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The General Plan states on Page 4-22, 
“For aquatic resources and wetlands the buffer shall be the following, whichever is wider, on 
both sides of the stream: 
a. For rivers, streams and riparian areas, the required buffer shall extend at least 50 feet from 
the outer edge of the riparian vegetation on both sides of the river, stream, and/or riparian 
area or 50 feet itself [measured perpendicularly from the top of the river, stream, or measure 
from riparian area bank for areas without riparian direction of the vegetation])” 
 
Page 28 10. Hazards. 
The staff report states, “The proposed development is consistent with the LCP’s coastal 
hazards provisions....This project, however, is not located along the coast and therefore is not 
subject to the LCP’s coastal hazards provisions.” Agreed, this project is not along the coast. 
However, there are other kinds of Hazards. The south boundary of the property is Morro 
Creek, infamous for flooding. If this boundary has not been classified as a Hazard, has it been 
sufficiently evaluated to prevent flooding on the property? How is the proposed fencing 
evaluated for preventing flooding either on this or adjacent properties? 
 
Page 50 12-1-23 Biological Letter 
This letter identifies only 6 RV spaces. This proposal is for 8 spaces plus parking spaces. As 
a matter of information, how much time was spent on the property? 
 
Page 56 Tree species 
No diameter size given per tree. Usually, a report identifies how many trees there currently 
are on the property, what size they are, how many are marked for removal, and how many 
required replacement trees will be planted and where. It is questionable whether large trees 
should be removed. 
 
Page 84 Plants 
In spite of 26 plants ranked #1 as rare in CA, and 10 ranked #1 Global and State critically 
imperiled, nowhere in the report is this addressed or mitigated. 
 
Page 90 Animals 
Similarly 5 of 48 animals identified are ranked #1 as Global and State critically imperiled, yet 
this is not mitigated.  

The CEQA Determination on page 14 is flawed because it ignores the Plants and Animals 
identified on the property. Where are the tree, plant, animal, and hazard mitigations or 
preventative measures? 

Finally, I believe the Planning Commission should be privy to at least landscaping and lighting 
proposals when evaluating a project. It use to be so. 
 
Sincerely, 
Betty Winholtz 

 




