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February 27, 2026 
 
MATTHEW MCELHENIE 
PO BOX 65 
CAMBRIA, CA93428 

 
SUBJECT: Notice of Final County Action, Development Plan, DRC2013-00112 

Dear Sir/Madam, 

 
This letter is to notify you that application DRC2013-00112 was Approved by the Planning Commission on February 26, 2026, based on 
the adopted findings and subject to the conditions of approval, both of which are attached for your records. 

If the use authorized by this approval has not been established or if substantial work on the property towards the establishment of the 
use is not in progress after a period of 24 months from the date of this approval or such other time period as may be designated through 
approved conditions, this approval shall expire and become void unless an extension of time has been granted pursuant to the 
provisions of Section 22.64.070 or Section 23.02.050 of the County Land Use Ordinance. If the use authorized by this approval, once 
established, is or has been unused, abandoned, discontinued, or has ceased for a period of six (6) months or conditions have not been 
complied with, such approval shall become void. 

 
Pursuant to County Land Use Ordinance Section 22.70.050 or County Real Property Division Ordinance Section 21.04.020 or Coastal 
Zone Land Use Ordinance Section 23.01.042, any aggrieved person may appeal this decision to the Board of Supervisors within 14 
calendar days of the decision. Appeals must be filed, in writing and on the appropriate form, with the Department of Planning & Building. 
An appeal fee, set by ordinance, applies to all inland appeals and coastal appeals where no legitimate coastal resource issues related 
to the County's Local Coastal Plan are raised in the appeal. If the appeal fee is applicable, it must be paid at the time the appeal is filed. 
An original signature is required on the appeal form, facsimiles (digital or hard copy) will not be accepted. 

 

 
Any aggrieved person or the Coastal Commission itself may appeal a decision by the Board of Supervisors to the California Coastal 
Commission within 10 working days after the decision. All county-level appeals must be exhausted before an appeal may be filed with 
the Coastal Commission. Appeals to the Coastal Commission must be filed directly with the Coastal Commission office. Please contact 
the Commission's Santa Cruz office at (831) 427-4863 for additional information. 

Please note that no construction permits may be issued until the appeal period(s) described above have expired without any appeals 
being filed. 

 
If you have any questions regarding your project, please contact Jeremy Freund at 805-781-5600. 

Sincerely, 

Ysabel Eighmy 
Ysabel Eighmy, Secretary 
County of San Luis Obispo 
Department of Planning & Building 

http://www.sloplanning.org/
mailto:planning@co.slo.ca.us


EXHIBIT A – FINDINGS 
DEVELOPMENT PLAN / COASTAL DEVELOPMENT PERMIT 

DRC2013-00112 / CAMBRIA COMMUNITY SERVICES DISTRICT (CCSD) 
WATER RECLAMATION FACILITY 

 
Environmental Determination 
A. Cambria Community Services District (CCSD) approved the Addendum to the 2017 

Subsequent Environmental Impact Report (SEIR) for the Cambria Water Reclamation 
Facility (WRF) (SCH # 2014061073) on July 10, 2025, pursuant to the applicable 
sections of the California Environmental Quality Act (CEQA), and the County finds that 
this determination is appropriate (pursuant to Public Resources Code Section 21166 et 
seq., and CA Code of Regulations Section 15162 (a) et seq.). Mitigation measures are 
required to address potentially significant impacts related to Aesthetics, Air Quality, 
Biological Resources, Cultural Resources, Hydrology and Water Quality, Noise and 
Land use and Mandatory Findings of Significance and and are included as conditions of 
approval through reference in Exhibit B. 

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, per Table O of the Coastal Zone Framework for 
Planning, Public Utility Facilities are an “S-13” use on sites designated Agriculture. The 
S-13 status indicates the land use is a special use, allowable subject to special 
standards and/or processing requirements unless otherwise limited by a specific 
planning area standard. The Water Reclamation Facility (public utility facility) is an 
allowed use, as conditioned, and is consistent with all of the General Plan policies.  

C. As conditioned, the proposed project satisfies all applicable provisions of Title 23 
(Coastal Zone Land Use Ordinance) of the County Code.   

D. 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 WRF project will provide water services for the 
community of Cambria, and the WRF does not generate activity that presents a potential 
threat to the surrounding property and buildings. This project is subject to Land Use 
Ordinance and Building Code requirements designed to address health, safety and 
welfare concerns.  

E. The proposed project or use will not be inconsistent with the character of the immediate 
neighborhood or contrary to its orderly development because the improvements to the 
WRF will not alter the existing visual character of the surrounding area as the proposed 
above ground facilities will be color treated to match surrounding landscape, the height 
of the structures will not exceed 35 feet, and the CCSD WRF is similar to other 
agricultural type uses in the vicinity and will not conflict with the surrounding lands and 
uses. The WRF, as designed and conditioned, is compatible with the surrounding rural 
setting. 

F. 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 will not result in any new or substantially increased 



transportation impacts than previously reviewed in the 2017 SEIR and 2025 Addendum. 
The project is located on San Simeon Creek Road, a local road constructed to a level of 
service that can handle any additional traffic associated with the project. 

Coastal Access 
G. The project is in conformity with the public access and recreation policies of Chapter 3 of 

the California Coastal Act because, although the site is located adjacent to the coast, the 
project is limited to the upland area and will not inhibit existing access points to coastal 
waters and recreation areas. Additionally, although a portion of the project site is located 
within a mapped Visitor Serving Area (San Simeon State Park), the project is limited to a 
permit for the continued operation of the CCSD WRF and will not impact existing 
recreation and visitor-serving facilities in the surrounding area. Existing recreation and 
visitor-serving facilities will not be removed or converted as a result of this project and 
facilities will not be added as a result of this project.  

Sensitive Resource Area (SRA) 
H. 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 (SRA) designation. 
The southernmost portion of the site is located within a mapped SRA known as the San 
Simeon Creek Lagoon. The project will preserve and protect the SRA features through 
the site design, such as implementing setbacks, avoiding tree removals, and locating the 
project entirely within the existing disturbed areas outside of the San Simeon Creek 
Lagoon. The project is also conditioned to require a United States Fish and Wildlife 
Service (USFWS)-approved biologist to conduct pre-construction surveys and be 
present on site prior to commencement of grading and ground disturbance activities. 
Additionally, the project is conditioned to implement an Adaptive Management Program 
(AMP) for post construction operations upon commencement of WRF operations.  The 
AMP shall be implemented while the WRF is operating and indefinitely until the WRF is 
no longer in use or until it is deemed no longer necessary by applicable regulatory 
agencies.  The AMP is intended to monitor and protect the lagoon, creek, and riparian 
habitats adjacent to the project site and, by extension, protect the species that inhabit it. 

I. Natural features and topography have been considered in the design and siting of all 
proposed physical improvements because the project is located away from the SRA to 
the maximum extent feasible, a majority of pipeline was located above ground, and the 
project will preserve and protect such features through the site design and conditions of 
approval. 

J. The proposed clearing of topsoil and/or trees is the minimum necessary to achieve safe 
and convenient access, and siting of proposed structures will not create significant 
adverse effects on the identified sensitive resource because the project is located on an 
unvegetated portion of the site that has relatively flat slopes and was previously graded. 

K. The soil and subsoil conditions are suitable for the proposed excavation and site 
preparation. The project is conditioned to require the submittal of full drainage plans and 
the implementation of any necessary drainage improvements at the time of construction 
permitting. These measures ensure that historic drainage patterns are maintained and 
that soil erosion, sedimentation of streams, and undue surface runoff do not occur. 

 
 



Non-Agricultural Uses 
L. Non-agricultural uses may be established on the project site based on prior 

environmental review and land use determinations. The 2017 SEIR evaluated project 
alternatives and identified the approved project design as the environmentally superior 
alternative. In addition, a 2019 Feasibility Study and Assessment of Environmentally 
Sensitive Habitat Areas (ESHA) determined that the Emergency Water Supply Project 
alternative was the only feasible option because it would be constructed in areas already 
disturbed by existing and historic CCSD facilities, is located away from San Simeon 
Creek and Van Gordon Creek, and no other feasible on-site or off-site alternatives were 
identified. Portions of the project site are designated as “Prime Farmland if Irrigated” and 
“Farmland of Statewide Importance”; however, the site is not currently used for 
agricultural production and has been in continuous public utility use since 1979, when 
CCSD constructed the San Simeon well field and treated wastewater effluent disposal 
system. Based on these existing conditions, the site does not meet the criteria for Prime 
Farmland or Farmland of Statewide Importance. Therefore, the project would not result 
in the conversion of Prime Farmland, Unique Farmland, or Farmland of Statewide 
Importance, and no impact would occur in this regard. Consistent with Coastal Table O, 
Public Utility Facility projects are allowable uses within agriculturally designated areas 
when specific conditions are met. The proposed project involves the construction of 
water facilities entirely within an existing public facility site, and no agriculturally 
designated land outside of the project site would be disturbed. As a result, the proposed 
use would not conflict with surrounding agricultural lands or agricultural operations.  

Environmentally Sensitive Habitat Area (ESHA) 
M. The project will not result in a significant adverse impact to identified ESHA and is 

consistent with the biological continuance of the habitat. The project has been designed 
to avoid impacts to sensitive biological resources to the maximum extent feasible, and 
areas subject to temporary disturbance will be restored and revegetated to maintain 
existing habitat functions and values. The southernmost portion of the site is located 
within mapped Terrestrial Habitat (TH), which is designated as ESHA, and within the 
mapped SRA known as the San Simeon Creek Lagoon. As identified in the North Coast 
Area Plan, the San Simeon Creek Lagoon is an estuarine system composed of salt and 
freshwater marshes, grasslands, Monterey pine forest, and estuarine habitat, and 
supports steelhead trout, other fish species, and extensive waterfowl feeding and 
nesting habitat. Although the project site does not contain mapped Coastal Zone 
wetlands, it is adjacent to the San Simeon Creek Lagoon SRA, includes mapped U.S. 
Fish and Wildlife Service wetlands, and is traversed by, or located within 100 feet of, 
San Simeon Creek and Van Gordon Creek and associated riparian vegetation. The 
proposed project is located outside of the mapped TH area and incorporates site design 
features and conditions of approval that preserve and protect ESHA, wetlands, streams, 
and riparian resources. These measures ensure that development is sited and designed 
to prevent disruption of habitat values, maintain ecological function, and protect sensitive 
resources consistent with Local Coastal Program policies. Therefore, the project avoids 
impacts to ESHA to the maximum extent feasible, and no significant adverse impact to 
ESHA would occur. 

N. The proposed use will not significantly disturb ESHA because the project has been 
designed to avoid impacts and be located outside ESHA to the maximum extent 
feasible. 

 



Wetlands 
O. The project is limited to a permit authorizing the continued operation of the CCSD WRF. 

An alternatives analysis was conducted that considered a range of potential alternatives 
and evaluated applicable environmental constraints, including the County’s Local 
Coastal Program and Coastal Act policies. Based on this analysis, no feasible on-site or 
off-site alternatives were identified that would reduce potential environmental impacts 
while still meeting the project objectives. Accordingly, the proposed project represents 
the least environmentally damaging feasible alternative.  

P. Adverse environmental effects have been mitigated to the maximum extent feasible 
through the implementation of best management practices and avoidance and 
minimization measures that are incorporated as enforceable conditions of approval for 
the project. These measures reduce potential impacts to a less-than-significant level and 
ensure compliance with applicable environmental and coastal resource protection 
standards.  



 

 

REVISED EXHIBIT B – CONDITIONS OF APPROVAL 
DEVELOPMENT PLAN / COASTAL DEVELOPMENT PERMIT 

DRC2013-00112 / CAMBRIA COMMUNITY SERVICES DISTRICT (CCSD) 
WATER RECLAMATION FACILITY 

Approved Development 

• This approval authorizes CCSD Water Reclamation Facility (WRF) and would produce 
425 gallons per minute (GPM) of treated water that would be injected into an existing 
reinjection well (RIW-1) 

• Allowance of approximately 100 GPM of treated and de-chlorinated water would be 
discharged into San Simeon Creek to maintain and enhance the San Simeon Creek 
Lagoon during the dry season. 

• 100-foot by 100-foot concrete pad to support the Zero Liquid Discharge facility (ZLD 
facility) 

• ZLD facility, consisting of two 40- foot trailers 

• Removal of five mechanical spray evaporators and sound enclosures from Van Gordon 
Reservoir 

• Extension (300 linear feet) of existing San Simeon Lagoon mitigation water conveyance 
piping 

• The project would result in approximately 500 cubic yards of earthwork and would result 
in approximately 4.17 acres site disturbance (includes 3.6 acres for removal of the pond 
liner and 0.57 acres for Advance Water Treatment Plant (AWTP) and Zero Liquid 
Discharge (ZLD) facility) . 

• Emergency Permit ZON2013-00589 Emergency Water Supply Project (EWSP) facilities: 
o Advance Water Treatment Plant includes concrete pads, Conex containers, ultraviolet 

(UV) vessels, water tanks, pump skids, and self-contained chemical totes. Key AWTP 
unit equipment was pre-packaged and mounted in six shipping containers, installed 
within an area measuring approximately 100 feet by 170 feet. Each treatment plant 
container is about 15 feet in height. UV vessels, water tanks, pump skids, and self-
contained chemical totes were installed outdoors on concrete housekeeping pads. 

o Extension of an existing 8-inch pipeline between Well 9P7 and the AWTP (200 linear 
feet of polyvinyl chloride [PVC]) 

o Installation of a new 8-inch 1,800 linear feet PVC pipeline between the AWTP and 
Recharge Injection Well (RIW1) 

o Installation of a new 4-inch 4,400 linear feet high-density polyethylene [HDPE] pipeline 
between the AWTP and Lagoon Surface Discharge 

o Installation of a new 4-inch 2,000 linear feet HDPE pipeline between the AWTP and 
Van Gordon Reservoir 

o Modification of Van Gordon Reservoir from an effluent storage basin to a brine 
evaporation pond through installation of pond lining and five mechanical spray 
evaporators 

o Installation of a leachate collection and removal system for Van Gordon Reservoir 
o Construction of 4 monitoring wells (MW-1, MW-2, MW-3, MW-4) 
o Construction of Lagoon Surface Discharge 
o Construction of Recharge Injection Well (RIW-1); drilled 100 feet deep; 454 GPM of 

injection 
o Installation of a new Pacific Gas and Electric Company (PG&E) pad mount transformer 

connected to an existing PG&E powerline serving Well 9P7 via a new power drop from 
the well site along the well site access road 

o Installation of a new PG&E pad mount transformer connected to an existing PG&E 
overhead power line along San Simeon Road via a new power drop along Van Gordon 
Creek Road 

o Access Road to project site. 



 

 

 

• May operate up to 24 hours per day, 5 days per week, for 7 months per year, depending 
on precipitation. 

• Conditions of Approval for Emergency Permit Coastal Development Permit ZON2013- 
00589 are included herein as requirements through reference. 

• Adaptive Management Plan. 

• Addendum SEIR and 2017 SEIR Mitigation Monitoring and Reporting Plan which are 
included herein as requirements through reference. 

 
Conditions required to be completed at the time of application for construction permits 

Site Development 
1. At the time of application for construction permits plans submitted shall show all 

development consistent with the approved site plan record drawings, elevations and 
landscape plan, Addendum SEIR, Adaptive Management Plan. 

2. At the time of application for construction permits, the applicant shall provide details 
on any proposed exterior lighting, if applicable. The details shall include the height, 
location, and intensity of all exterior lighting. All lighting fixtures shall be shielded so that 
neither the lamp or the related reflector interior surface is visible from adjacent properties. 
Light hoods shall be dark colored. 

3. At the time of application for construction permits, the applicant shall submit a color 
board for ZLD facility and colors shall be consistent with the AWTP and blends with the 
surrounding area. 

Fire Safety 
4. At the time of application for construction permits, all plans submitted to the 

Department of Planning and Building shall meet the fire and life safety requirements of the 
California Fire Code. Requirements shall include, but not be limited, to those outlined in 
the Fire Safety Plan, prepared by County Fire Department for this proposed project and 
dated July 11, 2025. 

Access 
5. At the time of application for construction permits, the applicant shall submit to the 

Department of Public Works an encroachment permit application, plans, fees, and post a 
cash damage bond to install improvements within the public right-of-way in accordance 
with County Public Improvement Standards. The plans are to include, as applicable: 

a. The existing San Simeon Creek Road site access shall be reconstructed in 
accordance with B-1a rural driveway standards. 

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

c. Public utility plan, showing all existing utilities and installation of all new utilities to serve 
the site. 

d. Tree removal/retention plan for trees to be removed and retained associated with the 
required public improvements. The plan shall be approved jointly with the Department 
of Planning and Building. 

e. Traffic control plan for construction in accordance with the California Manual on 
Uniform Traffic Control Devices (CA-MUTCD). 



 

 

6. At the time of application for construction permits, the applicant shall provide 
satisfactory evidence 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. 

7. At the time of application for construction permits, and if the project proposes 
construction with Coastal Original Jurisdiction, the applicant shall provide satisfactory 
evidence that the California Coastal Commission has issued a permit for the construction 
or that their permit is not required. 

8. At the time of application for construction 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, or the regulating fire agency standards and specifications back to the nearest public 
maintained roadway. 

9. Prior to commencing permitted activities, all work in the public right-of-way must be 
constructed or reconstructed to the satisfaction of the Public Works Inspector and in 
accordance with the County Public Improvement Standards; the project conditions of 
approval, including any related land use permit conditions; and the approved improvement 
plans. 

Drainage & Flood Hazard 
10. At the time of application for construction permits, the applicant shall submit complete 

drainage plans for review and approval in accordance with Section 23.05.040 of the Land 
Use Ordinance. 

11. At the time of application for construction permits, the applicant shall submit complete 
erosion and sedimentation control plan for review and approval in accordance with Section 
23.05.036 of the Land Use Ordinance. 

12. At the time of application for construction permits, the applicant shall show the 100- 
year flood hazard boundary on the project plans and provide evidence that all new 
structures comply with County flood hazard construction standards, Section 23.07.060. 

Stormwater Pollution Prevention Plan (SWPPP) 
13. At the time of application for construction permits, if the project disturbs more than 

1.0 acre or is part of a common plan of development, the applicant must enroll for 
coverage under California’s Construction General Permit. Sites that disturb less than 
1.0 acre must implement all required elements within the site’s erosion and 

sediment control plan as required by San Luis Obispo County Codes. 

14. At the time of application for any construction permits, the applicant must account for 
the total area of disturbance associated with construction and indicate the limits of 
disturbance on the plans. Projects that disturb greater than 1.0 acre for construction 
related activities must enroll in the Construction General Permit (CGP) for Stormwater 
Discharges Associated with Construction (Order WQ 2022-0057-DWQ). 

15. At the time of application for any construction permits, the applicant shall provide 
satisfactory evidence that the Industrial Stormwater General Permit (IGP) for Discharges 
Associated with Industrial Activities (Order 2014-0057-DWQ). permits have either been 
secured or that the regulatory agency has determined that their permit is not required. 

Environmental Health 
16. At the time of application for construction permits, the applicant shall Hazardous 

Materials Business Plan for review to the planning department. 



 

 

 
Conditions to be completed prior to issuance of a construction permit 

17. Prior to issuance of a construction permit, an environmental quality assurance 
program covering all aspects of construction and operation shall be submitted prior to 
construction of any project component. This program will include a schedule and plan for 
monitoring and demonstrating compliance with all conditions required by the Development 
Plan. 

Fees 
18. Prior to issuance of a construction permit, the applicant shall pay all applicable 

school and public facilities fees. 

19. Prior to commencing permitted activities, and in accordance with Title 13.01 of the 
County Code, the applicant must pay to the Department of Public Works the North Coast 
Area A Road Fee Area based on the latest adopted area fee schedule. 

The fee schedule is subject to change by resolution of the Board of Supervisors. The 
applicant shall be responsible for paying the fee in effect at the time of issuance of building 
permits, or within 30 days of Land Use Permit approval if no building permits are required. 

Biological Resources 
20. At the time of application for construction permits, the applicant shall provide 

satisfactory evidence that the Army Corps of Engineers and the California Department of 
Fish and Game and Regional Water Quality Control Board environmental permits have 
either been secured or that the regulatory agency has determined that their permit is not 
required. 

21. At the time of application for construction permits for driveway improvements, the 
applicant shall conduct a preconstruction survey for nesting birds and avoid active nests. 
If work activities are scheduled to start between February 1st and August 31st, a qualified 
biologist shall survey the project impact area plus a 250-foot buffer. The survey shall be 
conducted within seven days before the initiation of construction. During the survey, the 
qualified biologist shall search for birds exhibiting nesting behavior, attempt to locate their 
nests, and inspect all potential nest substrates in the survey area. Any nests identified 
shall be monitored to determine if they are active. If no active nests are found, construction 
may proceed. If an active nest is found, a buffer shall be established around the nest (50 
feet for birds and 250 feet for raptors). The buffer shall be delineated with flagging, and no 
work shall take place within the buffer area until the young have left the nest, as determined 
by the qualified biologist. Once nesting has ceased and the young are no longer reliant on 
the nest, project activities can commence in the buffer zone./ 

22. At the time of application for construction permits for driveway improvements, the 
applicant shall install protective fencing along the outer edge of the Riparian habitat and 
avoid disturbance during construction. Within two weeks prior to the initiation of ground 
disturbance, protective fencing shall be installed around the outer edge of the canopy of 
Riparian habitat adjacent to project activities. Fencing should be orange plastic 
construction fencing or similar material attached to T-posts a minimum of eight (8) feet 
apart. The fencing shall be maintained throughout construction and removed only after 
there is no potential for construction- related impacts to Riparian habitat. Silt fencing and 
straw wattles, and other recommendations from the project engineer, shall be installed 
along the project side of the orange fencing to ensure runoff does not enter the creek 
corridor. Ground disturbance, placement of fill, pavement or materials shall not be 



 

 

located within the protected Riparian zone. Riparian protection areas shall be shown on 
all construction plans, and all crew members shall be aware of the sensitive habitat area. 

23. At the time of application for construction permits for driveway improvements, the 
applicant shall Apply a native erosion control seed mix to disturbed areas post 
construction. Under the direction of the project engineer and project biologist, the below 
native erosion control seed mix shall be applied to all disturbed areas that are to be 
restored with vegetation after project construction. Seed may be applied using 
hydroseeding or broadcast seeding methods. 

Preservation of Trees and Native Vegetation 
24. The following Landscape Plan Requirements apply: 

a. Prior to issuance of a construction permit, the applicant shall submit for 
Planning Director review and approval, a Landscape Plan that provides for the 
planting of all open areas of the site disturbed by project construction, including 
the evaporation pond as applicable with native, drought and fire resistant species 
that are compatible with the habitat values of the surrounding forest. In addition, 
non-native, invasive, and water intensive (e.g. turf grass) landscaping shall be 
prohibited on the entire site. If future project improvements result in impact or 
removal to qualifying Monterey pine and/or Coast Live oak trees, a landscape plan 
shall be submitted to the Department of Planning and Building consistent with 
applicable North Coast Area Plan and County Ordinance standards, as applicable. 

b. Prior to issuance of a construction permit, the landscape plan shall clearly 
show the following: 
i. Construction plans shall clearly delineate all trees within 50-feet of the 

proposed project and shall show which trees are to be removed or 
impacted, and which trees are to remain unharmed. 

ii. Any Monterey pine trees that are six inches or more in diameter 4.5-feet 
above the ground removed shall be replaced at a 4:1 ratio. Any Monterey 
pine trees impacted by development shall be replaced at a 2:1 ratio. 
Replacement Monterey pine trees shall be at least one gallon container 
sizes. Native Monterey pine trees shall be used for replanting of any pine 
tree removed. No out of area Monterey pine stock shall be used. 

iii. Any pine trees that are four inches or more in diameter 4.5-feet above 
ground removed shall be replaced at a 6:1 ratio. Any oak trees impacted 
by development shall be replaced at a 3:1 ratio. Replacement oak trees 
shall be at least one gallon container sizes. 

iv. Description of irrigation plans and plan notes shall indicate compliance with 
the standards of Vegetation Replacement in the North Coast Planning 
Area. 

v. Plan notes shall indicate that all new plants shall be maintained until 
successfully established and in addition, standard planting procedures 
shall be used. 

Geology and Soils 
25. Prior to issuance of construction or grading permits, the applicant's geotechnical 

consultant shall review and approve all geotechnical aspects of the project and grading 
plans (i.e., site preparation and grading, site drainage improvements and design 
parameters for foundations, and retaining walls) to ensure that their recommendations 
have been properly incorporated. The results of the Geotechnical Plan Review shall be 
submitted to the County for review and approval prior to issuance of building permits. 

 
Open Space Easement Agreement 
26. Prior to issuance of construction permits, the applicant shall execute and record (in 

coordination with the County), in perpetuity and in a form approved by County Counsel 
and County Planning Department, evidence of recorded open space easement.  



 

 

 
Conditions required during site disturbance and/or construction activities 

 
Timing of New Construction and Grading 

 

27. 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 
shall be in place before the start of the rainy season. Soil exposure shall be kept to the 
smallest area and the shortest feasible period. 

 
Preservation of Trees and Native Vegetation 
28. During project construction, materials, including debris and dirt, shall not be stockpiled 

within 15 feet of any tree, and shall be minimized under tree driplines. Stockpiled materials 
shall be removed frequently throughout construction. All stockpiled materials shall be 
removed before final inspection. 

29. During project construction, should any existing vegetation be disturbed or removed 
during construction, the applicant shall revegetate with native, drought and fire-resistant 
species consistent with fire safety standards. 

 
General 

30. During construction activities, temporary construction staging area(s) shall be 
maintained in the following condition: 
a. No blowing plastic or other materials on and off-site. 
b. No weeds. 
c. Apply dust control measures as necessary. 
d. Control of stormwater. 

 
31. The applicant shall be required to maintain compliance with all permitting agencies, 

including but not limited to the RWQCB, Air Pollution Control District, Environmental Health, 
and the Planning and Building Department. 

 
Conditions to be completed prior to final building inspection /establishment of the use 

Geology and Soils 

32. Prior to final building inspection, the soils engineer, certified project engineering 
geologist of record, and County Geologist (Cotton, Shires, and Associates) shall verify, as 
applicable, that construction is in compliance with the intent of the plan review, geologic 
reports and the soils engineering report. The soils engineer, certified engineering geologist 
of record shall provide written verification that the recommendations of the preceding 
geologic, and County Geologist reports and information have been incorporated into the 
final design and construction, and such verification shall be submitted to the Department 
of Planning and Building for review and approval. 

 
Landscape 
33. Landscaping in accordance with the approved landscaping plan shall be installed or 

bonded for before final building inspection / establishment of the use. If bonded for, 
landscaping shall be installed within 60 days after final building inspection. If installed or 
bonded for, the landscaping shall thereafter be maintained in a viable condition in 
perpetuity. If landscaping is for screening, such landscape must be maintained to provide 
the required or better screening in perpetuity. 

 
Preservation of Trees and Native Vegetation 
34. Prior to final building inspection, all areas of the site disturbed by project construction 

shall be re-vegetated with native, drought and fire-resistant species that are compatible 
with the habitat values of the surrounding forest. 



 

 

 
35. Prior to final building inspection, any Monterey pine trees that are six inches or more 

in diameter 4.5-feet above ground removed shall be replaced at a 4:1 ratio. Any oak trees 
that are four inches or more in diameter 4.5-feet above ground removed shall be replaced 
at a 6:1 ratio. Replacement shall be consistent with the replacement measures outlined in 
the North Coast Area Plan. 
a. Any Monterey pine trees that are six inches or more in diameter 4.5-feet above 

ground are impacted shall be subject to a replanting ratio of 2:1. 

b. Any oak trees that are four inches or more in diameter 4.5-feet above ground 
which are impacted shall be subject to a replanting ratio of 3:1. 

 
Fire Inspection 
36. Prior to final inspection, the applicant shall obtain final inspection and approval from 

County Fire of all required fire/life safety measures. 

Best Management Practices 
37. Prior to final building inspection, the applicant or designee shall remove all temporary 

BMPs, including plastic materials. 

Development Review Inspection 
38. Prior to final building inspection, 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 
39. 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 

Fencing 
40. Prior to final inspection / establishment of the use, provide a 6-foot high chain link 

fencing and or chain link fencing with redwood slats along the property line(s) of the site. 

Regulatory Permitting 
41. Prior to final inspection / establishment of the use, the applicant shall provide 

satisfactory evidence that Regional Water Quality Control Board waste discharge permits 
have either been secured or that the regulatory agency has determined that their permit 
is not required.  

 
42. Prior to final inspection / establishment of the use, the applicant shall provide 

satisfactory evidence that Regional Water Quality Control Board outfall extension permits 
have either been secured or that the regulatory agency has determined that their permit 
is not required 

On-going conditions of approval (valid for the life of the project) 

Access 
43. On-going condition of approval (valid for the life of the project), and in accordance 

with County Code Section 13.08, no activities associated with this permit shall be allowed 
to occur within the public right-of-way including, but not limited to, project signage, tree 
planting, fences, etc., without a valid encroachment permit issued by the Department of 
Public Works. 

44. On-going condition of approval (valid for the life of the project), the property owner 
shall be responsible for operation and maintenance of public road frontage landscaping, 
maintaining County driveway sight distance standards in a viable condition and on a 
continuing basis into perpetuity. 



 

 

Noise 
45. The operation and conduct of land uses (after their establishment, and on a continuing 

basis) shall comply with the standards of Section 23.06 (Operational Standards- 
23.06.040-.062- Noise Standards). 
 

46. During a prolonged dry season, the Water Reclamation Facility (WRF) is permitted to 
operate for up to 24 hours per day, five days per week, between May and November, 
subject to implementation of the Adaptive Management Plan and the continued need to 
protect Environmentally Sensitive Habitat Areas (ESHA). A “prolonged dry season” shall 
mean any period occurring between May and November during which either of the 
following conditions exist: 
a. Below-average precipitation has occurred, or is projected to occur, as determined by 

the CCSD based on rainfall totals, groundwater conditions, or other hydrologic 
indicators used in determining the District’s Water Shortage Emergency Stages; 
and/or 

b. A Water Shortage Emergency Stage 3 Condition (Water Shortage Warning) or any 
more severe Stage is declared by CCSD. 

 

A prolonged dry season shall be deemed to continue for the duration of the applicable 

hydrologic conditions or declared Water Shortage Emergency Stage. 

 

In addition, the WRF may operate at any time of the year during any formally declared 

Stage 5 (Extreme Water Shortage Emergency) or Stage 6 (Exceptional Water Shortage 

Emergency) Water Conditions under the Cambria Community Services District Water 

Shortage Emergency Stages, when operation of the WRF is required to support 

emergency water supply, system reliability, public health, or environmental protection 

objectives. 

 

When operating, the WRF shall be staffed Monday through Friday, 24 hours per day, with 

two employees per shift for three consecutive shifts (4:00 AM to 12:00 PM, 12:00 PM to 

8:00 PM, and 8:00 PM to 4:00 AM). Operation under this condition is anticipated to 

generate approximately 35.4 acre-feet of water per month, subject to monitoring and 

adaptive management requirements. 

 

All WRF operations shall remain consistent with applicable permit conditions, 
environmental mitigation measures, and regulatory requirements. 
 
WRF operation shall cease when stream flow in San Simeon Creek resumes in 

accordance with the August 2024 San Simeon Creek Instream Flows Assessment final 

report. 

General 
47. 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 23.02.040, or the land 
use permit is considered vested. This land use permit is considered vested once a 



 

 

construction permit has been issued, substantial site work has been completed, or 
commencement of the approved use as determined by the Department of Planning and 
Building Director has occurred. Substantial site work is defined as physical and verifiable 
improvements to the project site in excess of maintenance, preliminary studies, or minor 
preparations, which clearly demonstrates intent to develop the project, or demonstrable 
actions incurring significant liabilities in good faith effort to develop the project. 

 
48. All conditions of this approval run with the land and 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 Coastal Land Use Ordinance. 

Indemnification 
49. The applicant shall, as a condition of approval of this land use permit application, defend, 

hold harmless and indemnify, at his or her sole expense (including attorney’s fees, with 
Counsel approved by the County), any action brought against the County of San Luis 
Obispo, its present or former officers, agents, or employees, by a third party challenging 
either its decision to approve this land use permit or the manner in which the County is 
interpreting or enforcing the conditions of this land use permit, or any other action by a 
third party relating to approval or implementation of this land use permit. The applicant 
shall reimburse the County for any court costs and attorney fees that the County may be 
required by a court to pay as a result of such action, but such participation shall not relieve 
the applicant of his obligation under this condition. Upon request of the County, the 
applicant shall also enter into a separate agreement with the County (the “Indemnity 
Agreement”), in a form approved by County Counsel, agreeing to defend, indemnify, save 
and hold harmless the County, its present or former officers, agents, or employees, against 
actions by a third party challenging either its decision to approve this land use permit or 
the manner in which the County is interpreting or enforcing the conditions of this land use 
permit, or any other action by a third party relating to or arising out of the approval or 
implementation of this land use permit. The agreement shall provide that the applicant will 
indemnify the County and reimburse it for any costs and/or attorney’s fees which the 
County incurs as a result of such action, and that the County’s participation or non-
participation in any such litigation shall not relieve the applicant of his or her obligations 
under this condition or the agreement. The applicant shall also provide sufficient 
guarantees for the obligations hereunder as determined by County Counsel. Any violation 
of this condition, including the applicant’s failure to execute the Indemnity Agreement or 
breach thereof, or failure to provide sufficient guarantees, is grounds for the County to 
rescind and/or revoke its approval of this land use permit. These defense and indemnity 
obligations shall survive any recission, revocation and/or set aside of this land use permit. 


