93408-2040 or call (805) 781-5600.

A. PROJECT

DESCRIPTION: A request by Campbell-Sheppard/Daniel R. Lloyd for a Vesting Tentative Map (Tract
3074) and Development Plan to subdivide a 0.68 acre site into 7 residential parcels ranging in size
from 2,432 to 5,405 square feet each for the purpose of sale and/or development and one open space
parcel of 14,089 square feet. A portion of Cypress Glen Ct is proposed to be abandoned raising the
site area from 29, 820 sq. ft. to 36,772 sq. ft. The request also includes an adjustment to the
standards of Real Property Division Ordinance section 21.03.010 to allow more than five lots to be
accessed from a private easement. The project is located at 399 E Street at the corner of Cypress
Glen Court in the community of Cayucos. The project is within the Residential Multi Family and
Recreation land use categories and within the Estero planning area.

Project plans show the residential lots arranged in two, north-south rows divided by a private access
drive extending south from Cypress Glen Court through an access easement. Dwellings on parcels 1
through 5 will face E Street with parcel sizes ranging from 2,508 on the corner of Cypress Glen Court
to 2,432 for the interior parcels. Parcels 6 and 7 will back up to Little Cayucos Creek and are
somewhat larger (4,961 and 5405 square feet). An open space parcel of 14,089 square feet
surrounds parcels 6 and 7 and extends westward over a portion of Little Cayucos Creek. The
dwellings on Parcels 6 and 7 are set back 20 feet from the edge of existing riparian vegetation, and 25
— 40 feet from the top of bank as required by the Cayucos Urban Area standards of the Estero Area

Plan.

Table 1 provides a summary of the project:

T Tebled ~Track 074 Project Summary  — —

""I.‘ot-‘l'_ Lotz | Lot3, | Lot4 | ‘Lot5 | "Loté | - ‘
2508 | 2432 | 2432 | 2432 | 2432 | 4961 | 5405 | 14,089
2449 | 2,449 | 21187 | 2,197 | 2,197 | 2,170 | 2,013 -

571 571 593 593 593 440 440 -
519 519 516 516 516 0 0 -
335 335 443 443 443 41 44 -

3.874 3,874 3,749 3,749 3,749 2,651 2,497 -

Page 3 of 75
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Street frontage improvements are proposed along the project's E Street and Cypress Glen Court
frontages. Cypress Glen Court (formerly Cypress Avenue) is a private roadway that serves 4 existing
residences. The project proposes te abandon the portion of the right-of-way that abuts the project site
and to add the 7,000 square feet of abandoned right-of-way to the project site for purposes of
calculating the base residential density.

County File No.: SUB2015-00001 Assessor Parcel No.: 064-034-007
Supervisorial District: 2 Date accepted: November 25, 2015
Coastal Development Permit? Yes

ASSESSOR PARCEL NUMBER(S): 064-034-007

Latitude: 35 degrees 27' 2.6784 "N Longitude: -120 degrees 54' SUPERVISORIAL DISTRICT # 2
4.8126" W

B. EXISTING SETTING

PLAN AREA: Estero SUB: COMM: Cayucos
LAND USE CATEGORY: Residential Multi-Family Recreation
CONMB. DESIGNATION: Flood Hazard Geologic Study
PARCEL SIZE: .59 acres
TOPOGRAPHY: Gently sloping
VEGETATION: Wetland Urban-built up
EXISTING USES: Single-family residence(s)
SURROUNDING LAND USE CATEGORIES AND USES:

North: Residential Multi-Family, East: Residential Multi-Family,
South: Public Facilities; multi-family residences West: Recreation; blue line creek
@ County of San Luis Obispo, Initial Study Page 4 of 75 Page 3
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C. ENVIRONMENTAL ANALYSIS

Dur!ng the Initial Study process, gt least one issue was identified as having a potentially significant
environmental effects (see following Initial Study). Those potentially significant items associated with
the proposed uses can be minimized to less than significant levels.

COUNTY OF SAN LUIS OBISPO
INITIAL STUDY CHECKLIST

Potentially Impactcan Insignificant Not

1. AESTHETICS Significant & will be Impact Applicable
Will the project: mitigated
a) Create an aesthetically incompatible [] [] X []

site open to public view?

b) Introduce a use within a scenic view
open to public view?

¢) Change the visual character of an area? |:|
d} Create glare or night lighting, which []
may affect surrounding areas?

O OO0 d
O oo o
O XX X

X

i

e) Impact unique geological or physical
features?

f) Other: |:| D D

Setting. The project site is located on a dead end local street (E Street). Traffic volumes on E Street
are low, reflecting the small number of houses being served (a total of 11). The surrounding
neighborhood consists of single-story and two-story single family residences on lots ranging in size
from 2,200 square feet to over 10,000 square feet. Topography of the project site and vicinity slopes
gently to the west toward the creek, affording relatively unobstructed views from the east (up-siope)
through and over the project site toward the creek and the coastal hills beyond.

The present view from E Street toward and through the site consists of the one existing residence and
a longer view of the riparian woodland along Little Cayucos Creek. Views from Cypress Glen Court
are partially blocked by existing vegetation along the northerly property line. A short cul-de-sac
extending north from Cypress Glen Court affords views to the south along the creek.

impact. The project will be visible from E Street and Cypress Glen Court. However, project impacts to
views currently enjoyed from public streets is considered less than significant because:

e The project will not be visible from any major public roadways or silhouette against any
ridgelines as viewed from public roadways.

o State Route 1 (a State designated Scenic Highway and All American Road) is located about
270 feet to the north and at an elevation that varies between 60 - 80 feet above the project
site. Although the area landward of SR 1 between Cambria and the City of Morro Bay
(including the community of Cayucos) is subject to view protection standards of the

O
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Conservation and Open Space Elements, views of the coastline from SR 1 will be unaffected
by the project.

o As discussed in the setting, views of the project site from E Street and Cypress Glen Court are
currently partially blocked by the existing single family residence and existing vegetation.

o Assuming 11 vehicle trips during the morning peak hour on E Street, an average of one
vehicle every 5 minutes will pass by the project site. Thus, the number and frequency with
which the public currently experience views of the project site is fairly small.

e The project site is surrounded by single family residences. The dwellings proposed for the
project site will be consistent with, and complement, the character of surrounding
development.

In addition, the project will result in new sources of light and glare. Standard county regulations
require exterior lighting to be shielded to minimize glare. The project will be conditioned to provide an
exterior lighting plan prior to building permit issuance to ensure the project will not create off-site
glare.

Mitigation/Conclusion. No significant impacts are identified and no mitigation measures are
necessary.

2. AGRICULTURAL RESOURCES Potentially  Impact can Insignificant Not

. . Significant & willb Impact Applicable
Will the project: gniean mitigateed P PP
a) Convert prime agricultural land, per [] [] [] ™
NRCS soil classification, to non-
agricultural use?
b) Convert Prime Farmland, Unique [] ] [] X

Farmiand, or Farmland of Statewide
Importance to non-agricultural use?

¢c) Impair agricultural use of other property [] [] [] X
or result in conversion to other uses?

d) Conflict with existing zoning for [] [] ] X
agricultural use, or Williamson Act
program?

e} Other: ] ] [] []

Setting. Project Elements. The following area-specific elements relate to the property’s importance
for agricultural production:

Land Use Category: Urban Built-Up, Recreation Historic/Existing Commercial Crops: None
State Classification: Prime Farmland if irrigated In_Agricultural Preserve? Yes, Cayucos AG
Preserve Area

Under Williamson Act contract? No

The soif type(s) and characteristics on the subject property include:

Cropley clay (2 - 9 % slope). This gently sloping clayey soil is considered very poorly d.rained. T[1e
soil has moderate erodibility and high shrink-swell characteristics, as well as having potential

@ County of San Luls Obispo, Initial Study Page 6 of 75 Page 5
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_septiq system constraints due to: siow percolation. The soil is considered Class Il without
irrigation and Class |l when irrigated.

Iml_:act. The p!'qjgct is located \nfithin the Cayucos urban area surrounded by urban development. No
agr!cultural activities are occurring on the project site or in the vicinity. No significant impacts to
agricultural resources are anticipated.

Mitigation/Conclusion. No significant impacts are identified and no mitigation measures are
nacessary.

3. AIR QUALITY g?teir;:ially impact can Insignificant Not
s .. gnificant & will be Impact Applicable
Will the project: mitigated
a) Violate any state or federal ambient air [] ] 4 ]

quality standard, or exceed air quality
emission thresholds as established by
County Air Pollution Control District?

b) Expose any sensitive receptor to
substantial air pollutant concentrations?

X
L]

¢) Create or subject individuals to
objectionable odors?

d) Be inconsistent with the District’s Clean
Air Plan?

e) Resuitin a cumulatively considerable net
increase of any criteria pollutant either
considered in non-attainment under
applicable state or federal ambient air
quality standards that are due to
increased energy use or traffic generation,
or intensified land use change?

GREENHOUSE GASES

f) Generate greenhouse gas emissions,
either directly or indirectly, that may have
a significant impact on the environment?

g) Conflict with an applicable plan, policy or [] ] X ]
regulation adopted for the purpose of

reducing the emissions of greenhouse
gases?

h) Other: D |:| I:l D

O 0O 0O O
O O O
X X KX
00O O O

L
[
X
[

Setting. The Air Pollution Control District (APCD) has developed and updated their CEQA Air Quality
Handbook (2012) to evaluate project specific impacts and help determine if air quality mitigation
measures are needed, or if potentially significant impacts could result. To evaluate long-term
emissions, cumulative effects, and establish countywide programs to reach acceptable air quality
levels, a Clean Air Plan has been adopted (prepared by APCD).

Page 7 of 75
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Greenhouse Gas (GHG) Emissions are said to result in an increase in the earth’s average surface
tempgrature. This is commonly referred to as global warming, The rise in global temperature is
associated with long-term changes in precipitation, temperature, wind patterns, and other elements of
the earth’s climate system. This is also known as climate change. These changes are now thought to

be broa]dly attributed to GHG emissions, particularly those emissions that result from the human
production and use of fossil fuels.

The passage of AB32, the California Global Warming Solutions Act (2008), recognized the need to
reduce GHG emissions and set the greenhouse gas emissions reduction goal for the State of
California into law. The law required that by 2020, State emissions must be reduced to 1990 levels.
This is to be accomplished by reducing greenhouse gas emissions from significant sources via
regulation, market mechanisms, and other actions. Subsequent legislation (e.g., SB97-Greenhouse
(131as hErlr:’issions bill) directed the California Air Resources Board {CARB) to develop statewide
thresholds.

In March 2012, the San Luis Obispo County Air Pollution Control District (APCD) approved thresholds
for GHG emission impacts, and these thresholds have been incorporated the APCD's CEQA Air
Quality Handbook. APCD determined that a tiered process for residential / commercial land use
projects was the most appropriate and effective approach for assessing the GHG emission impacts.
The tiered approach includes three methods, any of which can be used for any given project:

1. Qualitative GHG Reduction Strategies (e.g. Climate Action Plans): A gualitative threshold that
is consistent with AB 32 Scoping Plan measures and goals; or,

2. Bright-Line Threshold: Numerical value to determine the significance of a project’s annual
GHG emissions; or,

3. Efficiency-Based Threshold: Assesses the GHG impacts of a project on an emissions per
capita basis.

For most projects the Bright-Line Threshold of 1,150 Metric Tons CO2/year (MT CO2e/yr) will be the
most applicable threshold. 1n addition to the residential/commercial threshold options proposed
above, a bright-line numerical value threshold of 10,000 MT CO2e/yr was adopted for stationary
source (industrial) projects.

It should be noted that projects that generate less than the above mentioned thresholds will also
participate in emission reductions because air emissions, including GHGs, are under the purview of
the California Air Resources Board (or other regulatory agencies) and will be “regulated” either by
CARB, the Federal Government, or other entities. For example, new vehicles will be subject to
increased fuel economy standards and emission reductions, large and small appliances will be
subject to more strict emissions standards, and energy delivered to consumers will increasingly come
from renewable sources. Other programs that are intended to reduce the overall GHG emissions
include Low Carbon Fuel Standards, Renewable Portfolio standards and the Clean Car standards. As
a result, even the emissions that result from projects that produce fewer emissions than the threshold
will be subject to emission reductions.

Under CEQA, an individual project's GHG emissions will generally not result in direct significant
impacts. This is because the climate change issue is global in nature. However, an individual project
could be found to contribute to a potentially significant cumulative impact. Projects that have GHG
emissions above the noted thresholds may be considered cumulatively considerable and require
mitigation.

The project proposes to disturb soils that have been given a wind erodibility rating of #4, which is
considered “moderate”.

Impact. The project would result in the construction of seven single family residences. As proposed,
the project will result in the disturbance of approximately 29,618 square feet. Grading will result in
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2,135 cubic yards of cut and fill. Subdivision improvements and development on the individual lots will
have short-term construction and long-term emission impacts. Construction activities will generate
exhaust emissions from construction equipment and vehicles, and particulate matter (fugitive dust)
from earth disturbance. In addition, the emission of ozone precursors {NOx and ROG) associated with
these activities would contribute to periodic high ozone levels in the southern portion of the County.
Lastly, earth disturbing activities have the potential to release naturally occurring asbestos.

The project was referred to the Air Pollution Control District (APCD) for review of potential air quality
impacts and consistency with the Clean Air Plan (CAP). Per APCD’s response (see attached), the
following issues were identified: the potential for the presence of naturally occurring asbestos on the
project site; compliance with relevant regulations associated with the removal or renovation of existing
buildings and utility pipes; potential impacts to sensitive receptors from fugitive dust and emissions
associated with idling diesel engines. The project was found to generate operational emissions that
fall below the APCDs thresholds of significance.

To mitigate for short-term construction impacts, the District recommended the following measures be
incorporated into the project: comply with APCD's standard construction dust control and diesel idling
restrictions and the prohibition of developmental buring.

The project will accommodate a level of development for the site that was anticipated by the Clean Air
Plan. As discussed above, motor vehicle trips associated with operation of the project are expected to
generate emissions that fall below the APCD threshold for operational impacts. With regard to
greenhouse gas emissions, using the GHG threshold information described in the Setting section, the
project is expected to generate less than the Bright-Line Threshold of 1,150 metric tons of GHG
emissions. Therefore, the project’s potential direct and cumulative GHG emissions are found to be
less significant and less than a cumulatively considerable contribution to GHG emissions. Section
15064(h)(2) of the CEQA Guidelines provide guidance on how to evaluate cumulative impacts. If it is
shown that an incremental contribution to a cumulative impact, such as global climate change, is not
‘sumulatively considerable’, no mitigation is required. Because this project’'s emissions fall under the
threshold, no mitigation is required.

According to the APCD web map, the project is located in a candidate area for the potential presence
of naturally occurring asbestos (NOA). Under the CARB Air Toxics Control Measure (ATCM) for
Construction, Grading, Quarrying, and Surface Mining Operations, prior to any grading activities a
geologic evaluation will be prepared to determine if NOA is present within the area that will be
disturbed. If NOA is not present, an exemption request must be filed with the District. If NOA is found
at the site, the applicant must comply with all requirements outlined in the Asbestos ATCM. This may
include development of an Asbestos Dust Mitigation Plan and an Asbestos Health and Safety
Program for approval by the APCD.

Mitigation/Conclusion. The project will be required to comply with the following standard
construction or operational mitigation measures, as described in APCD’s response or CEQA Air
Quality Handbook: construction measures such as: reducing area of disturbance, use of water or
establishing vegetation for dust suppression, limiting construction vehicle speeds, covering haul
vehicles during material transport; incorporate operational emission reductions by including several
measures to increase efficiency above minimum state requirements and/or provide for alternative
transportation modes. In addition, developmental burning will not be allowed as part of development
of the project site. Lastly, a geologic investigation of the project site will be required prior to any earth
disturbing activities to determine the presence of naturally occurring asbestos. Implementation of
mitigation measures identified by the San Luis Obispo APCD and included in Exhibit B would reduce
the quarterly emissions to a less than significant level.
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4. BIOLOGICAL RESOURCES Potentially Impactcan Insignificant Not

Wil the project: Significant & I‘:;:L:’:d Impact Applicable
a) Result in a loss of unique or special |:| X |:| |:|

status species* or their habitats?

b) Reduce the extent, diversity or quality
of native or other important vegetation?

]
X

¢) Impact wetland or riparian habitat?

Od O
X
X [
O O

d) Interfere with the movement of resident
or migratory fish or wildlife species, or
factors, which could hinder the normal
activities of wildlife?

e) Conflict with any regional plans or
policies to protect sensitive species, or
regulations of the California
Department of Fish & Wildlife or U.S.
Fish & Wildlife Service?

f) Other: |:| |:| |__'| D

* Species — as defined in Section15380 of the CEQA Guidelines, which includes all plant and wildlife species that
fall under the category of rare, threatened or endangered, as described in this section.

[]
[]
X
[

Setting. A description of the project and the project site is provided on page 2. A biological report for
the project site was completed by Althouse and Meade, Inc., November 9, 2015. The following
discussion and analysis of impacts is a summary of the findings of that report.

On-site Vegetation: Little Cayucos Creek, an intermittent ephemeral drainage, crosses the western
boundary of the project site. The remainder of the project site consists of a single family residence,
driveway and ornamental landscaping, with intermittent and sparse shrubs, annual grasses and
ruderal species.

The eastern portion of the project site contains several large fruit trees including apple (Malus
pumila), avocado (Persia americana), and citrus. Shrubs such as coyote bush (Baccharis pilularis),
annual grasses such as wild oats (Avena fatua), and ruderal species such as redstem filaree
(Erodium cicutarium) are present in the understory of these trees.

Little Cayucos Creek flows along the western boundary of the Study Area. At this location the creek
is swale-like with kikuyu grass (Pennisetum clandestinum) and periwinkle (Vinca major) on the
creek bed. Native riparian trees, including Arroyo willow (Salix lasiolepis) and California sycamore
(Platanus racemosa), are the dominant canopy species. No rocks or pool habitat occur in this
reach of the creek, and no indication of stream flow was observed during site visits in 2014 and
2015. immediately north of the project site, vegetation along Little Cayucos Creek thins with
reduced tree canopy and open areas. About 240 feet north of the Study Area the creek flow path
exits from an approximately 360-foot concrete box culvert under Highway 1.

Name and distance from blue line creek(s): Little Cayucos Creek is within the boundaries of the
proposed project.

Habitat(s) and Sensitive Communities: Habitats include anthropogenic (approx. 0.5 acres) and
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riparian (approx. 0.2 acres). The CNDDB reports eight sensitive natural communities in
Cayucos, Morro Bay South, Morro Bay North, Cambria, Cypress Mountain, and York Mountain
quadrangles. Riparian habitat in Cayucos is an Environmentally Sensitive Habitat Area
(ESHA). No other sensitive natural communities are present.

Site's tree canopy coverage: Approximately 10%.

Special-Status Plant Species. According to the California Natural Diversity Database (CNDDB) a
total of 77 special-status plant species have been documented within a 5-mile radius of the project
site. Of these, none were found on the project site and no suitable habitat was found. Residential
uses and landscape plants dominate the anthropogenic habitat, and potential habitat is not present
for special status plant species. The riparian habitat understory in the Study Area is dominated by
non-native plant species. Several special status plant species, including Blochman'’s dudleya, are
known from the vicinity, but do not occur onsite. These species depend on natural habitat and
specialized soil conditions, and do not oceur in heavily disturbed areas. No special status plant
species were detected in the Study Area during botanical surveys conducted in 2014 and 2015.

Special Status Wildlife Species. According to the California Natural Diversity Database (CNDDB) a
total of 33 special-status animal species have been documented within a 5-mile radius of the
project site.

Impact. Direct impacts to plants and wildlife could result from take (e.g., injury, death) via
construction-related disturbances such as trampling or crushing from equipment or construction
workers. Indirect impacts to wildlife species could result from noise, harassment or other disruption
during construction activities or through modifications to the species' habitat.

Potential Impacts to Special-Status Animal Species. No listed plant species were found on the project
site and no suitable habitat was found. However, the project site could adversely impact habitat for
listed animal species, as discussed below.

Cooper's Hawk (Accipiter cooperii) is a CDFW Special Animal that occurs regularly in San Luis
Obispo County during the winter months and during spring and fall migration. It is generally
regarded as a regular but uncommon nesting species in San Luis Obispo County. Cooper's
hawks frequent oak and riparian woodland habitats, and increasingly urban areas, where they
prey primarily upon small birds. Moderately appropriate tree canopy is present in the Study
Area for nesting Cooper's hawks. There are no reports in the CNDDB of Cooper's hawks
nesting in the Cayucos area and Cooper's hawks were not observed in the Study Area during
our surveys. Preconstruction surveys are recommended prior to activities that affect trees in the
Study Area.

California Red-legged Frog (Rana draytonii) is a federally listed Threatened species. It occurs
in lowland and foothills in or near permanent sources of deep water with dense shrubby or
emergent riparian vegetation (CNDDB). California red-legged frogs have been reported from
Cayucos Creek approximately one-quarter mile from Little Cayucos Creek across the urban
area of Cayucos, but have not been reported in Little Cayucos Creek. California red-legged frog
was not observed on the Project during biological surveys. Suitable pool habitat is not present
on the Project site. Substrate in the channel is gravel and coarse soil particles and the channel
bottom is covered with non-native grass and vines.

Monarch Butterfly (Danaus plexippus) aggregation sites. Monarch butterfly is a
cosmopolitan species that occurs across North America and around the world. In California,
Monarch butterfly aggregation sites are on the CNDDB Special Animals List for overwintering
population. Individual monarch butterflies are not found on any list of protected species in
California. The California Endangered Species Acts does not list insects. The San Luis Obispo
Local Coastal Plan does not specifically designate monarch butterfly aggregation sites as
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Environmentally Sensitive Habitat Areas (Wold et al. 2012). California Assembly Bill No. 559,
approved by the Governor on October 4, 2015, recognizes that monarch butterfly populations
have declined and provides opportunity for voluntary agreements with landowners to improve
habitat. The proposed restoration of riparian habitat at this location would be consistent with
this goal (AB 559, 2015, Sec. 2.(c}). The CNDDB lists a report from 1960 of monarch butterflies
in a group of Cypress trees at an unspecified location east of Highway 1. In 1885 an observer
said the Cypress trees were gone, but butterflies were seen by Ocean Ave. between D and E
streets, although the coordinates provided place the location in a driveway at 381 D Street. The
1985 observation was of flyers not an aggregation, but the observer said that the number of
flyers indicates a cluster present. They did not locate the cluster. There have been no reports to
the CNDDB since 1985. On October 23, 2015, Dan Meade conducted a survey for monarch
butterflies in the Project vicinity. The morning was sunny and calm, conditions conducive to
monarch butterfly flight. In one hour of observation in the Study Area, Dr. Meade counted 3
monarch butterflies in the Study Area. One was nectaring on cape ivy blooms, and two were
traversing the location. No roosting monarch butterflies were present and there is no suitable
monarch butterfly aggregation habitat in the Study Area.

Further investigation in the vicinity of the Project located a monarch butterfly aggregation area
with approximately 250 monarch butterflies in clusters. The aggregation site is more than 400
feet downstream from the Project Study Area directly over Little Cayucos Creek at coordinates
35.450077 N and 120.902694 W. The aggregation occurs in eucalyptus and Monterey cypress
that are in very poor condition. This aggregation site is likely the previously undescribed
aggregation attributed to the vicinity of Little Cayucos Creek. Approximately 160 feet further
downstream, near the Ash Street Bridge, an additional 40 to 50 nectaring butterflies were
observed on Algerian ivy growing over tree trunks on the creek bank and on ivy just east of the
bridge on Ash Street. Both of these nectaring locations are more than 550 feet from the Study
Area. Inspections of other eucalyptus trees and possible monarch butterfly habitat in the area
found no other aggregation along the Little Cayucos Creek corridor or elsewhere in the
neighborhood. The Project would not affect the aggregation site.

Nuttall's Woodpecker (Picoides nuttallii) is a COFW Special Animal due to statewide reduction
in preferred oak woodland habitats. Although there is a place holder in the CNDDB for Nuttall’s
woodpecker, the CDFW is currently not accepting reports for this species and no reports are
present in the October 2015 edition of the CNDDB. Nuttall's woodpeckers remain fairly
common residents in oak woodland habitats throughout Santa Barbara and San Luis Obispo
Counties. A Nuttall's woodpecker was observed in riparian habitat in the Study Area in July
2014 but was determined to not be nesting. Preconstruction surveys are recommended prior to
activities that affect trees in the Study Area.

Oak Titmouse (Baeolophus inornatus) is a CDFW Special Animal that is an oak woodland
obligate, nesting in cavities in oak trees. It is a common species in oak woodlands on the
central coast, but is tracked by the CDFW due to state-wide losses of oak woodland habitat.
Oak Titmouse was not observed during our surveys, but could occur. Preconstruction surveys
are recommended prior to activities that affect trees in the Study Area.

Pallid Bat (Antrozous pallidus) is a CDFW Species of Special Concern. This is a large, long-
eared bat occurring throughout the state from deserts to moist forests. Antrozous pallidus is
primarily a crevice roosting species and selects roosts where they can retreat from view. They
frequently occur in oak woodlands where they roost in tree cavities. These roosts are generally
day or night roosts for one or a few bats. Attics may be used as roosts and during hot days they
may emerge from crevices and roost on open rafters. Communal wintering or maternity
colonies are more common in rock crevices and caves. The closest reported occurrence is 5.25
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miles to the west at Villa Creek Road Bridge, about 4 miles from Cayucos. Pallid bat was not
observed during our surveys in but could roost occasionally in oak tree cavities in Study Area. A
maternity colony is unlikely to be present. There are no large trees with cavities in the Project
work area that would be removed. Several large avocade trees, other fruit trees and
pittosporum hedges would be removed. Although there is no indication that bats roost in the
existing structures in the Study Area, an inspection for bats prior to demolition of the house is
recommended.

Silvery Legless Lizard (Anniella pulchra pulchra) is a CDFW Species of Special Concern that
inhabits friable soils in a variety of habitats from coastal dunes to oak woodlands and chaparral.
The sandy soils and leaf litter found under the planted and native trees in the Study Area are
moderately suitable for silvery legless lizard. The closest reported occurrence is from
anthropogenic habitat about 9.4 miles southeast of the Study Area in a backyard at the
intersection of Santa Ysabel Avenue and 17th Street in Los Osos. Silvery legless lizard was not
detected in the Study Area during our surveys, but could occur in leaf litter beneath the oak and
fruit trees in the Study Area. Oak trees, including their canopies and critical root zones are
completely outside of the Project work area and will not be affected. Focused surveys for
legiess lizard were not conducted as part of the biological study. Preconstruction surveys are
recommended prior to activities that affect soil and leaf litter beneath trees in Project areas
subject to soil disturbance.

Steelhead - South/Central California Coast ESU (Oncorhynchus mykiss irideus) is a federally
listed threatened species in this area of California. Steelhead are known to occur in coastal
streams and rivers in San Luis Obispo County. However, Little Cayucos Creek terminates on
the beach and steelhead are not likely able to access the creek except during storms. In
addition, Little Cayucos Creek is a small watershed with no perennial water flow, a 360-foot
long concrete box culvert under Highway 1, no pool habitat above Ash Avenue, and no reports
of steelhead. There is no appropriate spawning or rearing habitat in Little Cayucos Creek.
Perennial water is only found in Little Cayucos Creek near Ocean Avenue. No water was
present in the creek during any site visits.

Tidewater Goby (Eucyclogobius newberryi) is a federally listed endangered species found in
shallow lagoons and lower stream reaches along the California coast. This species has been
proposed for reclassifying from Endangered to Threatened. The Project site is at an elevation
of approximately 40 feet and is well above potential habitat for tidewater goby. Tidewater goby
could occur near Ocean Avenue approximately 900 feet downstream from the Study Area.
Tidewater goby cannot occur in Little Cayucos Creek in the Study area.

Two-striped Garter Snake (Thamnophis hammondii) is a California Species of Special
Concemn that occurs along the coast from Monterey County south to San Diego County. Its
range extends throughout the Transverse and Peninsular Ranges, including desert localities
near Victorville, and also on Catalina Isiand. Two-striped garter snakes are an aquatic species
that feeds primarily on fish, amphibians and their larvae. There are no reports of two-striped
garter snakes from Little Cayucos Creek, and no pool habitat in the Study Area that would
support it. If ever present, it would be as a transient along the riparian corridor.

Western Pond Turtle (Actinemys marmorata, [=Emys marmorata)) is a California Species of
Special Concern that inhabits ponds, lakes, reservoirs, marshes, brackish lagoons, and slow
moving streams with adequate pools. In colder environments these pond turtles are active
February to November, but in warmer water, they have been observed active year round if
water is present. In areas where surface water dries out during summer months, pond turtles
can aestivate in wooded areas. Mating is in the spring, eggs are laid in shallowly dug nests
near water during the summer, and hatchlings emerge in the fall or overwinter in the nest.
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Some habitat in Little Cayucos Creek near Ocean Avenue could be suitable for western pond
turtles with riparian wooded area for aestivation. However, pond or poo! habitat is not present
on the Project site, western pond turtle has not been reported from Little Cayucos Creek, and
the creek is surrounded by urban development. Western pond turtle was not observed on the
Project during biclogical surveys.

Yellow Warbler (Dendroica petechia brewsteri) is a CDFW Species of Special Concern with a
restricted breeding range in Central and Southern California. The status of this subspecies of
yellow warbler is described by the CNDDB as “restricted range, rare”. They frequent riparian
habitats, nesting in sycamores, cottonwoods, willows, and other riparian trees. There are no
breeding records in the CNDDB for yellow warbler in SLO County, however yellow warbler is a
regutar spring and fall migrant that will breed in the County. California sycamore and coast live
oak trees associated with the creek channel along the western boundary of the Study Area are
suitable for nesting yellow warblers. This species was not observed on or near the Study Area
during our surveys, but could occur seasonally. Preconstruction surveys are recommended
prior to activities that affect trees in the Study Area

Potential Impacts to Sensitive Natural Communities. As discussed in the setting, the CNDDB revealed
no sensitive natural communities on the project site. However, Little Cayucos Creek is mapped by the
ESHA Coastal Act Section 30107.5 and designated as such in the Estero Area Plan, Cayucos Urban
Area Standards Chapter 7, V.C.1. and Table 7-2, as a Sensitive Resource Area (SRA). The edge of
riparian is shown and the SRA is shown on Figure 1. In the Study Area, Little Cayucos Creek is
swale-like without erosion and shallow. Riparian trees, mostly arroyo willow (Salix lasiolepis),
California sycamore (Platanus racemosa) and coast live oak (Quercus agrifolia) comprise the canopy
of the riparian habitat along with a few pittosporum and myoporum non-native shrubs. Periwinkle
(Vinca major), garden nasturtium (Tropaeolum majus), and kikuyu grass (Pennisetum clandestinum)
are dominant species in the understory. Coast live oak is found only on the far bank of the creek away
from the project area (Figure 1). The creek channe! substrate consists of gravels and course soil
particles. The channel area could qualify as State wetland per Coward in methodology (FACW
willows, hydrology). The project incorporates the following elements to protect riparian resources:

o The bulk of riparian resources present on the project site will be within a designated open
space parcel in which no development will be allowed. No outfall structures or other uses of
the riparian area are proposed.

¢ All development is located outside the 20’ riparian setback

« Restoration of the riparian habitat is proposed and has been approved by the California
Department of Fish and Wildlife as a separate Project that removes non-native plants, installs
native riparian plants, and protects riparian trees and shrubs (LSAA No. 1600-2015-0141-R4).
This restoration project will result in an enhancement to the existing riparian habitat.
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Figure 1 — Habitats On the Project Site
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Mitigation/Conclusion. Potential impacts to biological resources are considered less than significant
with incorporation of mitigation measures to address at least the following:

« Recordation of the final map with the open space lot easement as shown on the
project plans.
Pre-construction surveys to protect sensitive plant and animal species.
Compliance with relevant regulatory requirements of the USACE and CDFW for
development impacting wetlands/jurisdictional waters.

¢ Monitoring to ensure compliance.

The applicant is required to obtain all necessary permits and authorizations from CDFW, USACE, and
the Regional Water Quality Control Board. Pre-construction surveys will be conducted if grading and
construction occurs during the nesting bird season. The full extent of these measures is presented in
Exhibit B. The implementation of the above measures will mitigate biological impacts to a level of
insignificance.

5. CULTURAL RESOURCES Potentially Impactcan Insignificant Not
‘ Wil th L Significant & will be Impact Applicable
ill the project: mitigated
a) Disturb archaeological resources? ] L[] X< ]
b)  Disturb historical resources? |:| |:| X D
¢) Disturb paleontological resources? ] ] X []
d) Cause a substantial adverse change |:| [:| }I{ |:|

to a Tribal Cultural Resource?

e) Other: L] [] ] []

Setting. The project site is located in an area historically occupied by the Obispeno Chumash. No
historic structures are present and no paleontological resources are known to exist in the area.

Impact. The project is not located in a designated Archaeologically Sensitive combining designation
area, however the location on the banks of a creek and in close proximity o the ocean is considered
culturally sensitive and archaeology resources are known to exist in the area. Accordingly, a Phase [
archaeological survey of the project site was prepared in January 2015 (Heritage Discoveries Inc.,
2015). The study was conducted by a qualified archaeologist consistent with County guidelines and
includes a cultural resources records search, a Native American sacred Lands File search, an
archaeological survey of the project site, and the preparation of a technical report documenting the
results.

A records search from the Central Coast Information Center (CCIC), located at the University of
California, Santa Barbara indicates several cultural resources sites and historical properties have
been identified within a 0.25-mile radius of the project site, including immediately southwest of the
project site consisting of a Chumash settlement.

The Phase | study found no surface evidence of archaeological resources on the project site.
However, due to the size, proximity and richness of the known adjacent archaeological site, a Phase ||
study was performed for the project site in August, 2015 (Heritage Discoveries Inc., 2015). The Phase
Il study consisted of additional surface as well as sub-surface investigations. A total of 15 shovel pits
were excavated and the excavated soils were sifted for the presence of resources. The analysis
revealed the presence of some modern artifacts, such as a glass marble, bottle fragments and nails.
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One large mammal bone was recovered which appeared to be of historical origin. Marine shellfish
fragments were discovered, but were most likely of historic origin as well. Overali, the Phase ||
investigation found no surface or sub-surface evidence of significant historical or archaeological
resources on the project site.

Mitigation/Conclusion. No archaeological monitoring is recommended during grading activities
unless previously undiscovered cultural materials are unearthed. Per County of San Luis Obispo Land
Use Ordinance Section 22.10.040, if during any future grading and excavation, buried or isolated
cultural materials are unearthed, work in the area should halt until they can be examined by a
qualified archaeologist and appropriate recommendations made. No significant impacts to cultural
resources are expected to occur and no additional mitigation measures are necessary.

6. GEOLOGY AND SOILS Potentially Impactcan Insignificant Not
* Wi . Significant & will be Impact Applicable
ill the project: mitigated
a) Result in exposure to or production of [] ] X []

unstable earth conditions, such as
fandslides, earthquakes, liquefaction,
ground failure, land subsidence or
other similar hazards?

b) Be within a California Geological [:| g
Survey “Alquist-Priolo” Earthquake |:| D

Fauit Zone”, or other known fault

zones*?

c) Result in soil erosion, topographic [] [] X ]
changes, loss of topsoil or unstable soil
conditions from project-related
improvements, such as vegetation
removal, grading, excavation, or fill?

d) Include structures located on expansive
soils?

e) Be inconsistent with the goals and |:| X []
policies of the County’s Safety Element D

relating to Geologic and Seismic

Hazards?

f) Preclude the future extraction of [] [] [] X
valuable mineral resources?

g) Other: |:| I:'

* Per Division of Mines and Geology Special Publication #42

O
[]
X
[]

L]
]

Setting. The following relates to the project's geologic aspects or conditions:
Topography: Gently sloping
Within County’'s Geologic Study Area?: No
Landslide Risk Potential: Low to high
Liguefaction Potential: Low to moderate
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Nearby potentially active faults?: No  Distance? Not applicable
Area known to contain serpentine or ultramafic rock or soils?: Yes
Shrink/Swell potential of soil: High

Other notable geologic features? None

Setting.

GEOLOGY - The topography of the project slopes gently downward toward Little Cayucos Creek from east
to west. The project site lies outside of the Geologic Study Area designation. However, the landslide risk
considered high for most of the project site. Liquefaction potential during a ground-shaking event is
considered low to moderate near the creek. The project is within an area known to contain serpentine or
ultramafic rock or soils.

DRAINAGE - Portions of the subject property are within the 100-year Flood Hazard designation, however
the residential lots do not appear to be within the 100 year flood hazard area. The closest creek from the
proposed development (Little Cayucos Creek) runs along the western portion of the property. As described
in the Natural Resource Conservation Service Soil Survey, the soli is considered very poorly drained. For
areas where drainage is identified as a potential issue, the LUO (Sec. 22.52.080) includes a provision to
prepare a drainage plan to minimize potential drainage impacts. When required, this plan would need to
address measures such as: constructing on-site retention or detention basins, or installing surface water
flow dissipaters. This plan would also need to show that the increased surface runoff would have no more
impacts than that caused by historic flows,

SEDIMENTATION AND EROSION - The soil type is Cropley clay, (2 - 9 % slope). As described in the
NRCS Soil Survey, the soil surface is considered to have moderate erodibility and high shrink-swell
characteristics. When highly erosive conditions exist, a sedimentation and erosion control plan is required
(CZLUO Sec. 23.05.042 to minimize these impacts. When required, the plan is prepared by a civil engineer
to address both temporary and long-term sedimentation and erosion impacts. Projects involving more than
one acre of disturbance are subject to the preparation of a Storm Water Pollution Prevention Plan
(SWPPP), which focuses on controlling storm water runoff. The Regional Water Quality Contro! Board is
the local extension who monitors this program.

Impact. Grading activities and construction of the private roadway are subject to the provisions of the
California Building Code and County standards for grading and road construction. Therefore, no
significant impacts associated with unstable earth conditions, earthquakes or ground failure are
expected to occur. All of the proposed residential parcels are located outside the 100-year floodplain
for Little Cayucos Creek. The project site is not located within extractive zone, and no mineral
resources are known to be present within the project site.

Improvement of the access road, including grading activities, may also result in erosion and down-
gradient sedimentation. The construction of dwellings will increase the amount of impervious surfaces
which in turn will increase the volume and velocity of runoff generated by the site compared with
existing conditions. As discussed in the project description, the project will result in the disturbance of
approximately 0.68 acres. Based on NRCS scil survey, soils covering the project site exhibit a
moderate susceptibility for erosion. The topography of the project site will necessitate grading to
create the private roadway and building sites. According to the preliminary grading plan for the
project, the finish grades will result in manufactured slopes that would be subject to erosion.
Compliance with relevant provisions of the Building Code and Land Use Ordinance (described in the
Setting, above) will address potential impacts to erosion.
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Because the project involves disturbance of less than 1 acre, a SWPPP is not required. Compliance with
existing regulations will ensure potential impacts associated with erosion and sedimentation will be
mitigated to a less than significant level.

Mitigation/Conclusion. A drainage, sedimentation and erosion control plan is required per the CZLUO,
and additional review and provisions are required as part of the mitigation for biological impacts (see
Biological Resources section). The measures will be enforced through the building permit process in
addition to being monitored and enforced through the monitoring plan required as part of the Biological
Resource mitigations.

7. HAZARDS & HAZARDOUS Potentially Impact can Insignificant Not
MATERIALS - Will the project: 0" mitiosted T Applicable

a) Create a hazard to the public or the [] [] X []
environment through the routine
transport, use, or disposal of hazardous
materials?

b} Create a hazard to the public or the [] L] X []
environment through reasonably
foreseeable upset and accident
conditions involving the release of
hazardous materials into the
environment?

¢) Emit hazardous emissions or handle [] [] [] ™
hazardous or acutely hazardous
materials, substances, or waste within
Y-mile of an existing or proposed
school?

d) Be located on, or adjacent to, a site |___| D X []
which is included on a list of hazardous
material/waste sites compiled pursuant
to Gov't Code 65962.5 (“Cortese List”),
and result in an adverse public heaith
condition?

e) Impair implementation or physically |:| [:l P
interfere with an adopted emergency
response or evacuation plan?

f) If within the Airport Review designation, [] [] [] X
or near a private airstrip, result in a
safety hazard for people residing or
working in the project area?

g) Increase fire hazard risk or expose [] ] X ]
people or structures to high wildland
fire hazard conditions?

h) Be within a ‘very high’ fire hazard ] (] [] X
severity zone?
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7. HAZARDS & HAZARDOUS Potentially Impactcan Insignificant Not
) . Significant & will be Impact Applicable
MATERIALS - Will the project: mitigated P PP
i} Be within an area classified as a ‘state X
responsibility’ area as defined by D |:| D =
CalFire?

j) Other: |:| D D D

Setting. The State of California Hazardous Waste and Substances Site List (also known as the
“Cortese List") is a planning document used by state and local agencies and developers to comply
with the siting requirements prescribed by federal, State, and local regulations relating to hazardous
materials sites. A search of the Cortese database conducted in January, 2016 revealed no active sites
in the vicinity, including the project site.

The project is not within an Airport Review area.

According to the CalFire map of fire hazard severity zones for San Luis Obispo County, the project
site is located in an area are where the fire risk is not determined because it is within an urban area. It
will take approximately 5 minutes to respond to a call regarding fire or life safety from the Cayucos
Fire Station (No. 11) located at 108 Chaney Street. The Cayucos Fire Department maintains a station
south of the site on Cayucos Drive Refer to the Public Services section for further discussion on Fire
Safety impacts.

Impact. Construction activities may involve the use of oils, fuels and solvents. In the event of a leak
or spill, persons, soil, and vegetation down-slope from the site may be affected. The use, storage, and
transport of hazardous materials is regulated by the Department of Toxic Substances Control (DTSC)
(22 Cal. Code of Regulations Section 66001, et seq.). The use of hazardous materials on the project
site for construction and maintenance is required to be in compliance with local, state, and federal
regulations.

The project has been reviewed by the Cayucos Fire Department for code requirements relating to fire
protection; their comments will be incorporated into conditions of project approval. Based on their
review, the plans as submitted meet Cayucos Fire Department standards. In addition, the project is
required to comply with the California Building Code. Cayucos Fire Department will review tract
improvements prior to their completion for installation of adequate fire safety measures (e.g.,
adequate road width and road grade). As proposed, road grades and widths appear to meet fire
requirements.

Regarding road impacts, the project has been reviewed by County Public Works, which is discussed
further in the Transportation section.

The project is not expected to conflict with any regional emergency response or evacuation plan.

Mitigation/Conclusion. The project meets Cayucos Fire Department standards. No additional
mitigation measures are required.

Compliance with existing regulations and code requirements will ensure potential impacts associated
with hazards and hazardous materials impacts will be less than significant.
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8. NOISE g?tergially Impact can Insignificant Not
. . gnificant & will be I i
Will the project: mitigated mpact Applicable
a) Expose people to noise levels that
exceed the County Noise Element D D [z D
thresholds?

b) Generate permanent increases in the
ambient noise levels in the project
vicinity?

X

¢} Cause a temporary or periodic increase
in ambient noise in the project vicinity?

d) Expose people to severe noise or
vibration?

O 0O od O
OO o O
X X
X OO O

e) If located within the Airport Review
designation or adjacent fo a private
airstrip, expose people residing or
working in the project area to severe
noise levels?

f) Other: |:| E] D D

(]

Setting. The project is located in a urban area where single family residences on individual lots is the
prevailing land use. Consequently, noise levels on the project site and in the vicinity are low; State
Route is located about 270 feet to the north. However, there are no other sources of loud noises
beyond those associated with home ownership. Sensitive receptors in the vicinity of the project site
inciude single family residences on lots ranging in size from 2,200 to over 10,000 square feet.

The Noise Element includes projections for future noise levels from known stationary and vehicle-
generated noise sources. According to the Noise Element, the project lies within an area where future
noise levels are expected to remain within an acceptable threshold. The project site is bounded by E
Street and Cypress Glen Court which are a minor source of transportation-related noise due to the
low traffic volumes on each roadway.

The Noise Element establishes a threshold for acceptable exterior noise levels for sensitive uses
(such as residences) of 60 decibels? along transportation noise sources and provides an estimate of
the distance from certain roadways where noise levels will exceed those levels. According to the
Noise Element Appendix A, parcels on E Street and Cypress Glen Court are outside the 60 dB

contour.
Impact.

Construction Impacts. Construction activities may involve the use of heavy equipment for grading and
for the delivery and movement of materials on the project site. The use of construction machinery will
also be a source of noise. Construction-related noise impacts would be temporary and localized. The
nearest dwellings are located across Cypress Glen Court (50 feet) and E Street (50 — 70 feet).

» The sound level obtained by using the A-weighting filter of a sound level meter, expressed in decibels (dB). All sound levels
referred to in this policy document are in Aweighted decibels. A-weighting de-emphasizes the very low and very high
frequencies of sound in a manner similar to the human ear. Most community noise standards utilize A-weighting, as it
provides a high degree of correlation which human annoyance and health effects.
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Thgrefore, construction aqtivities could result in temporary adverse noise impacts to surrounding
residences. County regulations limit the hours of construction to day time hours between 7:00 AM and
9:00 PM weekdays, and from 8:00 AM to 5:00 PM on weekends.

Qperational Impacts. With regard to transportation-related noise sources, all roads serving the project
S|te‘are expected to continue to carry low traffic volumes. The project site lies outside the projected 60
decibel contour for SR 1. Potential impacts of noise exposure from transportation sources is
considered less than significant.

Following construction, noise generated by the project would be comparable to the background noise
generated by surrounding rural residences.

Mi.tigatic.mIConclu_sion. Compliance with County standards for the management of construction
noise will ensure impacts to surrounding residences will be less than significant. No additional
mitigation measures are recommended.

9. POPULATION/HOUSING Potentially Impact can  Insignificant Not
. s g Significant & will be Impact Applicable
Will the project: mitigated P
a) Induce substantial growth in an area [] [] 4 []

either directly (e.g., construct new
homes or businesses) or indirectly
(e.g., extension of major
infrastructure)?

b) Displace existing housing or people, [] ] X ]
requiring construction of replacement
housing elsewhere?

c) Create the need for substantial new [] [] X ]
housing in the area?

d) Other: [] [] [] ]

Setting In its efforis to provide for affordable housing, the county currently administers the Home
Investment Partnerships (HOME) Program and the Community Development Block Grant (CDBG)
program, which provides limited financing to projects relating to affordable housing throughout the
county. The County’s Inclusionary Housing Ordinance requires the provision of new affordable
housing in conjunction with both residential and nonresidential development and subdivisions.

Impact. Based on the project description (a residential subdivision), the project will not result in a
need for a significant amount of new housing, and will not displace existing housing.

Mitigation/Conclusion. No significant population and housing impacts are anticipated. The project
will mitigate its cumulative impact to the shortage of affordable housing stock by providing affordable
housing unit(s) either on-site and/or by payment of the in-lieu fee (residential projects). No additional
mitigation measures are necessary.
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10. PUBLIC SERVICES/UTILITIES Potentially Impactcan Insignificant Not

Wil th.e project have an effect upon, or Significant & will be Impact Applicable
result in the need for new or altered public mitigated
services in any of the following areas:

a) Fire protection?

b}  Police protection (e.g., Sheriff, CHP)?
¢) Schools?

d) Roads?

e) Solid Wastes?

L) Other public facilities?

g) Other:

Oooodod

Oodooodno
ODUOOX XXX
OXXOODOOO

Setting. The project area is served by the following public services/facilities:
Police: County Sheriff Location: Los Osos (Approximately 10.29 miles to the southeast)

Fire: Cayucos Fire Dept Hazard Severity: Moderate Response Time: 0-5 minutes
Location: (Approximately 1 mile to the southeast) 108 Chaney Road, Cayucos, CA 93430

School District: Coast Unified School District.

Setting. Water service will be provided by the Morro Rock Mutual Water Company. Wastewater
services will be provided by the Cayucos Sanitary District. Police protection is provided by the County
Sheriff which has a sub-station at 2099 10th Street in Los Osos. The nearest fire station is located at
108 Chaney Road in Cayucos. Emergency response times to the project site for fire protection are
about 5 minutes; response times for police protection can be up to 15 minutes. The project is located
within the Coast Unified School District.

Impact. According to the 2015 Resource Summary Report, there are no levels of severity
recommended for water supply, wastewater collection and treatment, or schools. To mitigate the
demand for new or expanded public facilities caused by development, the County has adopted
development impact fees in accordance with Government Code Section 66000 et seq.. Under this
program private development is required to pay a fee that is proportional to the incremental demand
for a particular facility needed to serve such development. The amount of the fees must be justified by
a supporting study (fee justification study) which identifies the new or expanded facilities needed to
serve expected demand into the future and apportions these costs to new development. New
development is required to pay the appropriate fees for new or expanded public facilities
commensurate with the type and size of development. The project’s direct and cumulative impacts are
within the general assumptions for allowable uses for the subject property that was used to estimate
the county’s impact fees. As discussed in Section 7, Hazards and Hazardous Materials, the project will be
required to incorporate required fire protection measures in compliance with existing regulations. Project
impacts to area roadways is discussed in Section 12, Transportation/Circulation.

Mitigation/Conclusion. Regarding cumulative effects, public facility (County) and school (State
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Government Code _65995 et seq.) fee programs have been adopted to address this impact, and will
reduce the cumulative impacts to less than significant levels.

11. RECREATION g?tel}.tially gnpact can Insignificant Not
) gnificant will be Impact Applicabl
Will the project: mitigated P pplicane
a) Increase the use or demand for parks P
or other recreation opportunities? |:| Il D D
b) Affect the access to trails, parks or L] [] 4 ]

other recreation opportunities?

c) Other [:' D |:| |:|

getting. Community parks serving the project site include Hardie Park,Paul Andrew Park and Norma
ose Park.

The County has adopted a Trails Plan for the purpose of establishing a trail system serving the
unincorporated areas of the County. The Trails Plan does not show any trails affecting the project site.
The project is not proposed in a location that will affect any trail, park, recreational resource, coastal
access, and/or Natural Area.

Prior to map recordation, county ordinance requires the payment of a fee {Quimby) for the
improvement or development of neighborhood or community parks.

Impact. As discussed in Section 9, Population and Housing, no additional population is expected to
be attracted to the county as a result of the project. The proposed project will not create a significant
need for additional park, Natural Area, and/or recreational resources. However, the project will
accommodate additional population in the community of Cayucos which in tum will increase the
demand for parks.

According to the 2015 Resource Summary Report, Cayucos is under a level of severity Il for
community parks, which means that the community has between 1.0 to 2.0 acres of community
parkland per 1,000 persons where the target is 5.0 acres per 1,000. As discussed in Section 10.
Public Services, new development is charged development impact fees proportional to the
incremental demand for a particular facility needed to serve such development, including parks (the
“Quimby” fee). Although the Quimby fee will mitigate the project’s individual and cumulative impacts
on the demand for parks, it may not be used to address the existing shortfall of community park

acreage in Cayucos.

Mitigation/Conclusion. The “Quimby” fee will adequately mitigate the project's cumulative impact on
recreational facilities. No significant recreation impacts are anticipated, and no other mitigation
measures are necessary.

12. TRANSPORTATION/CIRCUL ATION Potentially Impactcan Insignificant Not

Significant & will be impact Applicable
will the project: mitigated
a) Increase vehicle trips to local or areawide [] ] X []
circulation system?
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12. TRANSPORTATION/CIRCULATION Potentially Impactcan Insignificant Not

Significant & will be Impact Applicable
Will the project: mitigated
b) Reduce existing “Level of Service” on [] [] X []
public roadway(s)?

X

¢) Create unsafe conditions on public
roadways (e.g., limited access, design
features, sight distance, slow vehicles)?

d) Provide for adequate emergency access?

OO0 O
oo O
X X

Od O

e) Conflict with an established measure of
effectiveness for the performance of the
circulation system considering all modes
of transportation (e.g. LOS, mass transit,
etc.)?

f) Conflict with an applicable congestion
management program?

0
Ll
X
[]

g) Conflict with adopted policies, plans, or
programs regarding public transit,
bicycle, or pedestrian facilities, or
otherwise decrease the performance or
safety of such facilities?

h) Result in a change in air traffic patterns
that may result in substantial safety risks? D D D IZ'

i) Other: [] |:| |:| |:]

[
[l
=
L]

Setting. The County has established the acceptable Level of Service (LOS) on roads serving urban
areas of the unincorporated county. The existing road network serving the project and surrounding
neighborhood include E Street, Cypress Glen Court and Ocean Avenue are operating at acceptable
levels. Based on existing road speeds and configuration {vertical and horizontal road curves), sight
distance is considered acceptable.

Referrals were sent to County Public Works. The project proposes to vacate a portion of Cypress
Glen Court along the project frontage. There is a recorded Road Maintenance agreement that covers
the maintenance responsibilities of Cypress Glen Court that serves four private residences. The right-
of-way was never improved or maintained by the County between D and E Streets, and portions of
the right of way have been abandoned to the adjoining properties. The project proposes to abandon
the portion of the right-of-way that abuts the project site and to add the 7,000 square feet of
abandoned right-of-way to the project site for purposes of calculating the base residential density.
Cypress Glen Court is not part of the County's road maintenance system and currently acts as a
private drive to the existing residences. Since Cypress Glen Court serves private residences and
provides no existing or future public circulation benefit, Public Works is supporting the proposed
abandonment. No other significant traffic-related concerns were identified.

Impact.

Construction Impacts. Construction related traffic will increase during the morning and afternoon peak
hours on E Street and surrounding roads serving the project site. Based on the project application
materials, it is expected that as many as 10 workers may be arriving and leaving the project site on a
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typical construction work day. The temporary increase in traffic is not expected to reduce the
currently-acceptable level of service.

Operational Impacts. Project plans show a private driveway extending south from Cypress Glen Court
providing access to the parking spaces for individual units, as well as guest parking and a turning area
for emergency vehicles.

The project is estimated to generate a net increase of about 57 trips per day (about 6 during the peak
hour) based on the Institute of Traffic Engineer's manual of 9.57 trips per residential unit. This amount
of additional traffic is not expected to result in a significant change to the existing road service levels.

The project does not conflict with adopted policies, plans and programs on transportation.

Mitigation/Conclusion. Construction of roadway improvements included in the project plans will
ensure traffic impacts remain less than significant. The recommendations of the Public Works
Department will be included as conditions of approval.

Potentially Impact can Insignificant Not
13. WASTEWATER Significant & will be Impact Applicable
Will the project: mitigated
a) Violate waste discharge requirements [] [] 4 []
or Central Coast Basin Plan criteria for
wastewater systems?
b) Change the quality of surface or ground [] [] X []
water (e.g., nitrogen-loading, day-
lighting)?
¢) Adversely affect community wastewater ] ] X ]
service provider?

d) Other: [] ] ] ]

Setting. The project will be served by Cayucos Sanitation District for wastewater collection and
disposal.

Impact. According to the 2015 Resource Summary Report, the District is currently (2014) operating
at about 41% of its allotted treatment capacity in the Morro Bay wastewater treatment plant. The
collection system is currently operating at acceptable levels.

Mitigation/Conclusion. Given that the system is currently operating at acceptable levels and that it
has the capacity to support existing commitments in addition to the proposed project, no mitigation
measures are necessary.
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Potentially Impactcan Insignificant Not
14. WATER & HYDROLOGY Significant & will be Impact Applicable
Will the project: mitigated

QUALITY I:I D IZ I:I

a) Violate any water quality standards?

b) Discharge into surface waters or otherwise [] (] ] []
alter surface water quality (e.g., turbidity,
sediment, temperature, dissolved oxygen,
efc.)?

¢) Change the quality of groundwater (e.g.,
saltwater intrusion, nitrogen-loading, etc.)?

[l
L
[
X

d) Create or contribute runoff water which would
exceed the capacity of existing or planned
stormwater drainage systems or provide
additional sources of polluted runoff?

[
X
]

e) Change rates of soil absorption, or amount or
direction of surface runoff?

X

f) Change the drainage patterns where
substantial on- or off-site sedimentation/
erosion or flooding may occur?

X

g) Involve activities within the 100-year flood 4
zone?

QUANTITY

h) Change the quantity or movement of available
surface or ground water?

X

i) Adversely affect community water service
provider?

X

J) Expose people to a risk of loss, injury or
death involving flooding (e.g., dam
failure,etc.), or inundation by seiche, tsunami
or mudfiow?

k) Other: ] ] ] ]

O o0 d O oo

I T I e N I I R
X

O 0O o 0O oOno

Setting.

WATER SUPPLY. The project is within the service area of the Morro Rock Mutual Water Company
(MRMWC). Cayucos Valley and Old Valley Basins are the primary sources of water for the three
different water purveyors (including the MRMWC, Paso Robles Beach Water Association, and County
Service Area 10 serving Cayucos with domestic water. Whale Rock Reservoir, the community’s
primary source, is within the Old Valley watershed. CSA 10 also contracts for water (25 AFY) from the
Nacimiento Water project.

The topography of the project is gently sloping  The closest creek from the proposed development
is on the western portion of the parcel . As described in the NRCS Soil Survey, the soil surface is
considered to have low erodibility.
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DRAINAGE - The following relates to the project’s drainage aspects:
Within the 100-year Flood Hazard designation? Yes
Closest creek? Little Cayucos Creel Distance? Approximately O feet
Soil drainage characteristics: Very poorly drained

Projects involving more than one acre of disturbance are subject to preparing a Storm Water Pollution
Prevention Plan (SWPPP) to minimize on-site sedimentation and erosion. When work is done in the
rainy season, the County’s Land Use Ordinance requires that temporary erosion and sedimentation
measures to be installed.

For areas where drainage is identified as a potential issue, the Land Use Ordinance (LUO Sec.
22.52.110 or CZLUO Sec. 23.05.042) includes a provision to prepare a drainage plan to minimize
potential drainage impacts. When required, this plan would need to address measures such as:
constructing on-site retention or detention basins, or installing surface water flow dissipaters. This
plan would also need to show that the increased surface runoff would have no more impacts than that
caused by historic flows.

SEDIMENTATION AND EROSION — Soil type, area of disturbance, and slopes are key aspects to
analyzing potential sedimentation and erosion issues. The project’s soil types and descriptions are
listed in the previous Agriculture section under “Setting”. As described in the NRCS Soil Survey, the
project’s soil erodibility is as follows:

Soil erodibility: Low
A sedimentation and erosion control plan is required for all construction and grading projects (LUO
Sec. 22.52.120, CZLUO Sec. 23.05.036) to minimize these impacts. When required, the plan is
prepared by a civil engineer to address both temporary and long-term sedimentation and erosion
impacts. Projects involving more than one acre of disturbance are subject to the preparation of a

Storm Water Pollution Prevention Plan (SWPPP), which focuses on controlling storm water runoff.
The Regional Water Quality Control Board is the local extension who monitors this program.

A Stormwater Control Plan and Stormwater Site Design Analysis has been prepared for the project
which provides a summary of elements incorporated into the design of the project to protect water
quality.

Impact — Water Quality/Hydrology
With regards to project impacts on water quality the following conditions apply

v Approximately 29,618 square feet of site disturbance is proposed and the movement of
approximately 2,135 cubic yards of material;

v The project will be subject to standard County requirements for drainage, sedimentation and
erosion contro! for construction and permanent use;

v The project will not be disturbing over an acre and will not be required to prepare a SWPPP;

v The project is not on highly erodible soils, nor on moderate to steep slopes;

v A small portion of the project is within a 100-year Flood Hazard designation;

v Al disturbed areas will be permanently stabilized with impermeable surfaces and landscaping;

v Parking area drainage inlets will be fitted with hydrocarbon filters;

v Bioswales will be installed as a part of the drainage plan;

v Stockpiles will be properly managed during construction to avoid material loss due to erosion;
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v The project is subject to the County's Plumbing Code (Chapter 7 of the Building and
Construction Ordinance [Title 19]), and/or the “Water Quality Control Plan, Central Coast
Basin" for its wastewater requirements, where wastewater impacts to the groundwater basin
will be less than significant;

v All hazardous materials and/or wastes will be properly stored on-site, which include secondary
containment should spills or leaks occur;

A Stormwater Control Plan and Stormwater Site Design Analysis has been prepared for the project
which provides a summary of elements incorporated into the design of the project to protect water
quality. These elements include:

s A bioretention area to treat stormwater from impermeable surfaces.
o Maintaining a 20 foot setback from Little Cayucos Creek.
* |Impervious surfaces are minimized.

Impact -- Water Quantity

Based on the project description, as shown below, a reasonable estimate of the net increased indoor
water usage would likely be about 5.1 acre feet/year (AFY):

7 residential lots with 6 additional residences: 6 x 0.85 afy = 5.1 afy
Source: “City of Santa Barbara Water Demand Factor & Conservation Study “User Guide” (Aug., 1989)

Based on the 2015 Resource Summary Report, the project’'s water source is adequate to provide for
the project's water needs. There are no known constraints to prevent the project from obtaining its
water demands.

Mitigation/Conclusion. As specified above for water quality, existing regulations and/for required
plans will adequately address surface water quality impacts during construction and permanent use of
the project. No additional measures above what are required or proposed are needed fo protect water
quality.

Based on the proposed amount of water to be use and the water source, no significant impacts from
water use are anticipated.

Page 29 of 75
@ County of San Luis Obispo, Initial Study 85 of 221 Page 28



ATTACHMENT 8

Attachment 6
15. LAND USE Inconsistent  Potentially Consistent Not
. . inconsistent Applicable
Will the project:
a) Be potentially inconsistent with land use, [] [] X []

policy/regulation (e.g., general plan
[County Land Use Element and
Ordinance], local coastal plan, specific
plan, Clean Air Plan, etc.) adopted to avoid
or mitigate for environmental effects?

b) Be potentially inconsistent with any
habitat or community conservation plan?

¢c) Be potentially inconsistent with adopted |:| |:|
agency environmental plans or policies
with jurisdiction over the project?

X
X
X

O O O

d) Be potentially incompatible with
surrounding land uses?

e) Other: [] [] [] ]

Setting/limpact. Surrounding uses are identified on Page 2 of the Initial Study. The proposed project
was reviewed for consistency with policy and/or regulatory documents relating to the environment and
appropriate land use {e.g., County Land Use Ordinance, Local Coastal Plan, etc.). Referrals were
sent to outside agencies to review for policy consistencies (e.g., Cayucos Fire Department for Fire
Code, APCD for Clean Air Plan, etc.). The project was found to be consistent with these documents
(refer also to Exhibit A on reference documents used)

The project is not within or adjacent to a Habitat Conservation Plan area. The project is consistent
with the surrounding uses (being single family residences on lots ranging in size from 2,200 to over
10,000 square feet) as summarized on page 2 of the Initial Study.

Mitigation/conclusion. No significant inconsistencies were identified and therefore no additional
measures above what will already be required was determined necessary.
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16. MANDATORY FINDINGS OF Potentially Impact can  Insignificant Not

Significant i | Appli
SIGNIFICANCE 'gnifican z ivt\i'g;?eed mpact pplicable
Will the project:

a) Have the potential to degrade the quality of the environment, substantially reduce the
habitat of a fish or wildlife species, cause a fish or wildlife population to drop below self-
sustaining levels, threaten to eliminate a plant or animal community, reduce the number
or restrict the range of a rare or endangered plant or animal or eliminate important
examples of the major periods of

California history or pre-history? |:| |:| X |:|

b) Have impacts that are individually limited, but cumulatively considerable?
(“Cumulatively considerable” means that the incremental effects of a project are
considerable when viewed in connection with the effects of past projects, the effects of
other current projects, and the effects

of probable future projects) D |:| |Z I:]

¢) Have environmental effects which will cause substantial adverse effects on human
beings, either directly or indirectly?D |:| |Z| D

For further information on CEQA or the County's environmental review process, please visit the
County's web site at “www.sloplanning.org” under “Environmental Information”, or the California
Environmental Resources Evaluation System at: hitp://www.ceres.ca.gov/topic/env_law/cega/quidelines
for information about the California Environmental Quality Act.
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Exhibit A - Initial Study References and Agency Contacts

The County Planning Department has contacted various agencies for their comments on the
proposed project. With respect to the subject application, the following have been contacted (marked
with an [XJ) and when a response was made, it is either attached or in the application file:

Contacted Agency Response

|E County Public Works Department In File™
County Environmental Health Services In File**

D County Agricultural Commissioner's Office Not Applicable
I:’ County Airport Manager Not Applicable
D Airport Land Use Commission Not Applicable
X Air Pollution Control District In File*

D County Sheriff's Department Not Applicable
|:| Regional Water Quality Control Board Not Applicable
|z CA Coastal Commission None

‘E CA Department of Fish and Wildlife None

D CA Department of Forestry (Cal Fire) Not Applicable
|:| CA Department of Transportation Not Applicable
|:| Community Services District Not Applicable
|Z Other Caycos Fire Department In File**

|:| Other Not Applicable

** “No comment” or “No concerns’-type responses are usually not attached

The following checked (“(X]") reference materials have been used in the environmental review for the
proposed project and are hereby incorporated by reference into the Initial Study. The following
information is available at the County Planning and Building Department.

B Project File for the Subject Application H Design Plan

County documents O Specific Plan

Coastal Plan Policies PJ Annual Resource Summary Report
Framework for Planning (Coastal/Inland) O Circulation Study

X General Plan {Inland/Coastal), includes all Other documents
maps/elements; more pertinent elements: Clean Air Plan/APCD Handbook
B4 Agriculture Element D] Regional Transportation Plan

Uniform Fire Code

Water Quality Control Plan (Central Coast
Basin — Region 3)

Archaeological Resources Map

Area of Critical Concerns Map

Special Biological Importance Map

X Conservation & Open Space Element
] Economic Element

X Housing Element

Noise Element

[JParks & Recreation Element/Project List
Safety Element

RXK XX

X Land Use Ordinance (Inland/Coastal) [X] CA Natural Species Diversity Database

& Building and Construction Ordinance K] Fire Hazard Severity Map

X Public Facilities Fee Ordinance [{] Flood Hazard Maps

X Real Property Division Ordinance B Natural Resources Conservation Service Soil
BJ Affordable Housing Fund Survey for SLO County

O Airport Land Use Plan GIS mapping layers (e.g., habitat, streams,
[0 Energy Wise Plan contours, etc.)

] Estero Area Plan [0 Other

and Update EIR
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In addition, the following project specific information and/or reference materials have been considered
as a part of the Initial Study:

Althouse And Meade, Inc. Biological And Environmental Services, Wildlife Assessment for Cypress
Glenn 399 E-Street Cayucos, CA, July, 2015

Althouse And Meade, Inc. Biological And Environmental Services, Biological Report for Cypress
Glenn 399 E-Street Cayucos, CA, July, 2015

Althouse And Meade, Inc. Biological And Environmental Services, Biological Report for Cypress
Glenn 399 E-Street Cayucos, CA, November, 2015

Althouse and Meade, Inc. Biological And Environmental Services, Riparian Restoration and
Landscape Enhancement Plan for Cypress Glenn 399 E-Street Cayucos, CA, January, 2016
GeoSolutions, Inc., Soils Engineering Report for 399 E Street, Catucos, September 22, 2014

Heritage Discoveries Inc., Archaeological Surface Survey at 399 E Street, Cayucos, January 6, 2015

Heritage Discoveries Inc., Phase Il Archaeological Sub-Surface Testing at 399 E Street, Cayucos,
August 21, 2015

Stormwater Control Plan Application and Stormwater Site Design Analysis, September 16, 2015
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Exhibit B - Mitigation Summary Table

Per Public Resources Code Section 21081.6, the following measures also constitute the mitigation
monitoring and/or reporting program that will reduce potentially significant impacts to less than
significant levels. These measures will become conditions of approval {COAs) should the project be
approved. The Lead Agency (County) or other Responsible Agencies, as specified in the following
measures, are responsible to verify compliance with these COAs.

Air Quality

AQ-1

AQ-2

AQ-3

During construction/ground disturbing activities, the applicant shall implement the
following particulate {dust) control measures. These measures shall be shown on the grading
and building plans. In addition, the contractor or builder shall designate a person or persons
to monitor the dust control program and to order increased watering, as necessary, to prevent
transport of dust off site. Their duties shall include holiday and weekend periods when work
may not be in progress. The name and telephone number of such persons shall be provided
to the APCD prior to commencement of construction.

a. Reduce the amount of disturbed area where possible,

b. Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne dust
from leaving the site. Reclaimed (nonpotable) water should be used whenever
possible.

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

d. All trucks hauling dirt, sand, soil, or other loose materials are to be covered or should
maintain at least two feet of freeboard {minimum vertical distance between top load
and top of trailer) in accordance with CVC Section 23114,

e. Sweep streets at the end of each day if visible soil material is carried onto adjacent
paved roads. Water sweepers with reclaimed water should be used where feasible.

f. All dirt stock-pile areas should be sprayed daily as needed.

No developmental burning is allowed unless an application is filed and a burn permit is issued
by the Air Poliution Control District (APCD). The application shall include the justification for
burning greenwaste material on the project site as well as two written estimates for chipping,
grinding, or hauling the greenwaste.

"Naturally-occurring asbestos” has been identified by the State Air Resources Board as a toxic
air contaminant. Serpentine and ultramafic rocks are very common in the state and may
contain naturally occurring asbestos. Under the State Air Resources Board Air Toxics Control
Measure (ATCM) for Construction, Grading, Quarrying, and Surface Mining Operations, prior
to construction permit issuance, a geologic investigation will be prepared and then
submitted to the county to determine the presence of naturally-occurring asbestos. If naturally
occurring asbestos is found at the site, the applicant must comply with all requirements
outlined in the Asbestos ATCM before grading begins. These requirements may include, but
are not limited to, 1) preparation of an “Asbestos Dust Mitigation Plan", which must be
approved by APCD before grading begins; 2) an "Asbestos Health and Safety Program®, as
determined necessary by APCD. If NOA is not present, an exemption request shall be filed
with the APCD. (For any questions regarding these requirements, contact the APCD at (805)
781-5912 or go to http://iwww.slocieanair.org/business/asbestos.php). Prior to final
inspection or occupancy, whichever occurs first, when naturally-occurring asbestos is
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encountered, the applicant shall provide verification from APCD that the above measures have
been incorporated into the project.

Biological Resources

BR-1 Prior to issuance of grading and/or construction permits, the applicant shall retain a

BR-2

BR-3

BR-4

biological consultant approved by the County Planning and Building Department to monitor the
implementation of the biological mitigation measures and erosion and sedimentation control
measures during grading and construction activities. The biologist shall monitor the installation
of fencing as per the approved construction plans and, at a minimum, monitor the construction
activities once per week and provide a summary report to the County Planning Department at
the close of construction activities. Construction activities shall be limited to the dry season
(April 15 through October 15).

Prior to issuance of a grading permit, the applicant shall execute and record an open space
easement for creek habitat protection, in a form approved by County Counsel and the
Executive Director of California Coastal Commission in conformance with applicable Coastal
Act regulations, for Lot 8 and the portions of Lots 6 and 7 outside the development envelope.
The open space easement shall be 14,089 square feet and include a formal legal description
and graphic depiction of subject properties including the Little Cayucos Creek Riparian Habitat
Area. Development shall be prohibited in the open space area except for:

a. Restoration, protection, and enhancement of native riparian habitat and Monarch butterfly
habitat consistent with the terms of the Final Landscape Restoration and Enhancement
Plan;

b. Public interpretive access improvements approved by a coastal development permit.

As a part of a second sheet of the tract map and included as a part of any individual
construction permit application, and included in any CC&Rs developed for the project, the
following shall apply to the areas within the open space area: no oak trees, or other visually
significant vegetation, shall be impacted or removed (removing and impacting trees for leach
lines shall be to the least extent feasible); no activities shall be allowed that could adversely
impact the sensitive vegetation, as defined in the Botanical Assessment (Althouse and Meade,
2015). Any removal of non-sensitive vegetation shall be done by hand, and by a qualified
individual that can identify and avoid those sensitive species identified in the Botanical
Assessment. Any vegetation removal shall be consistent with the procedures in the
Landscape Restoration and Enhancement Plan described below.

Little Cayucos Creek Setback. Little Cayucos Creek Setback. Other than habitat restoration
related to development, all development including but not limited to cut and fill slopes,
retaining walls, drainage features, decking, and parking areas, shall be setback a minimum
distance of 20 feet from the upland edge of little Cayucos Creek riparian vegetation. Solid
wood or rail fencing is permitted as follows: 6-foot high solid wood fence along the Cypress
Glen frontage of Lot 7 a distance not to exceed 25- feet from the rear of the new residence on
Lot 7; a solid 6-foot high solid wood fence between Lots 6 and 7 no further than 25-feet from
the rear of the new residence on Lot 7; a 42-inch high rail fence with wire mesh along the rear
on Lots 6 and 7, and along the southwest property line of Lot 6; and a 6-foot high solid wood
fence on the southwest property line of Lot 6, extending no further than 10-feet from the rear
of the new residence on Lot 6. Development of rear yards on lots 6 and 7 will be consistent
with the Riparian Restoration and Landscape Enhancement Plan and will include only
landscaping compatible with the adjacent riparian area such as native plants.
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Prior to issuance of grading and/or construction permit(s), the applicant shall submit a
landscaping plan including native, drought and fire resistant species that are compatible with
the habitat values of the surrounding habitat and compliant with the Landscape Restoration
and Enhancement Plan (LREP). Landscaped areas within the Approved Development
Envelope shall consist only of native plants of local origin that are non-invasive. No plant
species listed as problematic and/or invasive by the California Native Plant Society, the
California Invasive Plant Council, or as may be so identified from time to time by the State of
California, and no plant species listed as a 'noxious weed' by the State of California or the U.S.
Federal Government shall be planted or allowed to naturalize or persist on the property except
for existing eucalyptus trees associated with the Monarch butterfly habitat.

Prior to issuance of grading and/or construction permit(s), the applicant shall submit the
Landscape Restoration and Enhancement Plan (LREP) to the Department of Planning and
Building for review and approval. The LREP shall provide for riparian corridor landscape
restoration and enhancement in the Little Cayucos Creek Riparian Habitat Area, with the goal
of enhancing and restoring this area to self-sustaining and high resource value natural habitat
state. The LREP shall be prepared by a qualified restoration ecologist, and shall incorporate
specific conditions of the site (including soil, exposure, temperature, moisture, wind, etc), as
well as restoration and enhancement goais. At a minimum, the plan shall provide for the
following:

a. A baseline assessment, including photographs, of the current physical and ecological
condition of the restoration and enhancement area;

b. A description of the goals and measurable success criteria of the plan, including, at a
minimum, the requirement that success be determined after a period of at least three
years wherein the site has been subject to no remediation or maintenance activities other
than weeding, and this condition be maintained in perpetuity.

c. Removal of invasive and non-native plant species;

d. Planting of native species of local stock appropriate to the Little Cayucos Creek riparian
corridor, including provision of fall and winter-flowering nectar sources for Monarch
butterflies at appropriate locations. Non-native and/or invasive plant species shall be
prohibited;

e. Monitoring and maintenance provisions including a schedule of the proposed monitoring
and maintenance activities to ensure that success criteria are achieved;

f. Provision of submission of annual reports of monitoring results to the Department of
Planning and Building, beginning the first year after completion of the restoration effort and
concluding once success criteria have been achieved. Each report shall document the
condition of the site area with photographs taken from the same fixed points in the same
directions, shall describe the progress towards reaching the success criteria of the plan,
and shall make recommendations (if any) on changes necessary to achieve success.

BR-7 Within one week of ground disturbance or tree removal/trimming activities, if work occurs

between March 15 and August 15, nesting bird surveys shall be conducted. To avoid impacts
to nesting birds, grading and construction activities that affect trees and grasslands shall not
be conducted during the breeding season from March 1 to August 3 1. If construction activities
must be conducted during this period, nesting bird surveys shall take place within one week of
habitat disturbance. if surveys do not locate nesting birds, construction activities may be
conducted. If nesting birds are located, no construction activities shall occur within 100 feet of
nests until chicks are fledged. Construction activities shall observe a 300-foot buffer for active
raptor nests. Buffers may be reduced if a qualified ornithologist determines that project
activities will not affect the nesting birds. A preconstruction survey report shall be submitted to
the lead agency immediately upon completion of the survey. The report shall detail appropriate
fencing or flagging of the buffer zone and make recommendations on additional monitoring
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requirerqents. A map of the Project site and nest locations shall be included with the report.
:l'he Project biologist conducting the nesting survey shall have the authority to reduce or
increase the recommended buffer depending upon site conditions.

Prior to ground disturbance, a focused preconstruction survey for legless lizards shail be
conducted in proposed work areas immediately prior to ground-breaking activities that would
affect potentially suitable habitat, as determined by the project biologist. The preconstruction
survey shall be conducted by a qualified biologist familiar with legless lizard ecology and
survey methods, and with approval from California Department of Fish and Wildlife to relocate
legless lizards out of harm’s way. The scope of the survey shall be determined by a qualified
biclogist and shall be sufficient to determine presence or absence in the project areas. If the
focused survey results are negative, a letter report shall be submitted to the County, and no
further action shall be required. If legless lizards are found to be present in the proposed work
areas the following steps shall be taken:

a. Legless lizards shall be captured by hand by the project biologist and relocated to an
appropriate location well outside the project areas.

b. Construction monitoring shall be required for all new ground-breaking activities located
within legless lizard habitat. Construction monitors shall capture and relocate legless
lizards as specified above.

Prior to construction, occupied nests of special status bird species shall be mapped using
GPS or survey equipment. Work shall not be allowed within a 100 foot buffer for songbirds and
300 for nesting raptors while the nest is in use. The buffer zone shall be delineated on the
ground with orange construction fencing where it overlaps work areas.

BR-10 Prior to construction, occupied nests of special status bird species that are within 100 feet of

BR-11

project work areas shali be monitored at least every two weeks through the nesting season to
document nest success and check for project compliance with buffer zones. Once burrows or
nests are deemed inactive and/or chicks have fledged and are no longer dependent on the
nest, work may commence in these areas.

Prior to removal of any trees over 20 inches DBH, a survey shall be conducted by a
qualified biologist to determine if any of the trees proposed for removal or trimming, or if any
structures proposed for removal harbor sensitive bat species or maternal bat colonies. If a
non-maternal roost is found, the qualified bioclogist, with prior approval from California
Department of Fish and Game, will install one-way valves or other appropriate passive
relocation method. For each occupied roost removed, one bat box shall be installed in similar
habitat and should have similar cavity or crevices properties to those which are removed,
including access, ventilation, dimensions, height above ground, and thermal conditions.
Maternal bat colonies may not be disturbed.

BR-12 At the time of application for subdivision improvement plans, grading permits, and

construction permits, the applicant shall clearly show on the project plans the type, size, and
location of all trees to be removed as part of the project and all remaining trees within 50 feet
of construction activities. The project plans shall also show the type and location of tree
protection measures to be employed. All trees to remain on-site that are within fifty feet of
construction or grading activities shall be marked for protection (e.g., with flagging) and their
root zone protected with orange construction fencing prior to any grading. The outer edge of
the tree root zone is 1-1/2 times the distance from the trunk to the drip line of the tree.
Grading, utility trenching, compaction of soil, or placement of fill shall be avoided within these
fenced areas. If grading in the root zone cannot be avoided, retaining walls shall be

Page 37 of 75

@ County of San Luis Obispo, Initial Study 93 of 221 ExB-4



ATTACHMENT 8
Attachment 6

constructed to minimize cut and fill impacts. Care shall be taken to avoid surface roots within
the top 18 inches of soil. If any roots must be removed or exposed, they shall be cleanly cut
and not left exposed above the ground surface.

BR-13 Upon submittal of tract improvement plans, all measures provided in the Mitigation
Monitoring and Reporting Plan shall be shown on applicable plans relating to restoration of
sensitive plants impacted. Should any measures conflict with conditions of approval,
conditions of approval shall be considered superior. These measures shall be completed
prior to recordation of final map.

Cultural Resources

CR-1 If unanticipated palecntological or cultural resources are encountered during construction, all
work must halt within 50 feet until the finding has been evaluated by a San Luis Obispo
County approved paleontologist or archeologist (depending on the nature of the discovery).

Geology and Soils

GEO-1 Prior to issuance of construction and/or grading permits, the applicant shall submit a
complete drainage, erosion, and sedimentation control plan for review and approval, by the
Public Works Department, in accordance with Section 23.05.040 through 23.05.050 of the
Coastal Zone Land Use Ordinance. The plan shall use sediment control measures to protect
Little Cayucos Creek. Installation of erosion and sedimentation control devices shall be
installed around the perimeter of the construction zone. No flows shall be directed to Cayucos
Creek without NPDES permit. The plan shall inciude the following:

a. Implementation of Best Management Practices during Construction. The Plan shall
identify the types and location of the measures that will be implemented during
construction to prevent erosion, sedimentation, and the discharge of pollutants in the Little
Cayucos Creek during construction. These measures shall be designed in accordance to
the California Storm Water Best Management Practices Handbook and the San Luis
Obispo County Resources Conservation District, as such:

i. Limit the extent of land disturbance to the minimum amount necessary to construct
the project;

ii. Designate areas for the staging of construction equipment and materials, including
receptacles and temporary stockpiles of graded materials, which must be covered on
a daily basis;

iii. Provide installation of silt fences, temporary detention basins, and/or other controls to
intercept, filter, and remove sediments contained in the runoff from construction,
staging, and storage/stockpiled areas;

iv. Provide hydro seeding (with native plants) of disturbed areas immediately upon
conclusion of construction activities;

v. Good construction measures such as the use of dry cleanup measures whenever
possible, collecting and filtering cleanup water when dry cleanup methods are not
feasible, cleaning and refueling construction equipment at designated off site
maintenance areas, and immediate cleanup of any leaks or spills.

b. Permanent Drainage and Erosion Control Plan. The Plan shall include and clearly
identify all permanent measures to control and direct all site runoff and a drainage system
designed to collect all on-site drainage (in gutters, pipers, drainage ditches, swales, etc.)
for use in on-site irrigation, infiltrations, and/or habitat enhancement, and/or directed to off-
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site storm drain systems. The Plan shall be prepared by a licensed engineer and
incorporate structure and non-structural Best Management Practices (BMPs) designed to
control the volume, velocity, and pollutant load of stormwater and other run-off associated
with the development. The Plan shall include required calculations and documentations for
all BMPs proposed and shall, at the minimum provide for:

i. Drainage system designed to filter and treat the volume of runoff produced from
irrigation and storm event up to and including the as" percentile 24-hour runoff event
for volume-based BMPs and/or the 85th percentile, 1 hour runoff event (with an
appropriate safety factor) for flow-based BMPs , prior to its use for on-site infiltration,
landscape irrigation, habitat enhancement, and/or discharge offsite. All filtering and
treating mechanism shall be clearly identified, and supporting technical information
shall be provided.

ii. Runoff from the roofs, driveways, parking lots, and other impervious surfaces
shall be collected and directed into pervious areas on the site for infiltration to
the maximum extent practicable in a non-erosive manner, prior to being
conveyed off-site;

iii. Post-development peak runoff rates and volumes shall be maintained at levels
similar to, or less than, pre-development conditions;

iv. All runoff shall be directed away from the creek/riparian habitat area unless
proven appropriate for habitat enhancement process;

v. All drainage system elements shall be permanently operated and maintained.

GEO-2At the time of application for grading and/or construction permit(s), the applicant shall
show the limits of the 100 year floodway on the site plan and all development located outside
of the floodway and submit to Public Works for approval.

GEOQ-3Prior to initiation of tract improvements, the applicant shall prepare a Storm Water
Pollution Prevention Plan (SWPPP). As applicable, all construction-related protection
measures specified in the SWPPP shall be installed prior to work beginning.

GEOQ-4All disturbed areas shall be restored as soon as possible. If the area is within close proximity
of a sensitive habitat, a compatible native seed mix shall be used to revegetate the restored
area {see following list). The same revegetation treatment shall apply for any areas to be left
undisturbed for more than 30 days.
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January 26, 2016

DEVELOPER'S STATEMENT FOR CAMPBELL-SHEPPARD/DAN LLOYD
TENTATIVE TRACT MAP AND DEVELOPMENT PLAN
ED15-023/SUB2015-00001

The applicant agrees to incorporate the following measures into the project. These
measures become a part of the project description and therefore become a part of the
record of action upon which the environmental determination is based. All development
activity must occur in strict compliance with the following mitigation measures. These
measures shall be perpetual and run with the land. These measures are binding on all
successors in interest of the subject property.

Note: The items contained in the boxes labeled "Monitoring” describe the County
procedures to be used to ensure compliance with the mitigation measures.

The following mitigation measures address impacts that may occur as a result of the
development of the project.

Air Quality

AQ-1 During construction/ground disturbing activities, the applicant shall
implement the following particuiate (dust) control measures. These measures
shall be shown on the grading and building plans. In addition, the contractor or
builder shall designate a person or persons to monitor the dust control program
and to order increased watering, as necessary, to prevent transport of dust off
site. Their duties shall include holiday and weekend periods when work may not
be in progress. The name and telephone number of such persons shall be
provided to the APCD prior to commencement of construction.

a. Reduce the amount of disturbed area where possible,

b. Use of water trucks or sprinkler systems in sufficient quantities to prevent
airborne dust from leaving the site. Reclaimed (nonpotable) water should
be used whenever possible.

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

d. All trucks hauling dirt, sand, soil, or other loose materials are to be
covered or should maintain at least two feet of freeboard (minimum
vertical distance between top load and top of trailer) in accordance with
CVC Section 23114.

e. Sweep streets at the end of each day if visible soil material is carried onto
adjacent paved roads. Water sweepers with reclaimed water should be
used where feasible.

f. All dirt stock-pile areas should be sprayed daily as needed.

AQ-2 No developmental burning is allowed unless an application is filed and a bumn
permit is issued by the Air Pollution Contro! District (APCD). The application
Page 1 of 8
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shall include the justification for burning greenwaste material on the project site
as well as two written estimates for chipping, grinding, or hauling the greenwaste.

"Naturally-occurring asbestos" has been identified by the State Air Resources
Board as a toxic air contaminant. Serpentine and uliramafic rocks are very
common in the state and may contain naturally occurring asbestos. Under the
State Air Resources Board Air Toxics Control Measure (ATCM) for Construction,
Grading, Quarrying, and Surface Mining Operations, prior to construction
permit issuance, a geologic investigation will be prepared and then submitted to
the county to determine the presence of naturally-occurring asbestos. If naturally
occurring asbestos is found at the site, the applicant must comply with all
requirements outlined in the Asbestos ATCM before grading begins. These
requirements may include, but are not limited to, 1) preparation of an "Asbestos
Dust Mitigation Pian", which must be approved by APCD before grading begins;
2) an "Asbestos Health and Safety Program”, as determined necessary by
APCD. If NOA is not present, an exemption request shall be filed with the APCD.
(For any questions regarding these requirements, contact the APCD at {805)
781-5912 or go to hitp://www slocieanair.org/business/asbestos.php). Prior to
final inspection or occupancy, whichever occurs first, when naturally-
occurring asbestos is encountered, the applicant shall provide verification from
APCD that the above measures have been incorporated into the project.

Monitoring: Required at the time of application for construction permits.
Compliance will be verified by the Air Pollution Control District and County
Department of Planning and Building.

Biological Resources

BR-1 Prior to issuance of grading and/or construction permits, the applicant shall retain

BR-2

a biological consultant approved by the County Planning and Building
Department to monitor the implementation of the biological mitigation measures
and erosion and sedimentation control measures during grading and construction
activities. The biologist shall monitor the installation of fencing as per the
approved construction plans and, at a minimum, monitor the construction
activities once per week and provide a summary report to the County Planning
Department at the close of construction activities. Construction activities shall be
limited to the dry season (April 15 through October 15).

Prior to issuance of a grading permit, the applicant shall execute and record an
open space easement for creek habitat protection, in a form approved by County
Counsel and the Executive Director of California Coastal Commission in
conformance with applicable Coastal Act regulations, for Lot 8 and the portions of
Lots 6 and 7 outside the development envelope. The open space easement shall
be 14,089 square feet and include a formal legal description and graphic
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depiction of subject properties including the Little Cayucos Creek Riparian
Habitat Area. Development shall be prohibited in the open space area except for:

a. Restoration, protection, and enhancement of native riparian habitat and
Monarch butterfly habitat consistent with the terms of the Final Landscape
Restoration and Enhancement Plan;

b. Public interpretive access improvements approved by a coastal
development permit.

As a part of a second sheet of the tract map and included as a part of any
individual construction permit application, and included in any CC&Rs developed
for the project, the following shall apply to the areas within the open space area:
no oak trees, or other visually significant vegetation, shall be impacted or
removed (removing and impacting trees for leach lines shall be to the least extent
feasible); no activities shall be allowed that could adversely impact the sensitive
vegetation, as defined in the Botanical Assessment (Althouse and Meade, 2015).
Any removal of non-sensitive vegetation shall be done by hand, and by a
qualified individual that can identify and avoid those sensitive species identified in
the Botanical Assessment. Any vegetation removal shall be consistent with the
procedures in the Landscape Restoration and Enhancement Plan described
below.

Little Cayucos Creek Setback. Other than habitat restoration related to
development, all development including but not limited to cut and fill slopes,
retaining walls, drainage features, decking, and parking areas, shall be setback a
minimum distance of 20 feet from the upland edge of little Cayucos Creek
riparian vegetation. Solid wood or rail fencing is permitted as follows: 6-foot high
solid wood fence along the Cypress Glen frontage of Lot 7 a distance not to
exceed 25- feet from the rear of the new residence on Lot 7; a solid 6-foot high
solid wood fence between Lots 6 and 7 no further than 25-feet from the rear of
the new residence on Lot 7; a 42-inch high rail fence with wire mesh along the
rear on Lots 6 and 7, and along the southwest property line of Lot 6; and a 6-foot
high solid wood fence on the southwest property line of Lot 6, extending no
further than 10-feet from the rear of the new residence on Lot 6. Development of
rear yards on lots 6 and 7 will be consistent with the Riparian Restoration and
Landscape Enhancement Plan and will include only landscaping compatible with
the adjacent riparian area such as native plants.

Prior to issuance of grading and/or construction permit(s), the applicant shall
submit a landscaping plan including native, drought and fire resistant species that
are compatible with the habitat values of the surrounding habitat and compliant
with the Landscape Restoration and Enhancement Plan (LREP). Landscaped
areas within the Approved Development Envelope shall consist only of native
plants of local origin that are non-invasive. No plant species listed as problematic
and/or invasive by the California Native Plant Society, the California Invasive
Plant Council, or as may be so identified from time to time by the State of
California, and no piant species listed as a ‘noxious weed' by the State of
California or the U.S. Federal Government shall be planted or allowed to

Page 3 of 8

Page 42 of 75
98 of 221



BR-6

ATTACHMENT 8
Attachment 6

naturalize or persist on the property except for existing eucalyptus trees
associated with the Monarch butterfly habitat.

Prior to issuance of grading and/or construction permit(s), the applicant shall
submit the Landscape Restoration and Enhancement Plan (LREP) to the
Department of Planning and Building for review and approval. The LREP shall
provide for riparian corridor landscape restoration and enhancement in the Little
Cayucos Creek Riparian Habitat Area, with the goal of enhancing and restoring
this area to self-sustaining and high resource value natural habitat state. The
LREP shall be prepared by a qualified restoration ecologist, and shall incorporate
specific conditions of the site (including soil, exposure, temperature, moisture,
wind, etc), as well as restoration and enhancement goals. At a minimum, the plan
shall provide for the following:

a. A baseline assessment, including photographs, of the current physical and
ecological condition of the restoration and enhancement area;
b. A description of the goals and measurable success criteria of the plan,

including, at a minimum, the requirement that success be determined after

a period of at least three years wherein the site has been subject to no

remediation or maintenance activities other than weeding, and this

condition be maintained in perpetuity.

Removal of invasive and non-native plant species;

Planting of native species of local stock appropriate to the Little Cayucos

Creek riparian corridor, including provision of fall and winter-flowering

nectar sources for Monarch butterflies at appropriate locations. Non-native

and/or invasive plant species shall be prohibited;

e. Monitoring and maintenance provisions including a schedule of the
proposed monitoring and maintenance activities to ensure that success
criteria are achieved;

f. Provision of submission of annual reports of monitoring results to the
Department of Planning and Building, beginning the first year after
completion of the restoration effort and concluding once success criteria
have been achieved. Each report shall document the condition of the site
area with photographs taken from the same fixed points in the same
directions, shall describe the progress towards reaching the success
criteria of the plan, and shall make recommendations (if any) on changes
necessary to achieve success.

oo

BR-7 Within one week of ground disturbance or tree removal/trimming activities, if work

occurs between March 15 and August 15, nesting bird surveys shall be
conducted. To avoid impacts to nesting birds, grading and construction activities
that affect trees and grasslands shall not be conducted during the breeding
season from March 1 to August 3 1. If construction activities must be conducted
during this period, nesting bird surveys shall take place within one week of
habitat disturbance. If surveys do not locate nesting birds, construction activities
may be conducted. If nesting birds are located, no construction activities shall
occur within 100 feet of nests until chicks are fledged. Construction activities
shall observe a 300-foot buffer for active raptor nests. Buffers may be reduced if
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a qualified omithologist determines that project activities will not affect the
nesting birds. A preconstruction survey report shall be submitted to the lead
agency immediately upon completion of the survey. The report shall detail
appropriate fencing or flagging of the buffer zone and make recommendations on
additional monitoring requirements. A map of the Project site and nest locations
shall be included with the report. The Project biologist conducting the nesting
survey shall have the authority to reduce or increase the recommended buffer
depending upon site conditions.

Prior to ground disturbance, a focused preconstruction survey for legless lizards
shall be conducted in proposed work areas immediately prior to ground-breaking
activities that would affect potentially suitable habitat, as determined by the
project biologist. The preconstruction survey shall be conducted by a qualified
biologist familiar with legless lizard ecology and survey methods, and with
approval from California Department of Fish and Wildlife to relocate legless
lizards out of harm’s way. The scope of the survey shall be determined by a
qualified biologist and shall be sufficient to determine presence or absence in the
project areas. If the focused survey results are negative, a letter report shall be
submitted to the County, and no further action shall be required. If legless lizards
are found to be present in the proposed work areas the following steps shall be
taken:

a. Legless lizards shall be captured by hand by the project biologist and
relocated to an appropriate location well outside the project areas.

b. Construction monitoring shall be required for all new ground-breaking
activities located within legless lizard habitat. Construction monitors shall
capture and relocate legless lizards as specified above.

Prior to construction, occupied nests of special status bird species shall be
mapped using GPS or survey equipment. Work shall not be allowed within a 100
foot buffer for songbirds and 300 for nesting raptors while the nest is in use. The
buffer zone shall be delineated on the ground with orange construction fencing
where it overlaps work areas.

BR-10 Prior to construction, occupied nests of special status bird species that are within

100 feet of project work areas shall be monitored at least every two weeks
through the nesting season to document nest success and check for project
compliance with buffer zones. Once burrows or nests are deemed inactive and/or
chicks have fledged and are no longer dependent on the nest, work may
commence in these areas.

BR-11 Prior to removal of any trees over 20 inches DBH, a survey shall be conducted

by a qualified biologist to determine if any of the trees proposed for removal or
trimming, or if any structures proposed for removal harbor sensitive bat species
or maternal bat colonies. If a non-maternal roost is found, the qualified biologist,
with prior approval from California Department of Fish and Game, will install one-
way valves or other appropriate passive relocation method. For each occupied
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roost removed, one bat box shall be installed in similar habitat and should have
simifar cavity or crevices properties to those which are removed, including
access, ventilation, dimensions, height above ground, and thermal conditions.
Maternal bat colonies may not be disturbed.

BR-12 At the time of application for subdivision improvement plans, grading permits,
and construction permits, the applicant shall clearly show on the project plans the
type, size, and location of all trees to be removed as part of the project and all
remaining trees within 50 feet of construction activities. The project plans shall
also show the type and location of tree protection measures to be employed. All
trees to remain on-site that are within fifty feet of construction or grading activities
shall be marked for protection (e.g., with flagging) and their root zone protected
with orange construction fencing prior to any grading. The outer edge of the tree
root zone is 1-1/2 times the distance from the trunk to the drip line of the tree.
Grading, utility trenching, compaction of soil, or placement of fill shall be avoided
within these fenced areas. If grading in the root zone cannot be avoided,
retaining walls shali be constructed to minimize cut and fill impacts. Care shall
be taken to avoid surface roots within the top 18 inches of soil. [f any roots must
be removed or exposed, they shall be cleanly cut and not left exposed above the
ground surface.

BR-13Upon submittal of tract improvement plans, all measures provided in the
Mitigation Monitoring and Reporting Plan shall be shown on applicable plans
relating to restoration of sensitive plants impacted. Should any measures conflict
with conditions of approval, conditions of approval shall be considered superior.
These measures shall be completed prior to recordation of final map.

Monitoring: Required at the time of application for construction permits.
Compliance will be verified by the County Department of Planning and
Building.

Cultural Resources

CR-1 If unanticipated paleontological or cultural resources are encountered during
construction, all work must halt within 50 feet until the finding has been evaluated
by a San Luis Obispo County approved paleontologist or archeologist (depending
on the nature of the discovery).

Monitoring: Required during grading and construction activities. Compliance
will be verified by the County Department of Planning and Building.

Geology and Soils

GEO-1 Prior to issuance of construction and/or grading permits, the applicant shall
submit a complete drainage, erosion, and sedimentation control plan for review
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and approval, by the Public Works Department, in accordance with Section
23.05.040 thrpugh 23.05.050 of the Coastal Zone Land Use Ordinance. The plan
shall use sediment control measures to protect Little Cayucos Creek. Installation

of

erosion and sedimentation control devices shall be installed around the

pgrimeter of the construction zone. No flows shail be directed to Cayucos Creek
without NPDES permit. The plan shall include the following:

b.

Implementation of Best Management Practices during Construction. The
Plan shall identify the types and location of the measures that will be
implemented during construction to prevent erosion, sedimentation, and the
discharge of pollutants in the Little Cayucos Creek during construction. These
measures shall be designed in accordance to the California Storm Water Best
Management Practices Handbook and the San Luis Obispo County
Resources Conservation District, as such:

Limit the extent of land disturbance to the minimum amount necessary to

construct the project;

Designate areas for the staging of construction equipment and materials,

including receptacles and temporary stockpiles of graded materials, which

must be covered on a daily basis;

Provide installation of silt fences, temporary detention basins, and/or other

controls to intercept, filter, and remove sediments contained in the runoff

from construction, staging, and storage/stockpiled areas;

Provide hydro seeding (with native plants) of disturbed areas immediately

upon conclusion of construction activities;

Good construction measures such as the use of dry cleanup measures

whenever possible, collecting and filtering cleanup water when dry

cleanup methods are not feasible, cleaning and refueling construction

equipment at designated off site maintenance areas, and immediate

cleanup of any leaks or spills.

Permanent Drainage and Erosion Control Plan. The Plan shall include and
clearly identify all permanent measures to control and direct all site runoff and
a drainage system designed to collect all on-site drainage (in gutters, pipers,
drainage ditches, swales, etc.) for use in on-site irrigation, infiltrations, and/or
habitat enhancement, and/or directed to off-site storm drain systems. The
Plan shall be prepared by a licensed engineer and incorporate structure and
non-structural Best Management Practices (BMPs) designed to control the
volume, velocity, and pollutant load of stormwater and other run-off
associated with the development. The Plan shall include required calculations
and documentations for all BMPs proposed and shall, at the minimum provide
for:

i. Drainage system designed to filter and treat the volume of runoff produced
from irrigation and storm event up to and including the as" percentile 24-
hour runoff event for volume-based BMPs and/or the 85th percentile, 1
hour runoff event (with an appropriate safety factor) for flow-based BMPs ,
prior to its use for on-site infiltration, landscape irrigation, habitat
enhancement, and/or discharge offsite. All filtering and treating
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mechanism shall be clearly identified, and supporting technical information
shall be provided.

ii.  Runoff from the roofs, driveways, parking lots, and other impervious
surfaces shall be collected and directed into pervious areas on the site for
infiltration to the maximum extent practicable in a non-erosive manner,
prior to being conveyed off-site;

lii.  Post-development peak runoff rates and volumes shall be maintained at

ievels similar to, or less than, pre-development conditions;
iv.  All runoff shall be directed away from the creek/riparian habitat area
unless proven appropriate for habitat enhancement process;

v.  All drainage system elements shall be permanently operated and

maintained.

GEO-2 At the time of application for grading and/or construction permit(s), the
applicant shall show the limits of the 100 year floodway on the site plan and all
development tocated outside of the floodway and submit to Public Works for
approval.

GEOQO-3 Prior to initiation of tract improvements, the applicant shal! prepare a Storm
Water Pollution Prevention Plan (SWPPP). As applicable, all construction-
related protection measures specified in the SWPPP shall be installed prior to
work beginning.

GEO-4 All disturbed areas shall be restored as soon as possible. If the area is within
close proximity of a sensitive habitat, a compatible native seed mix shall be used
to revegetate the restored area (see following list). The same revegetation
treatment shail apply for any areas to be left undisturbed for more than 30 days.

Monitoring: Required during grading and construction activities. Compliance
will be verified by the County Department of Planning and Building.

The applicant understands that any changes made to the project description
subsequent to this environmentai determination must be reviewed by the Environmental
Coordinator and may require a new environmental determination for the project. By
signing this agreement, the owner(s) agrees to and accepts the incorporation of the
above measures into the proposed project description.

<7 s fZ@ﬁ ¥ /-27-/6
Signature of @wner(s) Date

/ E" c ~

Name (Print)
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Public Health Department

Jeft Hamm Penny Borenstein. M.D.. M.P.H. Pul . ealth
Health Agency Director Health Officer vr-ven=]'}EnE- Protees

July 2, 2015

Landsite Incorporated
P.O.Box 378
Cayucos, CA 93430-0378

Attn: Dan Lloyd
Re: Tentative Map Tract 3074 (8 lots)
APN: 064-034-007, 399 E. Street Cayucos

Water Suppl

This office is in receipt of a preliminary evidence of water (Notification of Eligibility fo Receive a Walter
Will Serve Letter) from the Morro Rock Mutuat Water Co, Inc. {dated July 1, 2015) to provide water to the
above referenced praject.

Be advised that a final “will serve” letter from the water company shall be obtained and submilted to this
office for review and approvail stating there are operable water facilities immediately available for
connection to each of the parcels created prior to recordation of the final map. Water main exlensions
and related facilities may be bonded for, subjecl to the approval of County Public Works and
Environmental Health Services. This bond must be reviewed and approved by County Public Works prior
to recordation of the map.

Wastewater Disposal

This office is in receipt of a conditional Sewer Intent to Serve from the Cayucos Sanitary District{dated
May 6, 2015) to provide wastewater service to the above referenced project.

Be advised that a final “will serve” letter from the waste water company shall be obtained and submitted
to this office for review and approval stating there are operable sewer facilities immediately available for
connection to each of the parcels created prior to recordation of the final map. Sewer main extensions
and related facilities may be bonded for, subject to the approval of County Public Works and
Environmental Health Services. This bond must be reviewed and approved by County Public Works prior
to recordation of the map.

Tentative Map.Jract 3074 is approved for Health Agency subdivision map processing.

LESLIE A TERRY, RE.H.S.
Environmental Health Specialist
Land Use Section

c: Morro Rock Mutual
Cayucos Sanitary District .
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SAN Luis OsisPQ COUNTY

DEPARTMENT OF PLANNING AND BUILDING

THIS IS A NEW PROJECT REFERRAL
DATE:  7/9/2015

TO: fﬂ//(/CO.S—F"r’ PN7L1"5‘7§0’1 DA ffcj\

FROM. James Caruso (B05-781-5702 or jearuso@co.slo.ca.us)
Coastal Team / Development Review

PROJECT DESCRIPTION: SUB2015-00001 TR3074 CAMPBELL-SHEPPA ~ Proposed tract
map for an eight-lot single family detached subdivision (planned unit development). Site location is
399 E St, Cayucos. APN: 064-034-007

Return this letter with your comments altached no later than: 14 days from receipt of this referral.
CACs please respond within 60 days. Thank you.

PART 1 - IS THE ATTACHED INFORMATION ADEQUATE TO COMPLETE YOUR REVIEW?
YES (Please go on to PART Il.)
O NO {Call me ASAP to discuss what else you need. We have only 10 days in which
we must obtain comments from outside agencies.)

PART Il - ARE THERE SIGNIFICANT CONCERNS, PROBLEMS OR IMPACTS IN YOUR AREA OF

REVIEW?
Q YES (Please describe impacts, along with recommended mitigation measures to
reduce the impacts to less-than-significant levels, and attach to this letter)
NO (Please go on to PART Ill)

PART Il - INDICATE YOUR RECOMMENDATION FOR FINAL ACTION.

Please attach any conditions of approval you recommend to be incorporated into the project's
approval, or state reasons for recommending denial.

IF YOU HAVE "NO COMMENT." PLEASE SO INDICATE, OR CALL.

See altd e l‘/?/m ars v g ' Ke comwr%o/:rfé‘dfrd"

z /// 3 Doty Botly  S95=9253720

Date Name Phone

COUNTY GOVERNMENT CENTER _» SAN LUIS OBISPO « CALIFORNIA 93408 « (805)781-5600
EMAIL: planning @co.slo.ca.us « fax: (80?)35@4-@ gft#s  WEBSITE: hup:/ fwww.sloplanning.org
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r~—  ___ SAN LUIS OBISPO COUNTY DEPARTMENT OF BUILDING AND PLANNING
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ATTACHMENT 8
Attachment 7

Hello James,
I got a blue hearing card in the mail. File # SB2015-00001

I live adjacent to these 4 lots across "Little Cayucos Creek". North of the site. So I was
concerned what was to be built on these 4 lots. I consulted the neighbors and they gave
me the plan for 7 condos on the 4 lots. In which does not fit the neighborhood at all.

I would like to present this MAP I made and present it to the hearing on March 24th. Or
present it to you now ? I do not know the procedure?

I did some checking and came up with my calculations, the proposed map is off
measurement.

See attachment, the green part is the original 4 lots on top of the proposed
development. The 4 lots are 50' x 150' that make a square 150' x 150' Lots #9, 13,
14, 15. The north side of the lot#9 is in the middle of Little Cayucos Creek, as you can
see in the drawing. When I built a single family home on lots 7 and 8, you were to be
20' from the bank of the creek.Is this the same ordinance for building today? The
building must be 20' from the bank or edge of the riparian growth? Also the plan it
161.5' (11.5" over the lot line of 150")

Also what upsets me is, that approx. one year ago, a tree trimming company came to
these lots and started chipping willow trees near the creek's edge at 4:30PM. I thought
at the time, boy these guys are getting a late start. Well the brush grinding continued to
about 8:00 PM, it started to get dark about 1/2 hour they started, they kept trimming
the willows until about 8PM. I remember eating dinner hearing this racket. Working with
lamps to see what they were doing. Very odd. My wife, me and 2 daughters heard it all.

The next day I saw a few stakes in the creek with floursent orange ribbons that got my
attention and a clear view all the way through to E Street. One stake was in the center
of the creek. This is the correct location for the edge of the lot line, as to the surveyor
we hired back in 2007.

I learned the same builder built the 3 condos just east of the proposed condo project, lot
#23, 26, 27 All 3 decks are right at the edge of the creek and when it floods the water
laps against their decks at times. The creek is slowly filling in and runs underground
most of the year, except winter rains. A long time neighbor, Jack Vaughn who has lived
on D Street for 30 years, said they cut all the willows out before they built the 3 condos
this builder did 10 years ago.

I rather see single family homes on these 4 lots. One home on the corner Merle Molinari
built in the 60's a nice home that the relatives rent now. That home will be scraped.
such a shame. Here I felt guilty building one home on 2 lots, Lot 8 is 100% creek bed
and riparian grown for the birds and butterflies, the green area gives us oxygen to
breathe. It would be a shame to see these lots turn into 7 condos and 14 cars, no yards,
no free space. Also the builder will not live here to endure the close neighbors, all for the
$$$$ and no feelings at all for the neighbors here already.

Thanks for your time reading this letter. Thank you. I have never done a protest on a
building, in my life (57)

Sincerely,
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Attachment 7
Mr. Andrew 7 Martha Batty
396 D Street
Cayucos, CA 93430
(805) 995-4809.
Residence of Cayucos since 1979.
Hydrogen Garage
HydrogenTrucker
97 Ash Ave. #554
Cayucos, California « 93430 « USA
(805) 995-4809 « (805) 900-5295
(805) 801-2252 « PST (M-F) 9 to 5
Page 2 of 20

133 of 221



ATTACHMENT 8

Attachment 7

Cen 'ter'?;o-f Little Cayucos

Neighboring Bulldin
(Appgx. 445:30% 9

161.50 (EXTRA 11.6") o

Page 3 of 20
134 of 221



ATTACHMENT 8
Attachment 7

February 27, 2016

James Caruso

County of San Luis Obispo Planning & Building Dept
976 QOsos Street, Room 300

San Luis Obispo, CA 93408

RE: CAMPBELL-SHEPPARD/DAN LLOYD E Street Project

Dear Mr. Caruso,

| am writing to express my opposition to the project as proposed at 399 E Street. The
subdivision is completely out of character with the surrounding neighborhood. This project
looks like something you would see in San Luis Obispo, not Cayucos.

The density is too high for the infrastructure - traffic, parking and noise impact are
unacceptable and cannot be sufficiently mitigated, particularly since E Street and Cypress
Glen Court are both dead end streets.

This project as proposed, without requiring the road to be moved to the true center of the
roadway, gives an unfair financial advantage to the developer. It is not acceptable to
essentially give land to the developer that truly belongs to the current adjoining
homeowners; especially since the homeowners are asking for the road to be moved to the
true center so they can use their land.

Lastly, the requirement that a private road provides access to no more than 5 houses should
be upheld. Allowing an adjustment would definitely have an adverse affect upon the safety
of the bicycle and pedestrian traffic of those residing in the neighborhood, and would be
financially detrimental to my property since it is undesirable to live right across the street
from the entrance to a subdivision.

| would not be opposed to a more appropriate lower density project.
Thank you for your time.
Sincerely, L
%J.U«. pA-forc
Eileen
Eileen Roach

24 Cypress Glen Ct.
Cayucos, CA
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February 27, 2016

James Caruso

County of San Luis Obispo Planning & Building Dept
976 Osos Street, Room 300

San Luis Obispo, CA 93408

RE: CAMPBELL-SHEPPARD/DAN LLOYD E Street Project

Dear Mr. Caruso,
| am writing to express my opposition to the project as proposed at 399 E Street.

The density is too high for the infrastructure - traffic, parking and noise impact are
unacceptable and cannot be sufficiently mitigated. This would increase the traffic in the
area by over 100%.

In addition, no wetland delineation for Little Cayucos Creek as been prepared for the
project; without a wetland delineation, it is difficult, if not impossible, to determine the
appropriate wetland setback.

Lastly, this project as proposed, without requiring the road to be moved to the true center
of the roadway, gives an unfair financial advantage to the developer. It is not acceptable to
essentially give land to the developer that truly belongs to the current adjoining
homeowners.

1 would not be opposed to a more appropriate lower density project.

Thank you for your time.

2702 Santa Barbara
Cayucos, CA
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February 28, 2016
James Caruso
County of San Luis Obispo Planning & Building Dept

976 Osos Street, Room 300
San Luis Obispo, CA 93408

RE: CAMPBELL-SHEPPARD/DAN LLOYD E Street Project

Dear Mr. Caruso,

| am writing to express my opposition to the project as proposed at 399 E Street.

The density is too high for the infrastructure - traffic, parking and noise impacts are
unacceptable and cannot be sufficiently mitigated; especially with E Street and Cypress
Glen Court which are both dead end streets. This large of an increase in traffic affects the
safety of pedestrians and bicycles, disrupts the quiet enjoyment of our neighborhood, and
decreases our property values.

In addition, there is a blind hill going down E street where the road from berm to berm is
only 23 wide, not 70'.

Lastly, there is no fire turn-a-round within the project that would actually work. How can
this be acceptable?

| would not be opposed to a more appropriate, lower density project.
Thank you for your time.

Sincerely,

Dave Stevens
186 E Street

C 00y S
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February 28, 2016

James Caruso

County of San Luis Obispo Planning & Building Dept
976 Osos Street, Room 300

San Luis Obispo, CA 93408

RE: CAMPBELL-SHEPPARD/DAN LLOYD E Street Project

Dear Mr. Caruso,
| am writing to express my opposition to the project as proposed at 399 E Street.

| am very concerned about the impact to Little Cayucos Creek. It is important to protect
our remaining creeks from this exact type of over development.

Another, just as important issue, is traffic. Already people taking their kids to school whip
around E street and barrel down Ash... there will be potentially 28 more cars careening
around the neighborhood several times each day. This is a quiet neighborhood where kids
walk in groups to school and to downtown via Ash. This is not an acceptable level of
increase in traffic for this neighborhood.

| would not be opposed to a more appropriate, lower density project.
Thank you for your time.

Sincerely,

Kate

Kate Stulberg

23 Ash Ave.
Cayucos, CA
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February 28, 2016
James Caruso
County of San Luis Obispo Planning & Building Dept

976 Osos Street, Room 300
San Luis Obispo, CA 93408

RE: CAMPBELL-SHEPPARD/DAN LLOYD E Street Project

Dear Mr. Caruso,

| am writing to express my opposition to the project as proposed at 399 E Street.

This project has a total of 4 lots, with one being unusable due to the creek. The developer
should only be allowed to build 3 houses, 4 at most. Keep in mind that the reason this
project is in Coastal Commission appeal area is due to Little Cayucos Creek, and while the
rules may allow for more houses, the environment will be negatively impacted. We need to
protect our environment including creeks.

| would not be opposed to a more appropriate, lower density project.

Thank you for your time.

Sincerely,

s e

Brandi

Brandi Lykes
P.O. Box 372
Cayucos, CA
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PINNACLE TRAFFIC ENGINEERING
5662 Calle Real, #241
Goleta, California 93117
(805) 644-9260 « (831) 638-9260
PinnacleTE.com

February 29, 2016

Jeff Edwards

J.H. Edwards Company
P.O. Box 6070

Los Osos, CA 93412

RE: Cypress Glen Tentative Map (Tract 3074) Project; San Luis Obispo County, California
Evaluation of Project Trip Generation and Access

Dear Mr. Edwards,

Pinnacle Traffic Engineering (PTE) is pleased to present the following material regarding the
Cypress Glen Tentative Map (TM) project in the unincorporated Town of Cayucos in San Luis
Obispo County. The project site is located on the west side of E Street south of Cypress Glen
Court and currently occupied with one (1) single family detached dwelling unit (SFDU). The
project includes removal of the existing dwelling and construction of seven (7) new SFDU. Each
new SFDU will have a 2 car enclosed garage plus a carport for 2 additional vehicles. Primary
access for the 7 SFDU will be provided via a private drive connection to Cypress Glen Court. The
private drive will extend approximately 180" south of Cypress Glen Court. On-street parking will
also be provided for six (6) vehicles along the project frontage of E Street. The project will
construct roadway frontage improvements on E Street and Cypress Glen Court. A copy of the
Cypress Glen TM is attached.

Local Roadway Conditions

Cypress Glen Court is a private road that currently provides access for four (4) existing SFDU.
Cypress Glen Court just west of E Street has an existing roadway width of approximately 17°. The
Cypress Glen TM project will widen the south side of Cypress Glen Court by approximately 7°.
Based on a review of the project plans, the proposed Cypress Glen Court widening improvements
appear to comply with the County Public Works (2014) and Cal Fire (2014) minimum width
standards.

A memorandum provided by the County Public Works Department (Oct. 13, 2015) indicates that
the onsite access driveway for the Cypress Glen TM project shall be constructed to Cayucos Fire
Department road standards. It is my understanding that the local fire department requirements
defer to the Cal Fire standards. The Cal Fire standards indicate a minimum width of 24’ is required
for two-way traffic on a residential access road (2-10’ lanes plus 2-2’ shoulders). Based on the

Cypress Glen RO1R Pinnacle Traffic Engineering
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Jeff Edwards Attachment 7 Cypress Glen TM Project

February 29, 2016
Page 2 of 4

Cal Fire standards, the Cypress Glen TM project’s private drive extending south of Cypress Glen
Court may not classify as a driveway since it would technically serve more than one legal parcel
and 3 dwelling units. Therefore, the proposed 22’ width for the project’s private drive may not
comply with the Cal Fire standards. The Cal Fire standards also require a driveway exceeding
300’ and dead-end access roads to provide a turnaround area. A copy of the Cal Fire turnaround
standards (bulbout and hammer head) are included with the Attachment Material. Even though 5
of the 7 lots associated with the Cypress Glen TM project have frontage on E Street, Cal Fire could
require access to the west of side of these structures via the private drive. It is also noted that Cal
Fire requires a 10’ horizontal “fuel modification” zone from the roadway edge. The Cal Fire
standards illustrate the “vegetation clearance” requirements (included with Attachment Material),
but do not indicate if the standards should also apply to structures. Based on my review of the
project plans and Cal Fire Standards, it is unclear if the Cypress Glen TM project will comply with
all Cal Fire Standards. Therefore, it is recommended that Cal Fire conduct a detailed review of
the Cypress Glen TM project and proposed improvements.

Residential Trip Generation

The number of vehicle trips associated with the existing SFDU and 7 proposed SFDU have been
estimated using the trip rate data in the Institute of Transportation Engineers (ITE) Trip Generation
Manual (9" Edition). The ITE trip generation rates associated with the “Single-Family Detached
Housing” category (ITE #210) are presented in Table 1.

Table 1 - ITE Trip Generation Rates

Number of Vehicle Trips
ITE Code - Land Use AM Peak Hr. PM Peak Hr.
In Out In Out

Daily

#210 - Single Family Detached (a) 0.19 0.56 | 0.63 | 0.37 | 9.52

(a) Number of vehicle trips per residential dwelling unit

The trip generation estimates associated with the existing homes which currently have access on
Cypress Glen Court and the project site SFDU (existing and proposed) are presented in Table 2.

The data in Table 2 indicates that the existing 4 homes with access on Cypress Glen Court currently
generate approximately 38 daily trips (two-way trip ends), with 3 trips during the AM peak hour
(1 inbound and 2 outbound) and 4 trips during the PM peak hour (3 inbound and 1 outbound).
Development of the Cypress Glen TM Project will generate a total of approximately 66 daily trips,
with a “net” increase of 56 daily trips. Since the existing SFDU on the project site (to be removed)
currently has access on E Street the majority of new traffic associated with the proposed 7 SFDU
will use Cypress Glen Court for access to and from E Street. As previously stated, the Cypress
Glen TM project will provide a 2 car garage and a 2 vehicle carport for each new SFDU. Therefore,
the ITE rates may under estimate the number of new vehicle trips associated with each SFDU and

additional traffic generated on Cypress Glen Court.

Cypress Glen RO1R Pinnacle Traffic Engineering
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Jeff Edwards Attachment 7 Cypress Glen TM Project
February 29, 2016
Page 3 of 4
Table 2 - Project Site Trip Generation Estimates
Number of Vehicle Trips
Project Components AM Peak Hour PM Peak Hour Dail
ai
In Out In Out Y
Existing 4 SFDU (Access on Cypress Glen Ct.) 1 2 3 1 38
Cypress Glen Project Site:
Existing SFDU (to be removed) - 0 1 1 0 10
Proposed 7 SFDU - 1 4 4 3 66
Project Site “Net” Increase (Prop. minus Ex.): +1 +3 +3 +3 +56

Residential Traffic Volumes

The existing and existing plus project traffic volumes are illustrated on Figure 1 (included with
Attachment Material). The daily traffic volumes associated with the existing homes having access
on E Street (5 SFDU near the project site) are also included on Figure 1. The volume data on
Figure 1 demonstrates that development of the Cypress Glen TM Project will almost triple the
amount of daily traffic on Cypress Glen Court west of E Street (2.74 times existing). Based on
information provided by your office, it is my understanding that your client would prefer that
access for the lots fronting E Street be provided via direct driveway connections to E Street. This
would minimize the amount of new traffic generated on Cypress Glen Court and maintain the
current level of safety for existing pedestrian and bicycle traffic.

Access Evaluation

The evaluation of access includes a review of fire truck turning templates. Dimensions for local
fire trucks were obtained from the Cayucos Fire Department. The department operates two (2)
size trucks (23’ and 29’ long). The Cal Fire standards require that roadways be designed to
facilitate the San Luis Obispo County Fire Department Fire Truck Design Template (copy included
with the Attachment Material). The turning templates for the Cal Fire standard fire truck (length
of 30’-4”) were evaluated using the AutoCAD and AutoTURN software. The turning template
maneuvers were performed for fire trucks accessing the project’s private drive via E Street and
Cypress Glen Court. At the southerly end of the project’s private drive there is a designated
“turnaround” area for emergency service vehicles. A turning template was also performed for a
fire truck using the “turnaround” area. The fire truck turning templates are illustrated on Figure 2
(included with the Attachment Material).

The turning templates on Figure 2 demonstrate that a Cal Fire truck (design template) will be able
to access the project’s private driveway within the existing and proposed roadway widths.
However, the designated “turnaround” area will not be adequate to accommodate the maneuvers
associated with turning a fire truck around. Therefore, as previously stated it is unclear if the
Cypress Glen TM Project will comply with all Cal Fire Standards. It also should be noted that the

Cypress Glen RO1R Pinnacle Traffic Engineering
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Jeff Edwards Attachment 7 Cypress Glen TM Project

February 29, 2016
Page 4 of 4

Cayucos Fire Department provided a turning template for a semi-truck (i.e. a moving truck), which
demonstrated that a large truck would be able to access project’s private drive (copy attached).
However, it will be difficult to back a large truck out of the project’s private drive and Cypress
Glen Court which could create a public safety hazard to residencies living on Cypress Glen Court
and E Street (vehicular, pedestrian, bicycle and emergency services traffic).

Please contact my office if you have any questions regarding the evaluation of trip generation or
access for the Cypress Glen Project (Tract 3074).

Pinnacle Traffic Engineering

2T

Larry D. Hail, CE, TE, PTOE
President

Idh:msw

Attachment Material:  Figure 1 - Traffic Volumes (Existing and Existing Plus Project)
Figure 2 - Fire Truck Turning Templates
Cypress Glen Project (Tract 3074) - Tentative Map
Cal Fire - Fire Truck Design Template (FS-3.2)
Cal Fire - Turnaround-Bulbout (FS-4)
Cal Fire - Turnaround-Hammerhead (FS-4.1)
Cal Fire - Vegetation Clearance Requirements (FS-5)
Semi-Truck Turning Template

Cypress Glen RO1R Pinnacle Traffic Engineering
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Mr. James Caruso
County of San Luis Obispo Planning & Building Dept.
976 Osos St., Room 300

San Luis Obispo, CA 93408

Dear Mr. Carusco,

i am writing this letter in support of Mr. Dan Lloyd's proposed project for 399 E Street in Cayucos, CA. |
am a Cayucos resident and not a business associate of Mr. Lloyd’s.

| believe Mr. Lioyd's proposal of building seven single-family residences would be a welcomed addition
to the surrounding neighborhood, as opposed to multi-family rental buildings. The neighborhood is a
mixture of single-family homes along with a huge storage garage for school buses on E street. Single-
family residences would be attractive for the area. | have seen the drawings for the houses and find that
they are aesthetically designed with a craftsman bungalow look which would be a good look for that
location. And, there seemed to be a concern for the total appearance of the neighborhood - in that the
houses did not have a “cookie cutter” look and were very much individual in design, while being
compatible. Placing the garages in the rears of the houses which would face E Street is a clever idea
because it beautifies the visual appearance of the houses from the street view since passersbys don't
have to look at garages and cars parked in driveways. | also liked the addition of the extra parking spaces
along E Street which are recessed back from the street and looked very useable while being attractive,
instead of having cars randomly parked every which way in the neighborhood. Having the electrical and
telephone lines underground would also improve the appearance of the neighborhood.

In conclusion, | am wholeheartedly supporting Mr. Lioyd’s proposed project for 339 E Street. In my
opinion, these thoughtfully designed single-family homes will benefit the neighborhood along with ali
the parking considerations.

Sincerely,
Anonymous neighbor

P.5. | chose to sign as “Anonymous” because | have friends on both sides of this issue and | want to keep
them as my friends. Thank you for your consideration.
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Kathleen Oliver 24 Cypress Glen Ct. Cayucos CA 93430 805 710-1031

James Caruso, Senior Planner
San Luis Obispo Co Dept. of Planning and Building
796 Osos St. Room 200, San Luis Obispo 93408

Re: Campbell-Sheppard Tract Map ED15-063 SUB 2015-00001

Dear Mr. Caruso,
I have examined the preliminary staff report for the above project and note 2 exceptions:

a) The project size is almost exactly the same (29,820 vs 30,000) as neighboring project
DRC2015-00022 on Birch Stet which was appealed to the Costal Commission and approved by
both bodies with 3 houses vs the proposed 7 houses on the above Tract. The precedent was
established with both your commission and the planning commission by the Birch Street
project. This proposal is 4 houses above that precedent. I request that you recommend
reduction of the number of residences in the proposed application to match precedent.

b) The biological report for the above Tract Map concludes that there is no suitable aggregation
site for the monarch butterfly within the area although one was found approx. 400 ft.
downstream in Little Cayucos Creek. However, page 12-13 of the costal commission report
(attached) for the adjunct Birch St project declared that aggregation area as a substantial issue
because overwintering habitat is rare and important to the butterfly ecosystem. It said that this
historic overwintering site has been subject to the pressure of development and is dcgmded I
believe that these findings would be applied to the current proposal by the costal commission
upon appeal.

Please consider my exceptions in your final report.

Sincerely, )
Kathleen Oliver
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12 A-3-SLO-07-024 {(SLO Land Corp.) SI-De Novo stfrpt 6-27-07.doc

by CZLUO 23.07.174.d.2 (i); or that the adjustment is necessary to allow a principal permitted use of
the property CZLUQ 23.07.174.d.2 (iii). Therefore, a substantial issue is raised with respect to
conformance with the CZLUO riparian setback adjustment requirements. Finally, as discussed in more
detail in the de novo findings (incorporated herein by reference), it appears that there are alternative
routes and project designs that would provide for a principally permitted use and that would better
‘protect riparian ESHA on the site. Therefore, the project raises substantial issues with respect to LCP
policies and standards that protect riparian ESHAs.

Monarch Butterfly Habitat

Monarch butterfly habitat is located on Lots 3 & 4 of the site and directly adjacent to the project site. It
is comprised of several large eucalyptus and cypress trees that are a component of the riparian habitat
discussed above. Although Monarchs are not globally threatened their range is restricted in California.
Monarch overwintering habitat is listed at a G4S3 level in the California Natural Diversity Database
(CNDDB) maintained by the Department of Fish and Game. The S3 designation is defined as “restricted
range, rare” habitat area statewide; further defined as 3,000 — 10,000 individuals or 10,000 — 50,000
acres of occupied habitat (DFG, 2006). Further, in 1984, the International Union for Conservation of
Nature and Natural Resources classified the Monarch migration and the overwintering behavior of the
Monarch butterfly a “threatened phenomenon.”

Monarch experts are increasingly concerned about the impacts of development and changing ecosystem
dynamics on historic overwintering sites. Many formally large sites have slowly deteriorated due to a
lack of protection from human influences. Monarchs have highly specific habitat requirements that
include the need for wind-protection, buffered temperatures, high humidity, filtered sunlight, proximity
to water and nectar sources and habitat heterogeneity (Bell, 2002). These specific requirements make
Monarch habitat extremely sensitive to human induced habitat alterations.

Monarch butterfly overwintering habitat in California is listed as “rare” by the CNDDB and it is
important to the ecosystem because it provides important feeding and resting opportunities for
butterflies during a migratory stage of their life cycle. In addition, the habitat is documented to be
extremely sensitive to disturbance or degradation caused by human activities and development.
Monarch habitat meets the general LCP definition of ESHA. The Commission also has generally
protected significant Monarch sites as ESHA. Further discussion of Monarch habitat as ESHA can be
found in the de novo findings below (incorporated herein by reference).

The historic overwintering site adjacent to the proposed project site has been subject to the pressures of
development and, because of inadequate protection for the habitat in the past, is degraded. In past years
new residential developments have removed trees from along the outer grove boundary, altering the
wind dynamics and thus disturbing the microclimate that the overwintering Monarchs had previously
relied on. Before these developments, populations ranged from 20,000 to 60,000 butterflies per season,
placing the site among the largest in California. The population has significantly declined due to these
human activities. In 2002, Dr. Kingston Leong, a Monarch specialist and professor of biology at
California Polytechnic, State University, conducted a study of the site and obtained data that showed

«
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that the site, while no longer suitable as an overwintering site, was still a valuable site for autumnal
Monarch roosting. Richard Little, a consulting project biologist and Monarch expert, reviewed Dr.
Leong’s study and concurred that “the site is still used by Monarchs and should be protected (Little,
2003).”

Based on biologist recommendations a sufficient setback that protects the driplines of the habitat trees
and the surrounding ecosystem is necessary for Monarch protection. The approved project allows
development within 10 ft of the dripline of the largest eucalyptus tree, based on an adjustment of the
minimum setback of 20 feet for this riparian area. This minimal setback endangers the ESHA and is
inconsistent with LCP policies that are intended to protect terrestrial habitat and therefore raises a
substantial issue.

3. Substantial Issue Conclusion

As discussed above, the project as proposed raises substantial issue concerning compliance with the
LCP polices and standards to protect riparian and other ESHA resources. As approved, it allows a
riparian setback adjustment without the proper findings and lacks adequate protection of Monarch
habitat by allowing insufficient buffers. The Commission finds that the proposed project raises
substantial issue because it lacks provisions to ensure there will be no significant impact on ESHA at
the project site, Further, as detailed above, the project as approved lacks adequate protection measures
for the ESHA located on and adjacent to the project site and is inconsistent with the specific policies
applicable to these areas requiring setbacks. Lack of adequate setbacks could result in the further
degradation and disturbance of the site.

VIi. De Novo Findings and Declarations

Because the Commission has found that the project raises a substantial issue with respect to
conformance with the certified LCP, the Califonia Coastal Commission takes jurisdiction over the
coastal development permit for the proposed project. The standard of review remains the certified LCP
and the public access policies of the Coastal Act.

A. Project Location and Description

SLO Land Corporation applied to the County for a Minor Use Permit/Coastal Development Permit to
allow the construction of three new two-story single family residences on four legal parcels (APN(s)
064-112-020 & 064-112-021). The project site is located in the town of Cayucos, west of Highway 1 in
San Luis Obispo County, adjacent to and south of Little Cayucos Creek. The project included: a 2,656
sq ft single family residence with a 550 sq ft garage on merged Lots 3 & 4'; a 2965 sq ft single family
residence with a 528 sq ft garage on Lot 5; a 3102 sq ft single family residence with a 540 sq ft garage
on Lot 6; access improvements on Birch Ave; grading with a total disturbance area of 15,691 sq ft and

I Lots 3 & 4 were merged by a voluntary merger document on March 5, 2005 (Exhibit N),

«
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J. H. EDWARDS COMPANY
A REAL PROPERTY CONCERN
Specializing in Water Neutral Development

March 18, 2016

San Luis Obispo County Planning and Building Department
County Government Center, Room 200

San Luis Obispo, CA 93408

Attention: Planning Commission

RE: CAMPBELL-SHEPPA/DANIEL R. LLOYD for a Vesting Tentative Tract Map
(Tract 3074) and Development Plan/Coastal Development Permit

Dear Chairman and Commissioners,

By way of introduction, my name is Jeff Edwards and my firm represents two neighbors
of the above referenced proposed development. My clients reside on Cypress Glen Court
and oppose the project as currently configured. They reside at 24 Cypress Glen Court
and 401 E Street on the northwest corner of E Street and Cypress Glen Court. They are
the Roach and Main families respectively. These families are likely the most affected
neighbors by the proposed project during construction and following completion.

On their behalf, I have reviewed the staff report for the project and wish to share with the
Commission their concerns and requests in an effort to strike a balance between the rights
of existing homeowners and the applicant. If the neighbor requests are incorporated into
the conditions of a project approval by your Commission, my clients would withdraw
their opposition to the project.

In general, the concerns fall into the following categories:

Traffic and circulation (triple dead end/induced traffic)

Noise and Safety

Future improvements to Cypress Glen Court (realign to true centerline)
Mass and Scale (project design)

Little Cayucos Creek Setback (no yards in setback)

Overall neighborhood compatibility (blends in or sticks out?)
Reduction in property values

Diminution of quiet enjoyment

Significant grading and land form alteration

TER e an o

In summary, the above referenced concerns may be addressed with the following action:

1. Allow only two (2) homes within Tract 3074 to gain access via Cypress Glen
Court.

P.O. Box 6070, Los Osos, CA 93412 (805)235-0873 jhedwardscompany @gmail.com
ACQUISITION MARKETING LANDUSE REDEVELOPMENT
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J. H. EDWARDS COMPANY
A REAL PROPERTY CONCERN
Specializing in Water Neutral Development

2. Condition improvements to be made to Cypress Glen Court that would realign the
new roadway to the true centerline of the 70’ wide right-of-way.

3. Ensure no parking or driveway blockage impacts on neighbors from
subcontractors during all phases of construction.

4. Two-story maximum (i.e. no 3-story structures).

5. No portion of yard area to be within 20 ft. wetland setback. Please note typical
riparian setback in urban area is 50 ft. The entire riparian area and setback should
be included in the open-space parcel with only allowed uses to be permitted.

6. Require amended easement and road maintenance agreement including all parcels
to be served by Cypress Glen Court.

Please consider an important procedural matter that poses the question, of whether, or
not, this application is properly before this Commission. The Real Property Division
Ordinance (RPDO) under Section 21.03.010 (d) (7) which expressly limits the use of a
private easement to serve no more than five (5) parcels at full build out. Cypress Glen
Court is a private easement and presently provides access to four (4) parcels. The
proposed project intends to use Cypress Glen Court exclusively for all access (residential
and emergency vehicle) adding seven (7) new parcels to a private driveway. Please see
the Pinnacle Traffic Engineering letter dated February 29, 2016, Attachment 7, page 11
of 20, Table 2-Project Site Trip Generation Estimates. As such, the proposal before you
is inconsistent with the applicable section of the RPDO.

An applicant may request an adjustment to the above referenced RPDO section in
accordance with Section 21.03.020. However, the applicant has failed to conform to the
provisions of the section in two important ways. One, Section 21.03.020 (a) authorizes
your Commission to consider Adjustments “in cases where an undue hardship would
result from the application of the regulation established in this title, ...” To date, the
applicant has not made a showing of undue hardship or in any way demonstrated or even
addressed a hardship. Secondly, and more perplexing is the fact that Subsection (b)
requires “Requests for adjustment to the standards set forth in Section 21.03.010 of this
title shall be submitted in writing to the planning department at the time the applicant
submits the application for land division.” The application was filed in July of 2015 and
the applicant submitted the response to the deficiency is dated February 8, 2016. The
most problematic aspect of this is that when the primary public discourse occurred for
this proposal before the Cayucos Community Advisory Council (CCAC) in late 2015, the
inconsistency with Section 23.030.010 was not known and consequently, neither CCAC
nor the public had any opportunity to comment on the inconsistency with the RPDO or
the adjustment that is required. The most appropriate remedy is to send the application
back to CCAC for further consideration. Since CCAC did not take an action when the

P.O. Box 6070, Los Osos, CA 93412 (805)235-0873 jhedwardscompany @gmail.com
ACQUISITION MARKETING LANDUSE REDEVELOPMENT
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matter was considered in December, continuing the Planning Commission hearing would
allow the entire project to be more fully vetted by the public on all of the salient issues.

Neither staff nor this commission is responsible or obligated to address the inconsistency
with the RPDO, the applicant must perform and make the case in accordance with all
applicable sections of the RPDO, and to date has failed to do so. Until the applicant
makes the case for an “undue hardship”, I submit it is premature for your Commission to
consider the required findings that must be made pursuant to Section 21.03.020 (c) (1) (2)
(3). The applicant did submit proposed findings on February 8, 2016 as referenced above
and included in the staff report as Attachment 5. Unfortunately, the suggested findings
are superficial at best and appear to make the case that any benefits from more unrequired
parking on E Street outweigh the significant impacts to the neighbor’s quiet enjoyment
from increased vehicular traffic nearly three (3) times current conditions. Creative site
design and planning should not be realized at the expense of the existing residential
neighborhood. My clients strongly object to the applicant prepared findings in
connection with Section 21.03.010 that have been incorporated into Exhibit C, Tract Map
Findings J., K. and L by staff as shown in Attachment 3.

Please see the following proposed modifications to the findings conditions to address
General Plan, Local Coastal Plan and CEQA issues that are outstanding and
inconsistencies.

Exhibit A shown as Attachment 1 in the staff report for Development Plan/CDP
Findings.

My clients disagree with a number of the findings, however particular exception is taken
to findings D., E. and F. The use of Cypress Glen Court to serve the entire project will
likely “be detrimental to the health, safety or welfare” of persons residing in the
neighborhood and particularly those on Cypress Glen Court. Please see Attachment 7, a
letter from a traffic engineer discussing the traffic and circulation limitations of the
proposed project. Furthermore, the design of the project, specifically the homes fronting
E Street, have garages and tandem carports facing my client’s property in a three-story
configuration. The location of the garages induces the unwanted traffic and creates a
visual appearance of the proposed project that is clearly inconsistent with the existing
predominately single-family residential neighborhood.

Exhibit B shown as Attachment 2 in the staff report for Development Plan/CDP
Conditions of Approval.

Condition 2. Require final site plans to remove any unpermitted uses within the Little
Cayucos Creek setback areas such as private yards, storage areas or parking.

Condition 8. Appears to be an impossible condition to satisfy in that my clients refuse to
provide the needed modification to accommodate the project as proposed.

P.O. Box 6070, Los Osos, CA 93412 (805)235-0873 jhedwardscompany @gmail.com
ACQUISITION MARKETING LANDUSE REDEVELOPMENT
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Condition 63. (b.) Request language be added requiring Cypress Glen Court to be
constructed along the true centerline of the right-of-way

Please add a condition to limit all structures to two-story.
Exhibit C shown as Attachment 3 in the staff report for Tentative Tract Map Findings.

As stated above, particular exception is taken to findings J., K. and L. as provided by the
applicant. The applicant makes a number of conclusionary statements in his proposed
findings, however they are not substantiated with any traffic analysis or expert opinion.
For example, it is common sense, that taking access to the parcels in the project fronting
E Street would be safe considering E Street has limited traffic being a dead end road.
This assertion would have merit if access where be taken from a collector of arterial road,
which is not the case. Also, how important is providing excess on-street parking along E
Street when the cost is an inordinate amount of traffic, noise and disruption of my clients’
quiet enjoyment of their property. Overall the proposed findings are either irrelevant or
lack a factual basis to make such a claim. I respectfully request that your Commission
reject these findings on their face.

Exhibit D shown as Attachment 4 in the staff report for Tentative Tract Map Conditions
of Approval.

Condition 2 (b.) Request road improvements to be made to Cypress Glen Court follow
the true centerline of the right-of-way.

Please add a condition to limit access to the project from Cypress Glen Court to two (2)
single-family residences.

On behalf of my clients, I respectfully request a continuance of the hearing for the
proposal before you until several key issues can be addressed.

1. Properly address RPDO Section 21.03.010.

2. Determine the legal ramifications of securing proper easements for access and the
right to use Cypress Glen Court and to what extent by the proposed project.

3. Confirm locations of edge of riparian vegetation and resulting setback and verify the
applicant’s ability to remove any unpermitted uses within the setback area.

4. Re-refer the proposal to the CCAC for further review and a decision.
5. Verify with Cal Fire, the appropriate requirements for the project. It appears the local

Cayucos Fire Department may not have reviewed the project in sufficient detail and/or
had the benefit of understanding all of the applicable requirements.

P.O. Box 6070, Los Osos, CA 93412 (805)235-0873 jhedwardscompany @gmail.com
ACQUISITION MARKETING LANDUSE REDEVELOPMENT
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In conclusion, one of the fundamental precepts of the planned development regulations is
to achieve “compatibility with land uses on adjoining properties” in allowing flexible and
creative designs of projects. I respectfully submit, the current proposal has requested the
attendant flexibility, however has failed to demonstrate how neighborhood compatibility
has been achieved. Quite to the contrary, the proposal as presented does not blend in
with the residential surroundings and has concentrated vehicle traffic in a manner that
especially burdens my clients. Please continue the matter following public testimony and
direct staff to review the points raised in this letter and other issues as your Commission
deems appropriate.

Sincerely,

Jeff Edwards

c- Eileen Roach
Kevin and Kathi Main

P.O. Box 6070, Los Osos, CA 93412 (805)235-0873 jhedwardscompany @gmail.com
ACQUISITION MARKETING LANDUSE REDEVELOPMENT
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Mr. James Caruso
Senior Planner
County of San Luis Obispo

March 19, 2016

Dear James:

I'm writing to add my name to the list of local Cayucos residents in favor of the
proposed Cypress Glen development.

My wife, two boys and [ moved to town two years ago. We have been renting (63
Pacific Avenue) while looking for housing to buy. Our preference is to purchase
something near the downtown area. So far, the options have been limited.
Currently there is only one property for sale in the downtown area for under $1
million -- a $925,000 teardown on Ash.

[ have attended the community hearings about the development and am encouraged
by what I've learned to-date. I especially like the location and overall design of this
development, the fact that it will be single-family homes instead of apartments, as
well as the open space and creek restoration efforts.

[ think it's important that the county and our community support developments of
this type to encourage more families and full-time residents to move and remain
here. Cayucos is a special place, and the county and town have done a good job of
supporting developments that fit and enhance the unique character here. It's why
we moved here in the first place and why we plan to stay.

Thank you in advance for taking my views into consideration.
Sincerely,

Franz Wisner

63 Pacific Avenue

Cayucos, CA 93430
frwisner@yahoo.com

163 of 221



ATTACHMENT 8

s Fw: Development of 399 E Street, Cayucos CA
e James Caruso Ramona Hedges 03/21/2016 08:17 AM

Ramona:
For Item 4 on March 24th

James Caruso

San Luis Obispo County
Department of Planning and Building
Senior Planner

(805) 781-5702
www.sloplanning.org

From: James Cromis <bluecromison@yahoo.com>

To: "jcaruso@co.slo.ca.us" <jcaruso@co.slo.ca.us>

Date: 03/21/2016 08:11 AM

Subject: Development of 399 E Street, Cayucos CA

Hello Mr. Caruso, My name is James Cromis and [ am a 10

year year long resident at 321 E street in Cayucos. This home of mine is the property directly
west of the proposed 7 building, 3 story development at 399 E street. That being said, I am
writing this evening to plead with you to consider the diminutization or outright
decommissioning of this proposal. There are larger questions that this kind of development
raises, much larger than simply the code or legality of the matter. How much of our character-as
one of the last quaint beachtowns in this state; is being destroyed by this kind of precedent? Is it
fitting to add 7 buildings to a dead end street that hardly has 7 homes in this part of the
community already? I would like to also point out a sacred place in my heart: which is the
unimaginable beauty of Little Cayucos Creek (picture attached). This creekside is home to many
wondrous species of birds and wildlife, that of which I cannot begin to describe. Many even say
an endangered green tree frog lives in there!? However emotional this is to my life and many
other community members is beside the main focus of my argument; which is the fact that this is
a unfitting example of a healthy model of development for our street. And furthermore a bad
example going forward for our town! The traffic that speeds over this blind hill has already
presented me with concern, as many small children live in this community. It will certainly
increase drastically, with the potential of this property to house more of the population that
already resides here. I am trying to present some facts to you, but the simple truth is my heart
takes over on this matter of home ground. This is not the right choice for the property at 399 E
street. I know this by observing all of the vacant vacation homes and ugly new unsold
condominiums that I see on my daily bike rides. Many say new development will raise
community standards and hence real estate prices. I doubt this is accomplished when the
surrounding community is diminished by 7 buildings with 3 stories each, a small metropolis by E
street standards. Do the people of this community want this town to look like Orange County in
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10 years? There are plenty of places in CA that already mirror this sprawlmart model. Those who
do want this dynamic..well they don't usually live here as year round residents, and they see
dollar signs in their eyes when seeing a vacant lot in Cayucos.

In concluding Mr. Caruso, I want to thank you for your time. I would have loved to be at the
meeting to voice my concern, but this letter will have to suffice. If allowed to build I simply ask
that it be a building considerably less aggressive and intrusive to the creekside community that is
being developed. My peaceful porch setting will undoubtedly be altered regardless of whatever
construction is approved and proceeds. But I more selflessly petition for the rights of the land,
the status quo of the community, the health of the wildlife, of Little Cayucos Creek, and the
serenity, the peace of mind that these ever disappearing open spaces bring.

Sincerely, James Cromis
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Dear Mr. Caruso,
Is am a Cayucos resident writing in response to the proposed project at Tract 3074.

I disagree with Development Plan/Coastal Development Findings Exhibit A states that the
project is consistent with immediate neighborhood. The proposed project is completely
inconsistent with the immediate neighborhood:

1) This project is a subdivision with a common driveway while all other homes on Cypress Glen
Court and E street have individual driveways.

2) This project includes 5 three story homes while all other homes on Cypress Glen Court and E
street are a maximum of two story homes.

3). This project does not include any open space/set backs between each home as all other houses
do in the immediate area.

I also disagree with many of the the findings of the Negative Declaration. Here are some of my
concerns:

4) This project creates a significant aesthetically incompatible public view for the immediate
neighbors.

5) As the report states, red-legged tree frogs have been reported 1/4 mile from the area.

6) A Monarch butterfly aggregation area exists less than 100 feet down Little Cayucos Creek.

A full Environmental Impact Report is required based on these issues alone.

In addition, this project would significantly increase traffic and noise on a private road which
would disrupt the current quiet enjoyment of the neighborhood.

This project is not compatible with the neighborhood and needs to be re-designed accordingly!
Sincerely,
Dave Scholl

P.O. Box 354
Cayucos
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James Caruso

County of San Luis Obispo Planning & Building Dept
976 Osos Street, Room 300

San Luis Obispo, CA 93408

RE: CAMPBELL-SHEPPARD/DAN LLOYD E Street Project

Dear Mr. Caruso,

My name is Kathi Main and my husband and | have lived at 401 E
Street in Cayucos since 1981.

| am writing to express my opposition to the project as proposed
at 399 E Street. The density of the subdivision is completely out
of character with the surrounding neighborhood which, if visited
you would know, are unique in appearance and have significant
set backs from each other.

| was quite disappointed to see the number of “insignificant
impacts” noted on the Negative Declaration and Notice of
Determination Report.

In particular, #12 Transportation/Circulation is of grave concern
to me because the substantial increase of vehicles will make
ingress and egress increasingly difficult; and #8 Noise, the
increase in noise will echo in what a southerner would refer to
as a “hollar” and greatly impact the quality of living in our
neighborhood.

This project as proposed, without requiring the road to be
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moved to the true center of the roadway, gives an unfair
financial advantage to the developer. It is not acceptable to
essentially give land to the developer that truly belongs to the
current adjoining homeowners; especially since the homeowners
are asking for the road to be moved to the true center so they
can use their land.

Lastly, the requirement that a private road provides access to
no more than 5 houses should be upheld. Allowing an
adjustment would definitely have an adverse affect upon the
safety of the bicycle and pedestrian traffic of those residing in
the neighborhood, and would be financially detrimental to my
property since it is undesirable to live right across the street
from the entrance to a subdivision.

| would not be opposed to a more appropriate lower density
project.

Thank you for your time.

Kathi and Kevin Main
401 E Street
Cayucos, CA 93430

(T) 805-995-1394
(C) 805-471-7831
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San Luis Obispo, CA 93408 U ST R e

Re: CAMPBELL-SHEPPARD/ DAN LLOYD E-Street Project
Dear Mr. Caruso:

I am writing this letter in support of the project at 399E Street, Cayucos. The project meets all of
the requirements, and is recommended for approval by your staff.

I have followed this project with some interest. My wife and I lived in the adjacent project
designed by George Nagano, some 35 years ago. We came to know the adjacent land owner, Mr.
Merl Molinari and his Mother, and remember his garden and house. This is the site for the
proposed project. Although we might all like to go back to those simpler times, the past decades
have seen several multi-unit projects in the area, and the proposed project fits. Indeed, newer
requirements have brought forth this project which provides enhanced features of access,
parking, safety, environmental awareness.

I urge the approval of this project per your staff report.

Thank you

y €7 Barker
PO Box 223
Cayucos, CA 93430
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3 Fw: Comments for the Planning Commission Hearing : File No.
A SUB2015-00001, March 24, 2016; Campbell-Sheppa/Daniel Lloyd
James Caruso Ramona Hedges 03/23/2016 08:08 AM

Ramona:
For Item 4 on March 24th

James Caruso

San Luis Obispo County
Department of Planning and Building
Senior Planner

(805) 781-5702
www.sloplanning.org

From: "William S. Walter" <wwalter@tcsn.net>

To: <jcaruso@co.slo.ca.us>

Cc: <walterassistant@tcsn.net>

Date: 03/22/2016 06:53 PM

Subject: Comments for the Planning Commission Hearing: File No. SUB2015-00001, March 24, 2016;

Campbell-Sheppa/Daniel Lloyd

Dear Planning Commissioners:

| am writing as a property owner in Cayucos since 1988, who has followed many projects both as an
owner and as an owner representative. | would like to be present at your hearing, but "Spring Break"
means that we travel as a family with young kids.

| am not sure that | can remember a "cleaner” project than this one after following Cayucos land use
issues after more than 30 years. The environmental review raises no concerns that are not mitigated.
The Staff Report addresses the policy issues in great detail and seems to me to demonstrate no policy
conflicts.

To me these things indicate a project that has been conceived in a thoughtful, considerate, and reflective
manner by the owners to minimize impacts, enhance design qualities which will benefit the community,
compliment the neighborhood while creating compatible homes for new neighbors, and reduce the
allowable

density to levels which strike the right balance.

Personally, | am impressed by the following:

e The density is less than allowed. Up to 13 units would be allowed, and the 7 lots are less than the
ten dwelling units per acre standard. The owner is being considerate and not greedy.

e The units are not attached, but single family homes on small lots. This is the Cayucos tradition
and pattern of development.

e There are no garages facing the street, but are instead by design in the rear of the lots accessed
by a drive court. This creates a pleasing design and is a concept to be emulated in the future by
others.

e The project also provides 6 new parking spaces on the street -- where none now exist. The
owners' concept proposes more parking than is otherwise required.

e 70% of the Site is open space. When a regulatory agency can get that much open space, it is the
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type of development which should embraced.
e My reading indicates that the project meets all of the CZLUO and Estero Plan standards for the
property.
e The project creates homes which reflect the neighborhood's single family character. | would think
that it benefits the existing home values.
e The Creek restoration plan is a real plus -- the things | read indicate that it enhances the habitat
qualities of what seems to be a degraded riparian zone.
A project which is consistent with certified LCP standards, including the Estero Area Plan standards, and
has this type of administrative record should be affirmed.

When good development proposals come along, they should be embraced and praised in order to set
examples for others to follow. Besides, it's the right thing to do.

Thank you for considering my comments.

Bill Walter
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20. At the time of application for construction permits, if necessary, the applicant shall submit a
draft "Private Stormwater Conveyance Management and Maintenance System" exhibit for
review and approval by the County.

21. Prior to issuance of construction permits, if necessary, the applicant shall record with the
County Clerk the "Private Stormwater Conveyance Management and Maintenance System"
to document on-going and permanent storm drainage control, management, treatment,
disposal and reporting.

Biological Resources

22. Prior to issuance of grading and/or construction permits, the applicant shall retain a
biological consultant approved by the County Planning and Building Department to monitor
the implementation of the biological mitigation measures and erosion and sedimentation
control measures during grading and construction activities. The biologist shall monitor the
installation of fencing as per the approved construction plans and, at a minimum, monitor
the construction activities once per week and provide a summary report to the County
Planning Department at the close of construction activities. Construction activities shall be
limited to the dry season (April 15 through October 15).

23. Prior to issuance of a grading permit, the applicant shall execute and record an open space
easement for creek habitat protection, in a form approved by County Counsel and the
Executive Director of California Coastal Commission in conformance with applicable Coastal
Act regulations, for Lot 8 and the portions of Lots 6 and 7 outside the development
envelope. The open space easement shall be-14,089-square-feetand-include a formal legal
description and graphic depiction of subject properties including the Little Cayucos Creek
Riparian Habitat Area. Development shall be prohibited in the open space area except for:

a. Restoration, protection, and enhancement of native riparian habitat and Monarch
butterfly habitat consistent with the terms of the Final Landscape Restoration and
Enhancement Plan;

b. Public interpretive access improvements approved by a coastal development permit.

24. As a part of a second sheet of the tract map and included as a part of any individual
construction permit application, and included in any CC&Rs developed for the project,
the following shall apply to the areas within the open space area: no oak trees, or other
visually significant vegetation, shall be impacted or removed (removing and impacting trees
for leach lines shall be to the least extent feasible); no activities shall be allowed that could
adversely impact the sensitive vegetation, as defined in the Botanical Assessment (Althouse
and Meade, 2015). Any removal of non-sensitive vegetation shall be done by hand, and by
a qualified individual that can identify and avoid those sensitive species identified in the
Botanical Assessment.

25, Prior to issuance of grading and/or construction permit(s), the applicant shall submit a
landscaping plan including native, drought and fire resistant species that are compatible with
the habitat values of the surrounding habitat and compliant with the Landscape Restoration

_and Enhancement Plan (LREP). Landscaped areas within the Approved Development
Envelope shall consist only of native plants of local origin that are non-invasive. No plant
species listed as problematic and/or invasive by the California Native Plant Society, the
California Invasive Plant Council, or as may be so identified from time to time by the State of
California, and no plant species listed as a 'noxious weed' by the State of California or the

U.S. Federal Government shall be planted or allowed to naturalize gr ' g QRA ropert
except for existing eucalyptus trees associated with the Monarch bﬁfgﬁ@ﬁ g .WSSQONy

Page 6 of 14 AGENDA ITEM: 2 4
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compliance with County Conditions of Approval and Mitigated Negative Declaration
measures relating to tract improvements. The applicant shall obtain from a county-approved
monitor a cost estimate, based on a county-approved work scope. The environmental
monitor shall be under contract to the County of San Luis Obispo. Costs of the monitor and
any county administrative fees, shall be paid for by the applicant.

62. The monitor will prepare a working monitoring plan that reflects the County-approved
environmental mitigation measures/ conditions of approval. This plan will include (1) goals,
responsibilities, authorities, and procedures for verifying compliance with environmental
mitigations; (2) lines of communication and reporting methods; (3) daily and weekly reporting
of compliance; (4) construction crew training regarding environmental sensitivities; (5)
authority to stop work; and (6) action to be taken in the event of non-compliance.

Public Works Conditions

Road Improvements

63. Road and/or streets to be constructed to the following standards, unless design exceptions
are approved by the Public Works Department in accordance with Section 1.2 of the Public
Improvement Standards:

a. E Street shall be widened to complete the project frontage of an County A-2
urban street section fronting the property within a dedicated right-of-way
easement of sufficient width to contain all elements of the roadway prism.

b. Cypress Glen Court shall be widened to complete the project frontage to
Cayucos Fire Department access road standards. An attached all-weather
sidewalk shall be constructed from the project driveway to E Street as shown on
the Vesting Tentative Map.

c. The onsite access road shall be constructed to Cayucos Fire Department road
and turnaround standards_and shall include “no parking"” fire lane signage.

Drainage

64. Submit complete drainage calculations to the Department of Public Works for review and
approval. If calculations so indicate, drainage must be detained in a shallow drainage basin
on the property [21.03.010(e)(2)]. The design of the basin is to be approved by the
Department of Public Works, in accordance with county standards. The basins is/are to be
maintained in perpetuity.

65. All project related drainage improvements shall be designed and constructed in accordance
with the recommendations of the Cayucos Drainage and Flood Control Study.

66. On-going condition of approval (valid for the life of the project), the project shall comply
with the requirements of the National Poliutant Discharge Elimination System Phase land/
or Phase |l storm water program and the County's Storm Water Pollution Control and
Discharge Ordinance, Title 8, Section 8.68 et sec.

67. Prior to issuance of construction permits, the applicant shall provide evidence satisfactory to
the Department of Planning and Building that the Army Corps of Engineers and the
California Department of Fish and Wildlife environmental permits have either been secured
or that the regulatory agency has determined that their permit is not required.

Stormwater Control Plan

Page 13 of 14
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d. A public utility easement along E Street to be described as 6-feet beyond the right-of-
way, plus those additional easements as required by the utility company, shall be shown
on the final map.

e. Drainage easement(s) as necessary to contain both existing and proposed drainage
improvements where those improvements accept storm water from a public road.

4, The applicant shall reserve the following private easements by certificate on the map or
by separate document:

a. A minimum 22-foot shared private access.and utility easement in favor of Parcels
through 8 with additional width as necessary to include all elements of the driveway
prism and Fire Agency approved road terminus.

b. A reciprocal private drainage easement in favor of Parcels 1 through 8. Easement
shall include all drainage appurtenances (basins, inlets, pipes, swales, etc).

5. If a drainage basin is required, the drainage basin along with rights of ingress and
egress shall be reserved as a drainage easement in favor of the owners and assigns.

Improvement Maintenance:
6. Roads and/or streets shall be maintained as follows:

a. E Street shall be accepted for County maintenance following completion and certification
of the improvements. No maintenance financing service charge shali be required, as
these streets/roads are already in the County-maintained system, or are identified as
new Principal Arterials, Arterials or Collectors, or meet the required number of road
maintenance related smart growth points to be exempt.

b. Cypress Glen Court and onsite private access roads shall not be accepted for County
maintenance following completion and certification of the improvements. The developer
shall establish a Property Owners' Association or other organized and perpetuat
mechanism to ensure adequate private maintenance, acceptable to the Department of
Planning & Building.

7. Prior to map recordation the developer shall establish a Property Owners' Association or
other organized and perpetual mechanism to ensure inspection, operation, and
maintenance of the foliowing improvements:

a. The shared private access road serving parcels 1 through 8.

b. The shared storm water treatment facilities for public or common area improvements (if
required) as stipulated in the "Private Stormwater Conveyance Management and
Maintenance System" exhibit (to be recorded as a Constructive Notice).

¢._The shared storm drainage basins, inlets, pipes, fences, related landscaping and other

appurtenances (if required) for public or common area improvements.
e-d.Completion and compliance with the Riparian Restoration Plan.

Improvement Plans . .

8. The applicant shall enter into an agreement and post a deposit with the county for the cost
of checking the map, the improvement plans if any, and the cost of inspection of any such
improvements by the county or its designated representative. The applicant shall also
provide the county with an Engineer of Work Agreement retaining a Registered Civil
Engineer to furnish construction phase services, Record Drawings and to certify the final
product to the Department of Public Works.

Page 2 of 9
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a. Notification to prospective buyers that all subdivision roads and streets are to be
privately maintained, indicating the proposed maintenance mechanism.

b. If a fenced drainage basin is required, that the owner(s) of Lots | through 8 are
responsible for on-going maintenance of drainage basin fencing, in perpetuity.

c. If a drainage basin is required, that the owner(s) of Lots 1 through 8 are responsible for
on-going maintenance of drainage basin and adjacent landscaping in a viable condition
on a continuing basis into perpetuity. The basin(s) area shall be indicated as a building
restriction.

d. The limits of inundation from a 100 year Hood shall be shown on the additional map
sheet. Building sites shall be located out of areas subject to Hooding and all future
building permit submittals shall show compliance with County Code for Flood Hazard.

e. Ifimprovements are bonded for, all public improvements (roads, drainage, and utilities)
shall be completed to the satisfaction of the County prior to occupancy of any new
structure.

f. The applicant shall demonstrate that the project construction plans are in conformance
with the applicant's Stormwater Control Plan Application.

g. For Stormwater management purposes, an impervious area ceiling must be determined
for each lot and noted as a building restriction.

h. Stormwater treatment facilities shall be shall be maintained and inspected in perpetuity
as stipulated in the "Private Stormwater Conveyance Management and Maintenance
System" exhibit (to be recorded as a Constructive Notice).

i. The property owner shall be responsible for the operation and maintenance of public
road frontage sidewalks, landscaping, street lighting, and pedestrian amenities in a
viable condition and on a continuing basis into perpetuity, or until specifically accepted
for maintenance by a public agency.

i.__The following shall apply to the areas within the open space area: no oak trees, or other
visually significant vegetation, shall be impacted or removed (removing and impacting
trees for leach lines shall be to the least extent feasible); no activities shall be allowed
that coutd adversely impact the sensitive vegetation, as defined in the Botanical
Assessment (Althouse and Meade, 2015). Any removal of non-sensitive vegetation shall
be done by hand, and by a qualified individual that can identify and avoid those sensitive
species identified in the Botanical Assessment. Any vegetation removal shall be
consistent with the procedures in the Landscape Restoration and Enhancement Plan.

k. Notification to prospective buyers that a development plan/coastal development permit
has been approved for and applies to the property and may contain requirements not
part of the subdivision map approval.

L. All lighting fixtures shall be shielded so that neither the lamp nor the related reflector
interior surface is visible from adjacent properties. Light hoods shall be dark- colored.

m. No parking is allowed in the access drive and gigns shall be installed pursuant to these
conditions.

Fo.

Covenants, Conditions and Restrictions

23. The developer shall submit proposed Covenants, Conditions, and Restrictions ({CC&R) for
the subdivision to the county Department of Planning and Building for review and approval,
and shall establish a Property Owners’ Association or other organized and perpetual
mechanism to ensure adequate private maintenance, acceptable to the Depariment of
Planning & Building, and in conformance with the requirements of the State Department of
Real Estate. The CC&R shall provide at a minimum the following provisions:

Page 5 of 9
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Maintenance of Cypress Glen Court along the project frontage and onsite private access
roads in perpetuity.

If a fenced drainage basin is required, on-going maintenance of drainage basin fencing,
in perpetuity.

If a drainage basin is required, on-going maintenance of drainage basin and adjacent
landscaping in a viable condition on a continuing basis into perpetuity.

If storm water treatment facilities are required, on-going maintenance of said facilities in
a viable condition on a continuing basis into perpetuity.

Maintenance of all common areas within the subdivision in perpetuity.

Operation and maintenance of public road frontage sidewalks, landscaping, street
lighting, and pedestrian amenities in a viable condition and on a continuing basis into
perpetuity, or until specifically accepted for maintenance by a public agency.

The limits of inundation from a 100 year flood shall be shown on the additional map
sheet. Building sites shall be located out of areas subject to flooding and all future
building permit submittals shall show compliance with County Code for Flood Hazard.
Notification to prospective buyers that an additional map sheet was recorded with the
final parcel or tract map. The restrictions, conditions and standards set forth in the
additional map sheet apply to future development. It is the responsibility of the
prospective buyers to read the information contained on the additional map sheet.

i.__The following shall apply to the areas within the open space area: no oak trees, or other

visually significant vegetation, shall be impacted or removed (removing and impacting
trees for leach lines shall be to the least extent feasible); no activities shall be allowed
that could adversely impact the sensitive vegetation, as defined in the Botanical
Assessment (Althouse and Meade, 2015). Any removal of non-sensitive vegetation shall
be done by hand, and by a qualified individual that can identify and avoid those sensitive
species identified in the Botanical Assessment. Any vegetation removal shall be
consistent with the procedures in the Landscape Restoration and Enhancement Plan.
Notification to prospective buyers that a development plan/coastal development permit

has been approved for and applies to the property and may contain requirements not
part of the subdivision map approval.
All lighting fixtures shall be shielded so that neither the Iamp nor the related reflector

interior surface is visible from adjacent properties. Light hoods shall be dark- colored.

i, No parking is allowed in the access drive and signs shall be installed pursuant to these

conditions.

Open Space Easement

Prior to recordation of the final map, the applicant shall execute and record an open
space easement for creek habitat protection, in a form approved by County Counsel and the
California Coastal Commission in conformance with applicable Coastal Act regulations, for
Lot 8 and the portions of Lots 6 and 7 outside the development envelope. The open space

easement shall be—14;080-squarefeet-and-include a formal legal description and graphic
depiction of subject properties including the Little Cayucos Creek Riparian Habitat Area.

Development shall be prohibited in the open space area except for:

a.

Restoration, protection, and enhancement of native riparian habitat and Monarch
butterfly habitat consistent with the terms of the Final Landscape Restoration and
Enhancement Plan;

Public interpretive access improvements approved by a coastal development permit.

Page 6 of 9

177 of 221



ATTACHMENT 8

*3193.1103U8 OS¥ 51 JUaAE)S 3Y L, “ABMyBIH MNqnd Jo{ow € wWoly GISIA Jou ) Jaalqus s9)61s 05]¢ uopEIBRA( aanedaN
‘uopejadas uvriedis BuysIxs W) J23) (T yoU 8 sjuomaaosdwy £ % 9 sjpdI8g

*£)23.4)5 MoJaEU 2wos Uo Jurjaed 1224)5-00

£q pasapuiy S| UOHBINNI JUIPIYF "SIIING MOLIEN °1 ‘Busao[jo} 94} IPNPIUJ PUE *PISSIIPPE 3Q 0) PIIU OS|E SDPUIJIP S04, SIII0YD uopyepsodsurdy Ry} Muw odoad
A0y 19338 YIYM ‘suondaosad 5,21d0ad ue passq ok Ay ‘peIlSH] "PAEPUBE Suuiaauidua ue Jsuyeds painseaw aq Jouusd 4ay) Inq ‘Appunuinied ay) Kq pALRUIP! UAQ IABY
SIUIIYAP WS AN JO §[AI] a1quydadas ju pusado Auarimd sodnie)) Uj SJaans Jofew o §j6 ‘sappoedea Kempeod Jo siskjeus us uo pasug-50on£u)) *600T UI UINUA

-fyapus daosdusy,, [ua 33foad i) 8L D NAIYXS 334) JUIWHIENE U £31E35 U9A3 3] “AVA FAINA AHL NI LNO AIMY V4 S1 AVD ANO NIAT dI 103aroud
FHL AAISNI ANNOYY N¥NL OL 378V 38 TTIM SMONYL FUIA ASNOJSTY LSUIA LNTHHND ON ‘pugjLsejue{ 0yut 338L0A 51| HQIYX3 PUNOIEUIN] N4} AL,

's18a£ 99 10) 215 2g) 0) Jxau Sulay| puE PIIY? € 58 a3s NP UO Kuyd Lul uo UoPEAIISQO JBTY)
aseq [ 'snoJawnn 248 3y J, "suopdunsse 333110211 JO SO B S)5Y 133f01d SIG) JO JUIWSSISSE [EJUIWUOIIAUS 3y} Uf Pasn Kuedwiod $3I[AIIE [BIUIWUOI[ALS PUE 1endojoNq L

syoedun Juengrudisol,, au A8y [|im oafosd 2] puk EAE aY) JO JAIUIND [BNSHA ] JO Joudun ou aq (jIm 253y} SAJEIS J  SHNBISIE,, DPU()

~azys A5 132420511 UB SIS)] VOLLIB[IIP ARSIV 3y} ‘OSY
saafoad S1q3 GHIA PIIEIDOSSE [[B U SINSST BT} OU DB 219Y) SIANP] Kyunoy) ay) sxeadde J] ;PaHIIYD JOU LUONENII,, XOq Y3 ST ISIPIIAY [BHUIUITONAUS 313 U} KA

+Papiedaasip pue paxyoo]
-3940 Su1aq Juawased Aealad € WI0L) §5929§ 3q 0) 5101 A4 UEY 240L MOJJ# JOU 520D JBY) “010°C0' 1T UOLIIIS DDUEBUIPIO UDISIALP Kysadoad uaa 9y Jo spaupue)s ) 2ae AYM

LPIYIIB]D 3 PINOYS JUILIIBIS SIY L *IIIN0SIA JARISUS PJIIUaP] 3} UO S132Y)2 a510ApE JuvayIudss 3)eaLd Jou [jia J93fosd 3y sAUS JuIWNEIS YL,

324102U8
Agaynjosqe os[e s1 122foad dy) 03 5590E Suipiroad speod 18 Jo Lyauded Qages ay) puoddq dYJEL) Jo HUN{OA B ayeaauadd Jou pas y33foad pasodoad ay) JBY JUIWAIEIS Y |,

Z3ur)0s 3ps HaauD ¥ 0) PDUBGIN)SIP Jofew B BiLIIPISU0I UM pasnbai
aq roday 1edw] [BUIWUOHAUT OU PINGA Ay -036 sauak g] awios Arenjouss AJIoNg YII8UOW € PIWIIP SBA BIE AL, 3292103y ARINJOSqE 5} SJY L, JUIWUCIIAUD
ayy uo 3aEyd JusdyuSis ¢ Ay Lew j0afoud ay) eI 2IUIPIAS (HUEISARE 0O §1 24) JR1) SAJEIS J] “UOHEUIWINIIP [EIUIWUOLIAUS JIPUN V HANXI-IUO JUIUNPERY

sSurpuig 20§ BN D NAXA £ JUSWGIBNY/D NGIYXT | JISWYDBYV/UOHRIEPIQ ANEIIN 0} 58 SUIINOT

'910TVT/ED
1O P10921 By} 10] PAIOU SSYJIT] PUE PIRIWANS UOPBIUISILF JUIOFIOMOJ UNA PIPRIST} 3] 03 STIIUOD [BUOHPPY 16000-SE0Z€NS #TT1d ALNNOD :3d

NOISSINOD ONINNVTd ALNNOD O4SIF0 ST NVS

.w\\._.u\ &

178 of 221



ATTACHMENT 8

uoisinpgns pAoj ue@/pieddays-jlsqdwed
soonke") ul a1nssald JuawdoRAsg-13AQ 310N

jusuwudo|sAaa(
193liS 4 66¢




ATTACHMENT 8

yooloud sy} jo uoyoafal [IDUN0H AloSIApY s02nADD Buydadsal Ajunod e
Juswdo|2ASP-19A0 UD SJDH|IOD] O} syybry olqnd Buyiapoj AjUNOD e
(1oV [PISPOD 18d) JI0pPLIOD MSIIA JO 2bD>]20|q |PIJUD|Od @

(o1 BULIDJUIM-ISAO UDIDUOW) 331D SO2NADY 3J|IT O} sO2UDAINYSIQ e
(pajondwi-19A0 AjUSLIND |93MS 3) ‘upjd }opduwij Dijoi] ON e

(19214 puUS PPSP B $S8IID pul|q) "SYS O} SS9V pajwl]

SONSS| JO JSI |OIH0d




ATTACHMENT 8

dwpy

uo Abmaai4 wolj uaas so s joalqns




ATTACHMENT 8

19A310} ADMYBIH Y} Wolj SMAIA upa20 320I4
[IM ‘}SOM Sy} O} §saYypn} B 3 Buiop) SWOH 8T Pasodold 3y} jpyj sibd

jooloud jo azis [pNOY Buimoys ADT-19A0 P3Y

ddp

L

H




ATTACHMENT 8

ypoN Buiopd
SNUAAY UD320 3 }o3alS 3}

0 Iaulod




ATTACHMENT 8

219YMON O} PIDASINOYG Sy} W03 [[IM 334§ 3
sawl] Jpad Buunp josls
3 asn sinoy 1ad 3|2IyaA L1 Ajuo s3jpjs Bujuubjd AjunoD

PUSXO3M UO
}jo34S 3 dn s MIIA




ATTACHMENT 8

1X3 119U} SO J93HS 3 UM
SIDD 9| JOUJOUD PPD [[IM YDIYM UOOS Hing 3 O} §93XS Y2119)
J9.1jS OUSD1] WO US|D} PISYSIN|DG '8 §93XS 3 JO 18UI0D




ATTACHMENT 8

‘aw0d A3y} yoeq ‘ONULAY ‘9oues U Aemaaly e Si 199415 J qulyl
pjaysiaxeg quijd 01 buikil jayy anuaAY ueadQ umop bulob sisunoj

‘App Al9Ad uo s906 jpyj uoisnjuod

uoldasIduI P

[21sia>pg pup }o34s 3 [pOIdA]




ATTACHMENT 8

swajqoid o} Aup asnpD Jou [IM 10oloid pasodoid ayj sajpjs Buluuoid

dp JD|d slossassy 12d sp ,0/ jou ‘SpIM £ SI PPOY 3DUbljug a|buls

pu3 ppraa/ajis 0} 2ubyu3 pullg




ATTACHMENT 8

ayis 1oalgng Buljixg usym usss 8g jou UbD DIDI] BulwoouQ 310N

ISOM Buiopg pug ppaq Wolj M3IA



ATTACHMENT 8

(PIOA-9PIS € D YHM YoD3)
1Inq 39 0O} S9sN0oY DAY Y} JO SSOW apowixoiddp ani} Sy} smoys 3pI|S [Pul siyL

j994)s 3 Buidopg sOSNOH MOY pasodoid G JO
(.gz) do} apwixoiddy ay} Buimoys aurl]




ATTACHMENT 8
Hlefie

399 E Street Planned Unit Development

(RESPONSE TO DEVELOPER STATEMENTS AND OMISSIONS)
This is a partial Non-Compliance Issues Analysis

PROJECT OVER-REACH:

The developer’s “Complete” analysis disseminated to members of the Cayucos Advisory Council is not
complete, and the analysis is based solely on the developer’s premise that the developer is given %2 of a
private road to build upon previously dedicated to the county that serves 4 other residences.

No consideration is mentioned by the developer as to the significant additional traffic impacts and noise
this project will create on E Street.

Numerous housing set-back requirements are asked to be over-looked and reduced.

Cayucos Land Policy clearly states it is based on maintaining a “Single Family Residential Character”,
not San Francisco Style Row Housing units twenty-cight feet tall and three feet apart.

It is also believed to be a faulty premise for a developer to be allowed to use total site area in potential
building size calculations when a portion of the site area is in the middle of a creek with a flood zone of
AE (this is a complete flood way) which is the worst designation given to only the most flood prone
areas. Should a developer be able to use the entire site size in housing density calculations when a
significant portion of the site in is completely unusabie and in a flood plain?

PROJECT DETAILS/COMMENTS:

A thoughtful review of the developer’s “Policy Review” and “Ordinance Compliance” is like a ride
through Fantasyland. The entire analysis is based on the premise that the developer will be deeded 2 of a
private road at no charge in which a host of entities have claims, including San Luis Obispo county
taxpayers. This is a vailed attempt to retake land already required to be donated to the county to meet the
requirements so the developer can over- build. Should anyone be allowed to use the same dedicated road
twice in calculations for 2 different projects in an attempt to circumvent the rules as written? Recent
California law seems to clearly say no. (SEE CALIFORNIA LAW REVIEW 2015: DEDICATION OF
LAND IN CALIFORNIA.) http://scholarship.law.berkeley.edu/califomialawreview

The developer wants to build five of the homes facing E street 28" feet high with 3’ feet separating each
unit’s property line. Each unit site width is 32° except one which is 33°. This equals 161” of frontage for
five of the units when the total front property line is 150°. The developer wants to be deeded special rights
by the county which will allow building out into the existing already-dedicated roadway.

E Street is ALREADY being impacted by traffic well beyond many safety considerations. Many people
use the bottom of E Street as a means of accessing the Post Office. With the development of the “Plaza™
at the bottom of E (E & Ocean) most trucks now park at the bottom of E Street (blocking one lane
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2 per dwelling

- Makt Family Dellings

 (Including for the purpose of
parking calculation,
condominioms & other attached
ouncrhip dwellings.)

Nursing and
Pervonal Care

Bsxient Parking

1 per one bedroom or studio  ©
unit, 1.5 per two bedroom unit,
2 per theee or more bedrooms,
nhi .

or fraction thercof beyond the
first four

1 per 4 be

Gusat Pakane: | B
1 space, phus | tor each 4 units,

Group Quarters

houses, d¢

organiaa sational houses).

(Inchuding boarding houses,
: Nl o

1 per bed, plus 1 per B beds
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ATTACHMENT 8

Petition to Save E Street

The following petitioners ask the Planning Commission Members to reduce the proposed project at 399 E Street in
Cayucos, otherwise known as the Campbell- -Sheppard/Dan Lloyd Tract 3074.

* This project would cause a 300% increase traffic and noise directly impacting pedestrian and bicycle safety in
an area where small children play and elderly walk.

» This proposal is completely out of character for the neighborhood.

* This land is immediately on the creek: the project seriously threatens environmentally sensitive Little
Cayucos Creek.

* Other impacts are disruption of quiet enjoyment and diminution of property values.

* We would support a lower density non subdivision project in this location.
Questions contact Kathy Oliver 995-1965 or Eileen Roach 995-1733
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ATTACHMENT 8

Petition io Save E‘étreet

[

The following petitioners ask the Planning Commission Members to reduce the proposed project at 399 E Street in
Cayucos, otherwise known as the Campbell-Sheppard/Dan Lioyd Tract 3074.

This project would cause a 300% increase traffic and noise directly impacting pedestrian and bicycle safety in
an area where small chiidren play and elderly walk.

This proposal is completely out of character for the neighborhood.

This land is immediately on the creek; the project seriously threatens environmentally sensitive Little
Cayucos Creek.

Other impacts are disruption of quiet enjoyment and diminution of property values.

We would support a lower density non subdivision project in this location.
Questions contact Kathy Ofiver 995-1965 or Eileen Roach 995-1733
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ATTACHMENT 8

Petition to Save E Street

The following petitioners ask the Planning Commission Members to reduce the proposed project at 399 E Street in
Cayucos, otherwise known as the Campbell-Sheppard/Dan Lloyd Tract 3074.

 This project would cause a 300% increase traffic and noise directly impacting pedestrian and bicycle safety in
an area where small children play and elderly walk.
» This proposal is completely out of character for the neighborhood.

. » This land is immediately on the creek; the project seriously threatens environmentally sensitive Little

Cayucos Creek.

e Other impacts are disruption of quiet enjoyment and diminution of property values.

*  We would support a lower density non subdivision project in this location.
Questions contact Kathy Oliver 995-1965 or Eileen Roach 995-1733
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ATTACHMENT 8

Petition to Save E Street

The following petitioners ask the Planning Commission Members to reduce the proposed project at 399 E Street in

Cayucos, otherwise known as the Campbell-Sheppard/Dan Lloyd Tract 3074.

» This project would cause a 300% increase traffic and noise directly impacting pedestrian and bicycle safety in
an area where small children play and elderly walk.

* This proposal is completely out of character for the neighborhood.
. * This land is immediately on the creek; the project seriously threatens environmentally sensitive Little

Cayucos Creek.

» Other impacts are disruption of quiet enjoyment and diminution of property values.
*  We would support a lower density non subdivision project in this location.
Questions contact Kathy Oliver 895-1965 or Eileen Roach 995-1733
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ATTACHMENT 8

Petition to Save E Street

The following petitioners ask the Planning Commission Members to reduce the proposed project at 399 E Street in
Cayucos, otherwise known as the Campbell-Sheppard/Dan Lloyd Tract 3074.

+ This project would cause a 300% increase traffic and noise directly impacting pedestrian and bicycle safety in
an area where small children play and elderly walk.

» This proposal is completely out of character for the neighborhood.

. *» This land is immediately on the creek; the project seriously threatens environmentally sensitive Little
Cayucos Creek.

» Other impacts are disruption of quiet enjoyment and diminution of property values.
»  We would support a lower density non subdivision project in this location.
Questions contact Kathy Oliver 995-1965 or Eileen Roach 995-1733
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ATTACHMENT 8
Petition to Save E Street

The following petitioners ask the Planning Commission Members to reduce the Proposed project at 399 E Street in
Cayucos, otherwise known as the Campbell-Sheppard/Dan Lioyd Tract 3074.

* This project would cause 3 300% increase traffic and noise directly impacting pedestrian and bicycle safety in
an area where small children play and elderly walk.

* This proposal is completely out of character for the neighborhood.
* This land is immediately on the creek; the project seriously threatens environmentally sensitive Little
Cayucos Creek.
* Otherimpacts are disruption of quiet enjoyment and diminution of property values.
* We would support a lower density non subdivision project in this location,
Questions contact Kathy Oliver 995-1965 or Eileen Roach 995-1733
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ATTACHMENT 8

Petition to Save E Street

The following petitioners ask the Planning Commission Members to reduce the proposed project at 399 E Street in
Cayucos, otherwise known as the Campbell-Sheppard/Dan Lloyd Tract 3074.

» This project would cause a 300% increase traffic and noise directly impacting pedestrian and bicycle safety in

an area where small children play and eiderly walk.
 This proposal is completely out of character for the neighborhood.
. » This land is immediately on the creek; the project seriously threatens environmentally sensitive Little

Cayucos Creek.

» Other impacts are disruption of quiet enjoyment and diminution of property values.
»  We would support a lower density non subdivision project in this location.
Questions contact Kathy Oliver 995-1965 or Eileen Roach 995-1733

" Printed Name Signature Street Address ) City
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ATTACHMENT 8

Petition to Save E Street

The following petitioners ask the Planning Commission Members to reduce the proposed project at 399 E Street in
Cayucos, otherwise known as the Campbell-Sheppard/Dan Lloyd Tract 3074.

« This project would cause a 300% increase traffic and noise directly impacting pedestrian and bicycle safety in
an area where small children piay and elderly walk.

« This proposal is completely out of character for the neighborhood.
.« This land is immediately on the creek; the project seriously threatens environmentally sensitive Little

Cayucos Creek.

o Other impacts are disruption of quiet enjoyment and diminution of property values.
« We would support a lower density non subdivision project in this jocation.
Questions contact Kathy Oliver 995-1985 or Eileen Roach 995-1733
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ATTACHMENT 8

Petition to Save E Street

The following petitioners ask the Planning Commission Members to reduce the proposed project at 399 E Street in
Cayucos, otherwise known as the Campbell-Sheppard/Dan Lioyd Tract 3074.

» This project would cause a 300% increase traffic and noise directly impacting pedestrian and bicycle safety in
an area where small children play and eiderly walk.

« This proposal is completely out of character for the neighborhood.

_+ This land is immediately on the creek; the project seriously threatens environmentally sensitive Little

Cayucos Creek.

« Other impacts are disruption of quiet enjoyment and diminution of property values.

«  We would support a lower density non subdivision project in this location.

Questions contact Kathy Oliver 995-1965 or Eileen Roach 995-1733
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ATTACHMENT 8

Petition to Save E Street

The following petitioners ask the Planning Commission Members to reduce the proposed project at 399 E Street in
Cayucos, otherwise known as the Campbell-Sheppard/Dan Lloyd Tract 3074.

« This project would cause a 300% increase traffic and noise directly impacting pedestrian and bicycle safety in
an area where small children play and elderly walk.

» This proposal is completely out of character for the neighborhood.
.+ This land is immediately on the creek; the project seriously threatens environmentally sensitive Little

Cayucos Creek.

« Other impacts are disruption of quiet enjoyment and diminution of property values.
» We would support a lower density non subdivision project in this location.
Questions contact Kathy Qiiver 995-1965 or Eileen Roach 995-1733
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ATTACHMENT 8

Petition to Save E Street

~ The following petitioners ask the Planning Commission Members to reduce the proposed project at 399 E Street in
* Cayucos, otherwise known as the Campbell-Sheppard/Dan Lioyd Tract 3074.

« This project would cause a 300% increase traffic and noise directly impacting pedestrian and bicycle safety in
an area where small children play and elderly walk.

+ This proposal is completely out of character for the neighborhood.

-« This land i$ immediately on the creek; the project seriously threatens environmentally sensitive Little

Cayucos Creek.

« Other impacts are disruption of quiet enjoyment and diminution of property values.

« We would support a lower density non subdivision project in this location.

Questions contact Kathy Oliver 995-1965 or Eileen Roach 995-1733
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ATTACHMENT 8

Petition to Save E Street

" ‘The following petitioners ask the Planning Commission Members to reduce the proposed project at 399 E Street in
* Cayucos, otherwise known as the Campbell-Sheppard/Dan Lloyd Tract 3074.

« This project would cause a 300% increase traffic and noise directly impacting pedestrian and bicycle safety in

an area where small children play and elderly walk.
.+ This proposal is completely out of character for the neighborhood.

« This land is immediately on the creek; the project seriously threatens environmentally sensitive Little
Cayucos Creek. .

« Other impacts are disruption of quiet enjoyment and diminution of property values.

« We would support a lower density non subdivision project in this location.

Questtons.contact Kathy Oliver 995-1965 or Eileen Roach 995-1733
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ATTACHMENT 8

Petition to Save E Street

The following petitioners ask the Planning Commission Members to reduce the proposed project at 399 E Street in

Cayucos, otherwise known as the Campbell-Sheppard/Dan Lloyd Tract 3074.

« This project would cause a 300% increase traffic and noise directly impacting pedestrian and bicycle safety in
an area where small children play and elderly walk.

« This proposal is completely out of character for the neighborhood.
.+ This land is immediately on the creek; the project seriously threatens environmentally sensitive Littie

Cayucos Creek.

« Other impacts are disruption of quiet enjoyment and diminution of property values.
» We would support a lower density non subdivision project in this location.
Questions contact Kathy Oliver 995-1965 or Eileen Roach 995-1733
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ATTACHMENT 8

Petition to Save E Street

The following petitioners ask the Planning Commission Members to reduce the proposed project at 399 E Street in
Cayucos, otherwise known as the Campbell-Sheppard/Dan Lloyd Tract 3074.

» This project would cause a 300% increase traffic and noise directly impacting pedestrian and bicycle safety in
an area where small children play and elderly walk.

» This proposal is completely out of character for the neighborhood.

~* This land is immediately on the creek; the project seriously threatens environmentally sensitive Little

Cayucos Creek.

» QOther impacts are disruption of quiet enjoyment and diminution of property values.

*  We would support a lower density non subdivision project in this location.

Questions contact Kathy Oliver 995-1965 or Eileen Roach 995-1733
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ATTACHMENT 8

Petition to Save E Street

The following petitioners ask the Planning Commission Members to reduce the proposed project at 399 E Street in
Cayucos, otherwise known as the Campbell-Sheppard/Dan Lloyd Tract 3074.

» This project would cause a 300% increase traffic and noise directly impacting pedestrian and bicycle safety in
an area where small children play and elderly walk.
» This proposal is completely out of character for the neighborhood.
« This land is immediately on the creek; the project seriously threatens environmentally sensitive Little
‘ Cayucos Creek.
+ Other impacts are disruption of quiet enjoyment and diminution of property values.
* We would support a lower density non subdivision project in this location.
Questions contact Kathy Oliver $95-1965 or Eileen Roach 995-1733
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The following petitioners ask the Planning C
Cayucos, otherwise known as the Campbeli

LY

« This project would cause a 300%

ATTACHMENT 8

Petition to Save E Street

an area where small children play and elderly walk.
» This proposal is completely out of character for the neighborhood.

‘e This land is immediately on the creek; the project seriously threatens enviro

Cayucos Creek.

» Other impacts are disrupti
«  We would support a lower density non subdivision proj

on of quiet enjoyment and diminution of property values.

ect in this location.

Questions contact Kathy Oliver 995-1965 or Eileen Roach 995-1733

ommission Members to reduce the proposed project at 399 E Street in
-Sheppard/Dan Lloyd Tract 3074.

increase traffic and noise directly impacting pedestrian and bicycle safety in

nmentally sensitive Little
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ATTACHMENT 8

Petition to Save E Street

The following petitioners ask the Planning Commission Members to reduce the proposed project at 399 E Street in
Cayucos, otherwise known as the Campbell-Sheppard/Dan Lioyd Tract 3074.

« This project would cause a 300% increase traffic and noise directly impacting pedestrian and bicycle safety in
an area where small children play and elderly walk.

* This proposal is completely out of character for the neighborhood.

.+ This land is immediately on the creek; the project seriously threatens environmentally sensitive Little

Cayucos Creek.

» Other impacts are disruption of quiet enjoyment and diminution of property values.

» We would support a lower density non subdivision project in this location.

Questions contact Kathy Otiver 995-1965 or Eileen Roach 995-1733
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ATTACHMENT 8

Petition to Save E Street

The following petitioners ask the Planning Commission Members to reduce the proposed project at 399 E Street in
Cayucos, otherwise known as the Campbell-Sheppard/Dan Lloyd Tract 3074.

* This project would cause a 300% increase traffic and noise directly impacting pedestrian and bicycle safety in
an area where small children play and elderly walk.

« This proposal is completely out of character for the neighborhood.

.« This land is immediately on the creek; the project seriously threatens environmentally sensitive Little

Cayucos Creek.

» Other impacts are disruption of quiet enjoyment and diminution of property values.

« We would support a lower density non subdivision project in this location.

Questions contact Kathy Oliver 995-1965 or Eileen Roach 995-1733
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ATTACHMENT 8

Petition to Save E Street

The following petitioners ask the Planning Commission Members to reduce the proposed project at 399 E Street in
Cayucos, otherwise known as the Campbell-Sheppard/Dan Lloyd Tract 3074.

* This project would cause a 300% increase traffic and noise directly impacting pedestrian and bicycle safety in
an area where small children play and elderly walk.

* This proposal is completely out of character for the neighborhood.
~* This land is immediately on the creek; the project seriously threatens environmentally sensitive Little

Cayucos Creek.

e Other impacts are disruption of quiet enjoyment and diminution of property values.
¢ We would support a lower density non subdivision project in this location.
Questions contact Kathy Oliver 995-1965 or Eileen Roach 995-1733
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ATTACHMENT 8

Petition to Save E Street

The following petitioners ask the Planning Commission Members to reduce the proposed project at 399 E Street in
Cayucos, otherwise known as the Campbell-Sheppard/Dan Lloyd Tract 3074.

« This project would cause a 300% increase traffic and noise directly impacting pedestrian and bicycle safety in
an area where small children play and elderly walk.

« This proposal is completely out of character for the nelghborhood

~+ This land is immediately on the creek; the project seriously threatens environmentally sensitive Little

Cayucos Creek.

« Other impacts are disruption of quiet enjoyment and diminution of property values.

»  We would support a lower density non subdivision project in this location.

Questions contact Kathy Oliver 995-1965 or Eileen Roach 995-1733
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ATTACHMENT 8

Petition to Save E Street

The following petitioners ask the Planning Commission Members to reduce the proposed project at 399 E Street in
Cayucos, otherwise known as the Campbell-Sheppard/Dan Lloyd Tract 3074.

"PrintedName | Signature

This project would cause a 300% increase traffic and noise directly impacting pedestrian and bicycle safety in
an area where small children play and elderly walk.
This proposal is completely out of character for the neighborhood.
This land is immediately on the creek; the project seriously threatens environmentally sensitive Little
Cayucos Creek.
Other impacts are disruption of quiet enjoyment and diminution of property values.
We would support a lower density non subdivision project in this location.
Questions contact Kathy Oliver 895-1965 or Eileen Roach 995-1733
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