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Recommendation. It is respectfully recommended that the Commission consider
taking the following actions.
Action 1:
Acting as the Responsible Agency pursuant to the California Environmental Quality
Act (CEQA), find by motion, that the Certified Environmental Impact Report (EIR)
(SCH # 2017111026) adopted by the City of Morro Bay was reviewed, considered,
and determined to be adequate for purposes specified in Section 15096 of the
CEQA Guidelines and for use in considering approval of the proposed Sphere of
Influence amendment.
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Action 2:
Approve by resolution (Attachment A) the proposed Sphere of Influence
amendment to the City of Morro Bay and adopt Findings of Fact and a Statement
of Overriding Findings for compliance with CEQA (Exhibit A of Attachment A) with
the following conditions:
1. This condition applies to the extent allowed by law. The applicant agrees to
defend, indemnify, hold harmless and release the San Luis Obispo Local Agency
Formation Commission (LAFCO), its officers, employees, attorneys, or agents
from any claim, action or proceeding brought against any of them, the purpose
of which is to attack, set aside, void, or annul, in whole or in part, LAFCO’s action
on the proposal or on the environmental documents submitted to or prepared
by LAFCO in connection with the proposal. This indemnification obligation shall
include, but not be limited to, damages, costs, expenses, attorneys’ fees, and
expert witness fees that may be asserted by any person or entity, including the
Applicant, arising out of or in connection with the application. In the event of
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such indemnification, LAFCO expressly reserves the right to provide its own defense at the
reasonable expense of the applicant.

PROJECT OVERVIEW
Project Proponents: Resolution of Application by the City of Morro Bay (Attachment F).
Certificate of Filing: Issued on September 21, 2021.
Acreage and Location: The territory proposed for a sphere of influence amendment is comprised
of 212.81 acres located within the western boundary of the County of San Luis Obispo and
surround the northeastern portion of the City of Morro Bay with Highway 1 situated to the west.
The vicinity maps in Attachment C show the sphere of influence (SOI) amendment area.
APNs: 073-075-002 and portions of 073-076-016
Timeline: In March 2021 the City approved Resolution 14-21 initiating proceedings for the
proposed SOI Amendment before LAFCO today.
In May 2021, the City of Morro Bay certified their EIR for the Morro Bay General Plan Update
Final Environmental Impact Report (SCH # 2017111026). The EIR for the General Plan studied the
inclusion of future SOI areas, which in part included the proposed SOI for the panorama lots. As
Responsible Agency, LAFCO will be relying upon the EIR for compliance with CEQA.
On June 28, 2021, the City applied to LAFCO with the SOI amendment proposal.
On July 28, 2021, within the 30-day response requirement period, staff provided the applicant
with an information hold letter describing the items needed to continue processing the
application. LAFCO solicited public comment during the referral process and included public
comments in the information hold to the City, which included 600 plus signatures against the
proposed SOI.
On August 19, 2021, the Commissioners considered a Study Session for this item. The
Commission took the opportunity to get clarity on the project and ask questions to City
representatives. At that time, the Commission raised questions and asked for clarification in
regard to agricultural zoning, LAFCO conditions for agriculture easements, Coastal Commission
involvement with the project, Accessory Dwelling Unit opportunities, Chevron’s plan to sell the
lots, development potential on the lots, preservation plans, slope stability, and the City’s capacity
to serve the properties.
On September 1, 2021, the applicant provided their response to LAFCO’s information request to
deem the application complete and allow staff to issue a Certificate of Filing, which was issued
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on September 21, 2021. The City addressed community concerns in the information hold
response letter included in Attachment G.
On November 18, 2021, the item was taken to the LAFCO Commission and in consultation with
legal counsel the item was continued to January 20, 2022, due to a hearing notice issue.
Public Notification for January 2022 LAFCO Hearing: Notice was mailed to 886 property owners
and registered voters within 300 feet of the proposed SOI area. Email notices were sent to the
proponents, the City, applicable agencies, and other interested parties as required under
government code section 56660 & 56661. All notices were sent out at least 21 days in advance
of the hearing, consistent with Government Code section 56427. In addition, a 1/8-page display
advertisement was placed in the Tribune on December 30, 2021, at least 21 days in advance of
the hearing per Government Code section 56153. This item was originally scheduled to be heard
by the Commission on November 18, 2021; however, there was a noticing issue in which property
owners / registered voters were unintentionally omitted, as such the item was continued to
January 20, 2022. The noticing issue was corrected and staff re-noticed all parties in accordance
with all applicable requirements as noted above.
Background: The City’s recent comprehensive General Plan Update considered, in part, various
expansion areas, which included the Panorama Lots. The General Plan considers these expansion
areas an opportunity to allow for some limited outward expansion beyond current City limits to
achieve large-scale conservation of parcels and a small amount of rural-scale residential use as
described in the City’s 2021 General Plan Update. Although the properties are currently under
the jurisdiction of the County of San Luis Obispo, they are an important element of Morro Bay’s
vision for the future according to the recently updated General Plan.
On March 18, 2021, the City of Morro Bay adopted a Resolution of Application (Resolution 1421) to submit to LAFCO for a SOI amendment that would include the Panorama Lots (Morro Bay
Staff Report Item C-1). As described in that staff report, the proposed Panorama Lot SOI
amendment is directly related to other anticipated conservation actions between the City of
Morro Bay, the Cayucos Sanitary District and the current landowner of the Panorama Lots,
Chevron Land and Development Company. The three parties involved have a Memorandum of
Agreement (MOU) in place as seen in Attachment H. The MOU specifies the City of Morro Bay’s
interest in preserving the Dog Beach lots, the Cayucos Sanitary District’s interest in detaching
their property located on the northern edge of the City’s boundary (contains some district
infrastructure), and Chevron’s interest in including the Panorama Lots into the City’s SOI. Today’s
proposed SOI action is related to the aforementioned MOU and phase I of a larger conservation
effort to preserve the backdrop of the City as well as for the City to obtain the property, shown
in Exhibit A of Attachment H, for continued use as a Dog Beach. After amending the sphere, phase
II would follow in an effort to preserve the lots above panorama as seen in Attachment C.
Numerous public meetings have occurred, and proposed SOI expansion plan has been vetted
through the City as part of its General Plan Update process.
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Project Description: On June 28, 2021, the City of Morro Bay submitted the application to LAFCO
for the SOI amendment to include the Panorama Lots. The intent of bringing the lots into the SOI
and eventually into the City through annexation is to maintain local control over development of
the lots and to preserve the slopes above the City in an undeveloped state. The Resolution of
Application states that each of the Panorama Lots would accommodate one (1) single family
residence, for a total of no more than 5 homes with the opportunity of adding an accessory
dwelling unit on each property per state law. Restrictions were outlined to allow development
only in the lower portion of each Panorama Lot leaving the remainder of the hillside above
Panorama Drive undeveloped thus, preserving the sight line, see Attachment C for vicinity maps.
No development can occur on the sight and be served by the City as a result of the proposed SOI
amendment; no development may occur until appropriate permits and entitlements have been
obtained from the City, environmental review has been conducted, and annexation has been
approved by LAFCO as a separate action from that occurring today. It is important to note that
the Panorama Lots are within unincorporated County; under the existing land use designations
of the County (Agriculture), one primary residence may be constructed on each lot currently. In
addition, because the lots are designated as “Agriculture” under the Unincorporated County
Code, various agriculturally-related structures could be built on the lots. As such, the intended
future development potential of the Panorama Lots as described in the City’s Resolution of
Application would likely be similar or less intense to that currently allowed by the unincorporated
County of San Luis Obispo.

ACTION 1 | ENVIRONMENTAL DETERMINATION
Environmental Determination: The City, Lead Agency, has certified an EIR for the General Plan
Amendment that includes the proposed SOI expansion areas SCH# 2017111026 (Attachment B).
Per the requirements of CEQA, a Responsible Agency relies on the Lead Agencies environmental
documentation to approve the portion of the project under its jurisdiction. LAFCO acting as a
Responsible Agency will rely upon the certified EIR for compliance with CEQA with the respect to
the SOI component of the project. Staff has determined that the EIR is adequate for the proposed
action before LAFCO. While LAFCO may rely upon the environmental documentation prepared
by the City, LAFCO must adopt its own CEQA Findings of Fact and Overriding Considerations as
found in Exhibit A of Attachment A.
In summary, mitigation measures are proposed to reduce potentially significant impacts to a less
than significant level as related to construction air quality emission, special status species, wildlife
movement, cumulative impacts to biological resources, archaeological resources, cumulative
cultural resources impacts, ground borne vibration, cumulative noise impacts, pedestrian and
bicycle travel, tribal cultural resources, and cumulative tribal cultural resources impacts. The City
adopted overriding considerations based on significant and unavoidable impacts associated with
clean air consistency, cumulative air quality impacts, vehicle miles travelled, and cumulative
transportation impacts for all elements of the City’s General Plan Update. The General Plan
mentioned slope stability issues in this area. Site specific studies would be required to identify
and address what the issues are for each of the individual lots at time of annexation.
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ACTION 2 | SPHERE OF INFLUENCE AMENDMENT
Municipal Service Review (MSR): The Cortese-Knox-Hertzberg (CKH) Act advises that a current
MSR be used to analyze a Sphere of Influence Amendment. The MSR is a study of the City’s service
capabilities and addresses seven factors described in Section 56430 of the CKH Act. LAFCO last
adopted a SOI and MSR for the City of Morro Bay in August 2017. In addition to relying on the
City’s latest MSR adopted in August 2017, an updated brief analysis of the seven factors listed in
56430 (a) was provided in Attachment E.
Sphere of Influence Amendment: The SOI is a plan for the probable physical boundaries of a
local agency as determined by LAFCO per GC 56076. This is the only action LAFCO will consider
at today’s hearing besides the already mentioned environmental determinations.
A SOI is defined by government code 56425 as “…a plan for the probable physical boundary and
future service area of a local agency or municipality…”. The City has evaluated the Panorama lots
as a growth area as a part of its General Plan and associated EIR, and is now requesting a SOI
amendment, which would allow the City to pursue an annexation when timing necessitates.
Approval of an SOI amendment does not mean the subject area will be in the City’s jurisdiction,
this would not occur until annexation is considered and approved by LAFCO. The City must
complete the land use planning entitlement process at the local level for a specific development
plan, including CEQA, prior to an annexation being considered by LAFCO.
Sphere of Influence Factors. To amend the City’s Sphere of Influence, the CKH act requires the
following five specific determinations to be considered by LAFCO per gov code section 56425 (e):
1. The present and planned land uses in the area, including agricultural and open-space
lands. The present land uses within the project area is zoned agriculture. The proposed
land use will remain agriculture for the SOI Amendment.
Per the City’s response to LAFCO policies 2.6, the Agricultural zoning in either jurisdiction
allows one residence and an accessory dwelling unit on each of the 5 lots with the rest of
the property used for agricultural purposes, such as grazing. The City wants to preserve
its backdrop by annexing the properties from County jurisdiction into the City and, at the
time of annexation, require the residences to be located in the designated building area
adjacent to the City (see map 1 in Attachment C) and the property above the designated
development area to be restricted to agricultural and / or open space uses. No change in
zoning is proposed at this time. As such, the development potential would not change
should the SOI be approved. Should the City pursue annexation in the future, as per the
Resolution of Application, it is not their intent to change the zoning. As previously
mentioned, the proposed SOI action is phase I of a larger conservation easement to
preserve the backdrop of the City and for preservation and continued use of the Dog
Beach lots as detailed out in the MOU in Attachment H.
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2. The present and probable need for public facilities and services in the area. The City’s
recently adopted Final EIR analyzed public facilities and services for those areas in the
planned SOI; which included the Panorama Lots area that is being considered today. No
development proposal has been proposed at this time but at the time of annexation (a
subsequent action required by LAFCO), there would be a need for services from the City.
The MSR, EIR and submitted documents concluded that the City would have the capacity
to serve further development in this area. Additional analysis would be required along
with a revised detailed Plan for Services at time of annexation.
3. The present capacity of public facilities and adequacy of public services that the agency
provides or is authorized to provide. Per the City’s MSR, EIR and submitted project
materials the City has adequate resources to serve these five properties should the need
arise in the future. Existing infrastructure providing access to City services is in the
immediate area; each future landowner will install the connections as required.
The City has adequate water and sewer capacity to serve the property and connection to
City infrastructure is readily available from the surrounding streets. The City also has
adequate police and fire services to serve the property and the City maintains mutual aid
agreements with the County related to fire (Cal Fire) and police services (Sheriff’s office).
Please refer to the City of Morro Bay’s General Plan, One Water Plan, Final Water
Reclamation Facility and EIR. General Plan Policies LU-1.1 and LU-3.1 sets parameters for
locating new development and ensuring sufficient infrastructure and service capacity.
The City submitted a two-page plan for services with the SOI amendment application. The
submitted plan for services briefly covers the ‘Seven Service Review Factors’ that are
usually analyzed in the MSR process. This is a preliminary plan for services that would
need to be revised at the time of annexation pursuant to the requirements specified in
government code section 56653. Nonetheless, this provides sufficient analysis for this
type of action. Please also see Attachment E that provides supplemental analysis of the
seven review factors.
Additionally, in 2017, LAFCO adopted a SOI and MSR that included conditions of approval
for any future annexations to the City of Morro Bay. These conditions of approval address
LAFCO’s primary policies when annexing into the City. Specifically, the conditions address
water, wastewater, agriculture, and open space (conditions listed below). LAFCO has
indicated that these conditions would be applied to any annexation for this area.
Water:
As a condition of an annexation application being filed with LAFCO, the City shall
document with a water supply analysis that an adequate, reliable, and sustainable
water supply is available and deliverable to serve the areas proposed for
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annexation.
Wastewater:
As part of an annexation application, the City shall document the progress of the
currently-planned upgrade to the wastewater treatment plant in compliance with
a NPDES permit.
Agriculture & Open Space:
The City shall identify all agricultural and open space lands to be protected in the
annexation areas when prezoning or preparing land use entitlements for an area.
Prior to LAFCO filing the certificate of completion (if an annexation is approved),
conservation easement(s) or other appropriate mitigation measures as listed in
LAFCO’s Agricultural Policy 12, shall be recorded on the deed(s) of the properties
affected by the annexation specifying the areas to be protected in perpetuity.
4. The existence of any social or economic communities of interest in the area if the
commission determines that they are relevant to the agency. The proposed SOI does not
have communities of interest since the area is uninhabited and is currently out of the
City’s jurisdiction. Additionally, there are no nearby areas of social or economic
communities of interest or areas in the City limits that meets the Disadvantaged
Communities definition.
5. For an update of a sphere of influence of a city or special district that provides public
facilities or services related to sewers, municipal and industrial water, or structural fire
protection, that occurs pursuant to subdivision (g) on or after July 1, 2012, the present
and probable need for those public facilities and services of any disadvantaged
unincorporated communities within the existing sphere of influence. A disadvantaged
community is defined as a community with an annual median household income that is
less than 80 percent of the statewide annual median household income. The existing SOI
and proposed SOI amendment for the city does not have any disadvantaged communities
that have a present and probable need for public facilities and services nor are the areas
contiguous to the SOI qualify as a disadvantaged community.
The foregoing written statements are intended to comply with Government Code section 56425
(e).
Area of Concern. LAFCO received various comment letters from the public, prior to the release
of the staff report (Attachment I). Staff has identified key areas of concern expressed by the
public and provided a brief analysis in response to those concerns.
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Geologic Concerns: A frequently raised area of concern was the SOI area’s vulnerability to
landslides and that the area is within a Geologic Study Area (GSA) according to County Estero
Planning Area maps. It should be noted that being located within a GSA means that development
projects within unincorporated County of San Luis Obispo would be required to conduct further
geologic evaluation in context to the development being proposed, a GSA does not preclude
development from occurring. Additionally, there was concern with the SOI area being rated
“High” and “Very High” potential landslide risk areas according to the City’s General Plan, Safety
Element. LAFCO acknowledges public concern; however, LAFCO as a part of its approval process
for the SOI amendment needs to consider the five factors noted above. Detailed information
about the site’s geology in context to a proposed development is not available at this time and
therefore cannot be considered within this action. Such detailed information would however be
prepared and considered during the annexation process wherein there would be a formal
development plan, accompanying geologic analysis and other pertinent information available for
consideration. Again, however such information is not available at this time and beyond the
purview of the action being considered to amend the SOI. It should be noted that any future
development plan would first need to go through the City’s entitlement process, environmental
review process, potentially the Coastal Commission prior to being considered for annexation by
LAFCO. LAFCO can only consider annexation if all the necessary entitlements and approvals are
in place. It is LAFCO’s understanding that the City would require the future landowner / applicant
to obtain a geotechnical analysis to establish specific building sites and guide construction
requirements for the residences, at time of annexation, and ensure consistency with applicable
General Plan policies and Building Code requirements as needed.
Water Concerns: Concerns were expressed with the City’s capability to serve the five lots with
water. The City’s General Plan EIR, which considered the City’s SOI expansion areas, concluded
that impacts associated with future growth and expansion areas (including the proposed SOI
amendment) would be Class III, less than significant impact. This is because development
facilitated by the General Plan would increase the demand for water supply; however, the City
of Morro Bay projects that city water supply is sufficient to meet the projected water demand
under buildout associated with the General plan And LCP Update. For more information on the
City’s water portfolio, please refer to the General Plan, One Water Plan, and Certified EIR.
Service Concerns: In addition to water, there was general concern with the City’s ability to serve
the area with other services (police, fire, sewer, etc.) and the “financial burden” it would have on
existing residents. The City’s 2017 MSR, EIR, and General Plan demonstrated full range of services
are adequately available as discussed in LAFCO determination 3 above. Existing infrastructure
providing access to City services is in the immediate area; each future landowner will install the
connections as required. The cost for installing connections for the services located in the streets
adjacent to the properties will be the responsibility of landowners and future development would
be required to pay development impact fees in accordance with the City’s fee program. Also see
Attachment E.
Agricultural Concerns: Concerns were expressed regarding loss of agricultural land. The
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Panorama Lots area is currently zoned Agriculture land in the County and will continue to be
designated as Agricultural land as set forth in the City of Morro Bay’s Land Use Plan under the
proposed SOI amendment and potential future annexation according to the City. It is important
to note that the Panorama Lots are within unincorporated County; under the existing land use
designations of the County (Agriculture), one primary residence may be constructed on each lot
currently. In addition, because the lots are designated as “Agriculture” under the Unincorporated
County Code, various agriculturally-related structures could be built on the lots. As such, the
intended future development potential of the Panorama Lots as described in the City’s Resolution
of Application would likely be similar or less intense to that currently allowed by the
unincorporated County of San Luis Obispo.
A benefit to bringing the properties into the City would be so that the City require the
development to be located in the designated building area adjacent to the City (as seen in
Attachment C) and the property above the designated development area to be restricted for
conservation purposes.
Local Sphere of Influence Policies. The CKH Act requires that each commission establish written
policies and procedures and exercise their powers consistent with those policies and procedures.
The San Luis Obispo LAFCO’s policies encourage and provide for well-ordered, efficient urban
development patterns, balanced with preserving open space and agriculture land while
discouraging urban sprawl. The SOI Update for the city is consistent with those policies and the
purposes of LAFCO. Overall, this is a very common land use planning practice that is consistent
with state law, wherein the city evaluates a growth area as a part of its general plan, then
requests a SOI amendment, and finally pursues an annexation when timing necessitates.
Sphere of Influence Amendment Analysis and Conclusions. The SOI for the City is recommended
as it is consistent with the City of Morro Bay’s General Plan adopted May 2021. This is based on
the information, application, studies, and documents provided and approved by the City and
contained or referenced by in this Staff Report. The City has considered the impacts of this SOI
Amendment on its service capacities.
As mentioned in the City’s response to LAFCO’s information request letter dated July 28, 2021,
the proposed inclusion of the subject property in the City’s SOI supports the City’s goal to protect
the scenic backdrop of the City. By including these properties in the SOI and limiting the location
of residential development to the area shown in yellow in map 1 of Attachment C wherein the
limited development may occur. This is consistent with a much larger effort initiated by Chevron
to divest the Estero Terminal properties (generally located above the Panorama Lots) through
cooperative efforts with the City, County, Cayucos Sanitary District, and a variety of conservation
non-profit groups.
County Department of Agriculture Comments: The Agriculture Department provided a letter
response to LAFCO regarding this project as shown in Attachment I. The letter did not express
significant concern but asked for clarification on identifying a maximum square footage of
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development area within the identified potential building areas to ensure impacts to agricultural
resources are minimized. The City responded by stating that the building potential has been
identified in Attachment C. Additionally, they’d wish to retain flexibility of site location and design
until the design phase, when development constraints, environmental factors and design
preferences will be addressed.
County Air Pollution Control District (APCD) Comments: APCD provided a summarized email,
after receiving their 21-day notice, explaining why they had no comments (Attachment I). APCD
concluded that the goals of this proposed SOI are consistent with the General Plan and land-use
strategies in the APCD’s Clean Air Plan and SLOCOG’s Regional Transportation Plan/Sustainable
Community Strategy.
Public Comment / Correspondence: LAFCO received numerous comments and approximately
900 petitions against the project from the public. All comments received prior to the release of
the staff report (01/13/2022) were attached to this report and considered by the Commission
(Attachment I). All comments received prior to July 28, 2021, were shared with the City and the
City was asked to respond as part LAFCO’s request for additional information (Attachment G).

STAFF RECOMMENDATION
At the conclusion of its consideration, the Commission may approve the request, with or without
amendment, wholly, partially, or conditionally, or disapprove the request. The Commission has
discretion in light of the whole record to make its decision. If your Commission moves to approve
the sphere of influence amendment, staff recommends that one roll call vote be taken for each
of the following actions:
Action 1:
Acting as the Responsible Agency pursuant to the California Environmental Quality Act (CEQA),
find by motion, that the Certified Environmental Impact Report (EIR) (SCH # 2017111026)
adopted by the City of Morro Bay was reviewed, considered, and determined to be adequate for
purposes specified in Section 15096 of the CEQA Guidelines and for use in considering approval
of the proposed Sphere of Influence amendment.
Action 2:
Approve by resolution as contained in Attachment A the proposed Sphere of Influence
amendment to the City of Morro Bay and adopt Findings of Fact and a Statement of Overriding
Findings for compliance with CEQA (Exhibit A of Attachment A) with the following conditions:
1. This condition applies to the extent allowed by law. The applicant agrees to defend,
indemnify, hold harmless and release the San Luis Obispo Local Agency Formation
Commission (LAFCO), its officers, employees, attorneys, or agents from any claim, action
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or proceeding brought against any of them, the purpose of which is to attack, set aside,
void, or annul, in whole or in part, LAFCO’s action on the proposal or on the environmental
documents submitted to or prepared by LAFCO in connection with the proposal. This
indemnification obligation shall include, but not be limited to, damages, costs, expenses,
attorneys’ fees, and expert witness fees that may be asserted by any person or entity,
including the Applicant, arising out of or in connection with the application. In the event
of such indemnification, LAFCO expressly reserves the right to provide its own defense at
the reasonable expense of the applicant.

Attachment A: Draft LAFCO Resolution Approving the Sphere of Influence
Exhibit A: Findings of Fact & Overriding Considerations
Exhibit B: SOI Map and Legal Description
Attachment B: City of Morro Bay General Plan and LCP Update - Final Environmental Impact
Report, & Statement of Overriding Considerations (Available Online)
Attachment C: Vicinity Maps
Attachment D: City’s Projected Plan for Services
Attachment E: LAFCO Review of Factors – Government Code Section 56430
Attachment F: Resolution of Application by the City of Morro Bay
Attachment G: Info Hold Letter dated July 28, 2021, response from the City
Attachment H: Memorandum of Understanding (City of Morro Bay, Cayucos Sanitary District and
Chevron)
Attachment I: Comment Letters Submitted Prior to the Release of the Item (01/13/2022)
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IN THE LOCAL AGENCY FORMATION COMMISSION
COUNTY OF SAN LUIS OBISPO, STATE OF CALIFORNIA
Thursday, January 20, 2022
PRESENT:
ABSENT:
RESOLUTION NO. 2022-XX
RESOLUTION APPROVING SPHERE OF INFLUENCE AMENDMENT TO THE CITY OF
MORRO BAY (PANORAMA LOTS)
The following resolution is now offered and read:
WHEREAS, on September 21, 2021, the Executive Officer filed a Certificate of Filing regarding
a request to consider a proposal for the Sphere of Influence Amendment to the City of Morro Bay
(Panorama Lots); and
WHEREAS, following the issuance of the certificate of filing, the executive officer proceeded to
set the proposal for hearing not more than 90 days after the application was deemed to have been
accepted per government code section 56658. The hearing was held on November 18, 2021, where
the Commission voted to continue the item to January 20, 2022, consistent with government code
section 56428(d); and
WHEREAS, the Executive Officer has given the notices required by law and forwarded copies
of his report to officers, persons and public agencies prescribed by law; and
WHEREAS, the matter was set for public hearing at 1:00 p.m. on January 20, 2022, and the
public hearing was duly conducted and determined and a decision was made on January 20, 2022;
and
WHEREAS, at said hearing this Commission heard and received all oral and written protests,
objections and evidence, which were made, presented or filed, and all persons present were given
the opportunity to hear and be heard in respect to any matter relating to the proposal and report;
and
WHEREAS, the Commission determined that the environmental review documentation,
including the Environmental Impact Report (State Clearinghouse Number 2017111026) , certified by
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the City of Morro Bay, meets the requirements of the California Environmental Quality Act (CEQA);
and
WHEREAS, the Commission determined that the environmental mitigations and statement of
overriding consideration adopted by the City of Morro Bay are appropriate and acting as a
Responsible Agency LAFCO adopts its own Findings of Fact and statement of overriding
consideration that meets the requirements of the CEQA as contained in Exhibit A hereto; and
WHEREAS, the Commission has considered all Sphere of Influence factors required to be
considered by Government Code Section 56430 and 56425 (e) and adopts as its written
statements of determinations therein, the determination set in the Executive Officer’s Staff
Report dated January 20, 2022, said determinations being incorporated by reference herein as
though set forth in full; and
WHEREAS, the Commission duly considered the proposal and finds that the proposal to amend
the Sphere of Influence for the City of Morro Bay should be approved.
NOW, THEREFORE, BE IT RESOLVED AND ORDERED by the Local Agency Formation
Commission of the County of San Luis Obispo, State of California, as follows:
1. That the recitals set forth hereinabove are true, correct, and valid.
2. That the Certified Environmental Impact Report (EIR) (SCH # 2017111026) adopted by the
City of Morro Bay was reviewed, considered, and determined to be adequate for purposes
specified in Section 15096 of the CEQA Guidelines and for use in considering approval of
the proposed Sphere of Influence amendment.
3. That the Executive Officer of this Commission is authorized and directed to send copies of
this resolution in the manner provided by law.
4. That the Sphere of Influence Update for the City of Morro Bay pursuant to the map and legal
description in Exhibit B of this Resolution is hereby approved with the following conditions:
1. This condition applies to the extent allowed by law. The applicant agrees to defend,
indemnify, hold harmless and release the San Luis Obispo Local Agency Formation
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Commission (LAFCO), its officers, employees, attorneys, or agents from any claim,
action or proceeding brought against any of them, the purpose of which is to attack,
set aside, void, or annul, in whole or in part, LAFCO’s action on the proposal or on
the environmental documents submitted to or prepared by LAFCO in connection
with the proposal. This indemnification obligation shall include, but not be limited to,
damages, costs, expenses, attorneys’ fees, and expert witness fees that may be
asserted by any person or entity, including the Applicant, arising out of or in
connection with the application. In the event of such indemnification, LAFCO
expressly reserves the right to provide its own defense at the reasonable expense of
the applicant.
Upon a motion of Commissioner ___________, seconded by Commissioner _________, and on
the following roll call vote:
AYES:
NAYS:
ABSTAINING:
The foregoing resolution is hereby adopted.

Robert Enns, Chair
Date
Local Agency Formation Commission
ATTEST:

Rob Fitzroy
LAFCO Executive Officer

Date

APPROVED AS TO FORM AND LEGAL EFFECT:

Brian Pierik
LAFCO Legal Counsel

Date
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LAFCO No. 1-S-21
Sphere of Influence Amendment to the City of Morro Bay (Panorama
Lots)

CEQA FINDINGS AND STATEMENT OF OVERRIDING CONSIDERATIONS

Prepared by San Luis Obispo LAFCO
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1. Consideration of the Environmental Impact Report
The Commission, as a Responsible Agency, has reviewed and considered the information in the Final
Environmental Impact Report (EIR) for the Morro Bay General Plan and LCP Update; State Clearinghouse
Number 2017111026, among other documents and has concluded that the EIR is adequate for the
purposes of the Commissions’ compliance with CEQA (pursuant to Public Resources Code Section 21000
et seq., and CA Code of Regulations Section 15000 et seq.) for the proposed action. The Commission has
reached its own conclusion whether and how to approve the proposed Sphere of Influence (SOI)
Amendment for the City of Morro Bay and the associated Panorama Lots area.
As a Responsible Agency, the Commission must rely upon the EIR prepared for the project and concur
with its conclusions relative to the action before the Commission. The action of the Commission would
allow the City to amend the area known as the Panorama Lots area into its SOI boundaries. As such, the
EIR was reviewed in this context to ensure the annexation would adequately address any potential
environmental impacts. The Commission concluded that no substantial changes are proposed in the
project which will require major revision of the previously certified EIR, no substantial changes have
occurred with respect to the circumstances under which the project is undertaken which will require
major revision of the previously certified EIR, and no new information of substantial importance has
been identified which was not known at the time that the previous EIR was certified.
Mitigation measures are proposed to reduce potentially significant impacts to a less than significant level
as related to construction air quality emission, special status species, wildlife movement, cumulative
impacts to biological resources, archaeological resources, cumulative cultural resources impacts, ground
borne vibration, cumulative noise impacts, pedestrian and bicycle travel, tribal cultural resources, and
cumulative tribal cultural resources impacts. The City adopted overriding considerations based on
significant and unavoidable impacts associated with clean air consistency, cumulative air quality impacts,
vehicle miles travelled, and cumulative transportation impacts for all elements of the City’s General Plan
Update. Overriding findings are proposed for impacts that were determined to be significant and
unavoidable.
These findings and determinations constitute the independent findings and determinations by the
Commission in all respects and are fully and completely supported by substantial evidence, both oral and
written, in the entire record relating to the proposal before the Commission.

2. Record of Proceedings
Supporting documentation and other materials (including documents maintained in electronic format)
that constitute the record of proceedings upon which this determination is based can be found online and
in the custody of the Commission’s Executive Officer at office address:
San Luis Obispo Local Agency Formation Commission
1042 Pacific Street, Suite A
San Luis Obispo, CA 93401
The record of proceedings for Commission decisions on the proposal includes, but is not limited to, the
following documents:
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a)

August 2017 the preparation of Municipal Service Review Determinations and Sphere of
Influence update statements of its determinations:
•
LAFCO prepared a Municipal Service Review pursuant to Government Code
section 56430 in 2017.
•
Written determination has been prepared pursuant to Government Code
section 56430 (a) and section 56425 (e).

b)

March 2021 the City of Morro Bay City Council adopted the following:
Resolution 14-21 Initiating Proceedings to amend the Sphere of Influence
•
Exhibit A – Legal Description
•
Exhibit B – Proposed SOI Map
•
Exhibit C – SOI Land Use
•
Exhibit D – Plan for Services

c) May 2021 the EIR for the Morro Bay General Plan and LCP Update (SCH # 2017111026)
was Certified.
d) On May 25, 2021, the City Council adopted Plan Morro Bay which is a comprehensive
update of the City's 1988 General Plan and 1984 LCP (Coastal Land Use Plan).
e) On August 12, 2021, the California Coastal Commission voted unanimously to certify the
Coastal Land Use Plan (LUP) via LCP Amendment #LCP-3-MRB-21-0047-1.
f)

June 28, 2021, the City submitted their Resolution of Application to LAFCO.

g)

Public notices issued by the Commission associated with the proposal.
Notice was mailed to 886 property owners and registered voters within 300 feet
of the proposed SOI area. Email notices were sent to the proponents, the City,
applicable agencies, and other interested parties as required under government
code section 56660 & 56661. All notices were sent out at least 21 days in advance
of the hearing, consistent with Government Code section 56427. In addition, a
1/8-page display advertisement was placed in the Tribune on December 30, 2021,
at least 21 days in advance of the hearing per Government Code section 56153.

Although the findings below identify specific pages within the record in support of various conclusions,
the Commission incorporates by reference and adopts as its own, the reasoning set forth in the EIR and
related documents, and thus relies on that reasoning, even where not specifically mentioned or cited
below, in reaching the conclusions herein.

3. Significant Impacts Identified in the EIR
The City certified the EIR for the Morro Bay General Plan and LCP Update in May 2021, which evaluated
environmental impacts on the expansion of the City’s service area. Other than approving the SOI
expansion analyzed in the EIR, changes and alterations to avoid or substantially lessen the significant
environmental effects as identified in the EIR are within the responsibility and jurisdiction of the City and
not the Commission.
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The Commission’s jurisdiction to impose conditions on the Project is limited under Cortese-KnoxHertzberg Local Government Reorganization Act of 2000 (CKH) and CEQA Guidelines sections 15050 (Lead
Agency Concept) and 15096 (Process for a Responsible Agency). As a responsible agency, the Commission
has responsibility for mitigating or avoiding only the direct or indirect environmental effects of those parts
of the Project that it decides to carry out, finance, or approve. (CEQA Guidelines, section 15096(g)(1)).
The Commission hereby makes the following findings regarding the significant effects of the project,
pursuant to Public Resources Code section 21081, and section 15091 of the CEQA Guidelines. The
discussion below does not attempt to describe the full analysis of each environmental impact contained
in the EIR. Instead, the discussion provides a summary of each potentially significant impact, describes the
applicable mitigation measures identified in the Draft EIR or Final EIR as adopted by the City of Morro Bay,
and states the Commission’s findings on the significance of each impact after imposition of the adopted
mitigation measures. A full explanation of these environmental findings and conclusions can be found in
the DEIR and FEIR, and these findings hereby incorporate by reference the discussion and analysis in those
documents supporting the FEIR’s determinations regarding mitigation measures and the Project’s impacts
and mitigation measures designed to address those impacts.
In order for LAFCO to consider the proposed SOI expansion, a Statement of Findings is provided for the
following impacts identified in the EIR as significant and unavoidable. LAFCO, as a Responsible Agency,
has prepared the following Findings as required per CEQA Guidelines section 15096 (h).
The EIR identified several beneficial (Class IV) and less than significant impacts (Class III), which the
Commission has reviewed and considered and concurs with the conclusions of those respective impact
analyses. The findings below, as required by CEQA Guidelines Section 15091, are associated with
significant impacts, which includes significant impacts that are mitigable and significant impacts that are
not mitigable.
CLASS I.
Impact AQ-1:

Significant Unavoidable Impacts that cannot be fully Mitigated

The General Plan and LCP Update would result in an increase in VMT that would
exceed the projected rate of population growth in Morro Bay, which would be
inconsistent with the SLOAPCD Clean Air Plan. This would be a significant and
unavoidable impact.

a. Mitigation Measures: The General Plan and LCP Update would comply with applicable General
Plan and LCP Update goals and policies that would reduce VMT to the extent feasible. In addition,
individual development projects in the planning area would require project-level environmental
review, including evaluation of future projects for consistency with the applicable air quality plan
in accordance with the SLOAPCD CEQA Air Quality Handbook, which could result in the
implementation of project-specific mitigation measures to reduce VMT. However, no additional
policy-oriented mitigation is available that would reduce projected VMT, therefore this impact
remains significant and unavoidable. (FEIR p. 4.2-10 – 4.2-19.)
b. Finding: The Commission finds specific economic, legal, social, technological, or other
considerations make infeasible the mitigation measures or project alternatives identified in the
Final EIR. No mitigation is available that would reduce the project rate of VMT growth below the
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projected rate of population growth in Morro Bay. Therefore, the General Plan and LCP Update
would be inconsistent with the SLOAPCD Clean Air Plan, and impacts related to consistency with
the 2001 CAP would remain significant and unavoidable. A statement of overriding considerations
for this impact is made in Section 5.
Impact T-2:

The General Plan and LCP Update anticipates land use growth that would result
in a long-term increase in vehicle miles traveled (VMT) within the City’s Sphere
of Influence (SOI). The General Plan and LCP Update Circulation Element
includes goals and policies that reduce reliance on passenger vehicles, facilitate
pedestrian and bicycle transportation, and establish local targets for VMT
reduction. However, future development in Morro Bay would result in
increased per service population VMT, and no feasible mitigation is available
that would fully address the anticipated increase in VMT. This impact would be
significant and unavoidable.

a. Mitigation Measures: Future development in Morro Bay would result in increased long-term
VMT, even with implementation of identified goals and policies that would reduce VMT to an
extent. No additional feasible mitigation is available that would fully address the anticipated
increase in VMT resulting from the General Plan and LCP Update.
a. Finding: The Commission finds specific economic, legal, social, technological, or other
considerations make infeasible the mitigation measures or project alternatives identified in the
FEIR. Mitigation is not available that would fully address the anticipated increase in VMT resulting
from the General Plan and LCP Update. A statement of overriding considerations for this impact
is made in Section 5.
CLASS II.

Significant but Mitigable Impacts

Impact AQ-2:

Buildout of the General Plan and LCP Update would result in short-term
emissions of criteria pollutants. Construction emissions from future project in
the planning area would be quantified once project details are known and
evaluated for potential impacts in accordance with SLOAPCD guidance. This
impact would be less than significant with mitigation.

a. Mitigation Measures: Proponents of individual land use projects, or other projects requiring
grading or building permits, shall require construction contractors to incorporate the following
standard mitigation measures, as applicable, to reduce ROG, NOX, and DPM emissions from
construction equipment. Mitigation measures shall be listed on project construction plans and
the project proponent shall perform periodic site inspections during construction to ensure that
mitigation measures are being implemented.
•

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

C-3-21

San Luis Obispo LAFCO
City of Morro Bay SOI CEQA Findings

Exhibit A
Page 6

•

Fuel all off-road and portable diesel-powered equipment with ARB-certified motor vehicle
diesel fuel (non-taxed version suitable for use off-road)

•

Use diesel construction equipment meeting ARB's Tier 2 certified engines or cleaner off-road
heavy-duty diesel engines, and comply with the State Off-Road Regulation

•

Use on-road heavy-duty trucks that meet ARB’s 2007 or cleaner certification standard for
on-road heavy-duty diesel engines, and comply with the State On-Road Regulation

•

Construction or trucking companies with fleets that that do not have engines in their fleet
that meet the engine standards identified in the above two measures (e.g., captive or NOX
exempt area fleets) may be eligible by proving alternative compliance

•

All on and off-road diesel equipment shall not idle for more than 5 minutes. Signs shall be
posted in the designated queuing areas and or job sites to remind drivers and operators of
the 5-minute idling limit

•

Diesel idling within 1,000 feet of sensitive receptors is not permitted

•

Staging and queuing areas shall not be located within 1,000 feet of sensitive receptors

•

Electrify equipment when feasible

•

Substitute gasoline-powered in place of diesel-powered equipment, where feasible

Use alternatively fueled construction equipment on-site where feasible, such as compressed
natural gas (CNG), liquefied natural gas (LNG), propane or biodiesel.
b. Finding: The Commission finds changes or alterations have been required in, or incorporated into,
the project that avoid or substantially lessen the significant environmental effect as identified in
the FEIR. Mitigation Measure AQ-2 would reduce the significant impact to a less than significant
level.
Impact BIO-1:

New development facilitated by the General Plan and LCP Update could
impact listed and other individual special status species and foraging and
breeding habitat for special status wildlife and habitat for special status
plants. This impact would be less than significant with incorporation of
mitigation.

a. Mitigation Measures: BIO-1(a) Avoidance and Minimization during Development. Policy C-1.3
shall be updated to read:
Policy C-1.3. Biological Site Assessments. A biological assessment shall be required for any
development proposed on sites that include or are within 100 feet of mapped ESHA in Figure C2, and all other sites with natural vegetation regardless of whether ESHA has been mapped in
Figure C-2, and for all other projects for which evidence indicates that ESHA may be present
either on or adjacent to the site. The best available information about the location of ESHA in
the City shall be used. Such assessment shall be prepared at the owner’s expense by a qualified
biologist approved by the City and shall, at minimum:
a. Identify and confirm the extent of the ESHA,
b. Document any site constraints and the presence of sensitive plant or animal species,
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c. Recommend buffers and development setbacks and
standards to protect the ESHA,
d. Recommend mitigation measures to address any allowable impacts If listed species, other
special status species, or nesting birds are present or have potential to occur, specify avoidance
and minimization measures, including compensatory mitigation, to be implemented to avoid or
minimize take of individuals and loss of occupied habitat, and specify the necessary consultation
pathway(s) with USFWS, NMFS, and/or CDFW to obtain incidental take coverage, where
necessary, and
e. Include any other information and analyses necessary to understand potential ESHA impacts as
well as measures necessary to protect the resource as required by the Local Coastal Program.
If the site contains the potential for monarch overwintering or rookeries due to the presence of
appropriately sized trees and groves, a seasonally timed survey appropriate for detecting the
target species must also be included in the study.
BIO-1(b): External Impacts. Policy OS-7.1 shall be updated to read:
Policy OS-7.1 Account for External Impacts. If any portion of the area outside the city limits is
included in the City’s sphere of influence in the future, prepare and adopt a plan for the affected
parcels that includes infrastructure and services provided by the City of Morro Bay. The plan shall
also identify policies for the protection of natural resources in the affected areas.
b. Finding: The Commission finds changes or alterations have been required in, or incorporated into,
the project that avoid or substantially lessen the significant environmental effect as identified in
the FEIR. Mitigation Measures BIO-1(a) and BIO-1(b) would reduce the significant impact to a less
than significant level.
Impact BIO-3:

New development facilitated by the General Plan and LCP Update may remove
trees, encroach on rookeries and breeding sites, impede movement of
terrestrial and aquatic wildlife, and otherwise interfere with the movement of
wildlife. Impacts to wildlife corridors, rookeries, and nest sites would be less
than significant with incorporation of mitigation.

a. Mitigation Measures: Wildlife Movement Corridors Protection. The following policy shall be
added to the Conservation Element.
Policy C-1.17. Project Design for Wildlife Connectivity. Design new stream crossing structures and
extensions or modifications of existing structures to accommodate wildlife movement. At a
minimum, structures within steelhead streams must be designed in consultation with a fisheries
biologist and shall not impede movement. New project with long segments of fencing and lighting
shall be designed to minimize impacts to wildlife. Fencing or other project components shall not
block wildlife movement through riparian or other natural habitat. Where fencing or other project
components that may disrupt wildlife movement is required for public safety concerns, they shall
be designed to permit wildlife movement.
a. Finding: The Commission finds changes or alterations have been required in, or incorporated into,
the project that avoid or substantially lessen the significant environmental effect as identified in
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the FEIR. Mitigation Measure BIO-3 would reduce the significant impact to a less than significant
level.
Impact CR-1:

Development facilitated by the General Plan and LCP Update has the potential
to impact historical and unique archaeological resources. Implementation of
applicable General Plan and LCP Update goals and policies would minimize or
avoid potential adverse impacts to historical and archaeological resources. This
impact would be less than significant with incorporation of mitigation.

a. Mitigation Measures: CR-1(a). Avoidance or Minimization of Historic, Cultural, and Archaeological
Resources Impacts. Policy C-2.3 of the General Plan and LCP Update shall be revised to read:
Policy C-2.3. Protection of Cultural Resources. Ensure the protection of historic, cultural, and
archeological resources during development, construction, and other similar activities.
Development shall avoid, to the maximum extent feasible, adversely impacting historic, cultural,
and/or archaeological resources, and shall include adequate BMPs to address any such resources
that may be identified during construction, including avoidance, minimization, and mitigation
measures sufficient to allow documentation, preservation, and other forms of mitigation. If the
resource(s) in question are of Native American origin, develop avoidance or minimization
measures in consultation with appropriate Native American tribe(s).
CR-1(b). Cultural Resources Study Implementation Action. The following implementation action
for Goal C-2 shall be added to the General Plan and LCP Update:
Require all discretionary proposals within the cultural resources overlay to consider the potential
to disturb cultural resources. If preliminary reconnaissance suggests that cultural resources may
exist, a Phase I cultural resources study shall be performed by a qualified professional meeting
the Secretary of the Interior’s (SOI) Professional Qualification Standard (PQS) for archaeology
and/or architectural history, as appropriate (NPS 1983).
A Phase I cultural resources study shall include a pedestrian survey of the project site and
sufficient background research and field sampling to determine whether subsurface prehistoric
or historic remains may be present. Archival research should include a records
formation Center (CCIC) and a Sacred Lands File (SLF) search with the Native American Heritage
Commission (NAHC). Where identified or potential resources are of Native American origin, the
appropriate Native American tribe(s) will participate with the qualified professional. The technical
report documenting the study shall include recommendations to avoid or, if avoidance is not
feasible, reduce impacts to cultural resources.
b. Finding: The Commission finds changes or alterations have been required in, or incorporated into,
the project that avoid or substantially lessen the significant environmental effect as identified in
the Final EIR. Mitigation Measures CR-1(a) and CR-1(b) would reduce the significant impact to a
less than significant level.
Impact N-2:

Construction of individual projects facilitated by the General Plan and LCP Update could
temporarily generate ground borne vibration, potentially affecting adjacent sensitive
land uses. Although the Morro Bay Municipal Code’s timing restrictions on construction
activity would limit vibration disturbance, high vibration levels during working
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construction hours could potentially disturb people or damage fragile buildings. This
impact would be less than significant with mitigation. The impact of land sliding and
slope instability is a significant impact that can be mitigated with appropriate mitigation
measures.
a. Mitigation Measures: Construction Vibration Control Measures and Notification. The following
new policies shall be added to the Noise Element under Goal NOI-3:
Policy NOI-3.5. Vibration Control. Control construction vibration by avoiding the use of vibratory
rollers near vibration-sensitive receptors and scheduling construction activities with the highest
potential to produce vibration to hours with the least potential to affect sensitive land uses.
Policy NOI-3.6. Construction Vibration Notification. Developers shall notify neighbors of
scheduled construction activities that would generate vibration. Mitigation Measure N-2 would
be required.
b. Finding: The Commission finds changes or alterations have been required in, or incorporated into,
the project that avoid or substantially lessen the significant environmental effect as identified in
the FEIR. Mitigation Measure N-2 would reduce the significant impact to a less than significant
level.
Impact T-1:

Implementation of the General Plan and LCP Update would increase vehicle traffic
volumes, which have the potential to interfere with pedestrian and bicycle travel on or
along roadways. The General Plan and LCP Update includes goals and policies to
improve safety, access, and performance of public transit, bicycle, and pedestrian
transportation modes. Implementing specific pedestrian circulation improvement
measures at affected facilities would further improve the performance of pedestrian
transportation modes. Therefore, impacts to pedestrian operations would be reduced
to a less than significant level with mitigation. The impact of soil erosion and loss of
topsoil due to construction and operation of Project components is a significant impact
that can be mitigated with appropriate mitigation measures.

a. Mitigation Measures: Pedestrian Facility Improvements. The following pedestrian facility
improvements shall be added to the list of “Planned Circulation Improvements” in the General
Plan and LCP Update Circulation Element.
— Embarcadero North of Beach Street: Provide sidewalks and a vehicular connection shifting
traffic away from Beach Street for the redeveloped Morro Bay Power Plant site.
— Morro Bay Boulevard: Provide a landscaped buffer at least two feet wide between the sidewalk
and travel lanes.
— Main Street south of Radcliffe Drive: Provide continuous sidewalks to provide acceptable
pedestrian operations.
— SR 41 east of Main Street: Provide sidewalks with a landscaped buffer when adjacent
properties are redeveloped.
In addition, Policy CIR-1.8 shall be revised as follows:
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Policy CIR-1.8. Capital Improvement Program. Use the City's Capital Improvement Program (CIP)
process to prioritize, fund, and build roadway, and bikeway, and pedestrian improvements, and
to address phasing and construction of traffic infrastructure throughout the city.
b. Finding: The Commission finds changes or alterations have been required in, or incorporated into,
the project that avoid or substantially lessen the significant environmental effect as identified in
the FEIR. Mitigation Measure T-1 would reduce the significant impact to a less than significant
level.

4. Findings Regarding Alternatives Analyzed in the EIR
CEQA requires that the discussion focus on alternatives to the project or its location that are capable of
avoiding or substantially lessening any significant effects of the Project. Only locations that would avoid
or substantially lessen any of the significant effects of the Project need be considered for inclusion in the
EIR (CEQA Guidelines Section 15126.6[f][2][A]).
An evaluation of an alternative to the Project location is appropriate for a site-specific development
project. In the case of the SOI Amendment, the City of Morro Bay City Council considered the required
no project alternative. The rest of the alternatives considered do not specifically pertain to the SOI
amendment since the sphere itself would not be considered a site-specific development.
Nonetheless, since LAFCO will be relying on this EIR for the purpose of the SOI amendment, LAFCO will
address the alternatives that were required to be examined for the proposed General Plan and LCP Update
per CEQA guidelines. Of these, the FEIR identified that Alternative 2 would be the environmentally
superior alternative when considering overall environmental impacts relative to the performance metrics.

Although Alternative 2 is infeasible because it fails to meet some of the project objectives
identified in the General Plan and LCP Update vision and values.

Pursuant to CEQA, the City Council Members considered the following alternatives to the Proposed
Project as described in the FEIR, which would reduce or avoid project-specific and cumulative impacts,
and rejected them as infeasible as follows:
•
•
•

Alternative 1: No Project/Continue using 1988 General Plan and 1984 LCP
Alternative 2: Proposed General Plan and LCP Update without Morro Bay Power
Plant/WWTP Redevelopment
Alternative 3: Reduced Commercial Floor Area Ratio

Alternative 1: No Project – No Development
Subdivision 15126.6(e) of the CEQA Guidelines requires a “no project” alternative be evaluated in an EIR
to allow decision makers to compare the impacts of approving a proposed project with the impacts of not
approving that project. CEQA Guidelines subdivision 15126.6(e)(3) describes the two general types of no
project alternative: (1) when the project is the revision of an existing land use or regulatory plan, policy,
or ongoing operation, the no project alternative would be the continuation of that plan; and (2) when the
project is not a land use/regulatory plan, such as a specific development on an identifiable property, the
no project alternative is the circumstance under which that project is not processed (i.e., no development
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occurs). Alternative 1 represents the former type of no project alternative and assumes the continued
implementation of the 1988 General Plan and 1984 LCP.
This alternative is comprised of a land use pattern that reflects the land use identified in the existing 1988
General Plan. Under this alternative, the proposed General Plan and LCP Update would not be adopted
and the existing General Plan and LCP, including the land use map and all of the General Plan and LCP
goals and policies, would remain in place through the horizon year of 2040. Thus, any new development
in Morro Bay would occur consistent with the existing land use designations and the allowed uses within
each designation. Similarly, any new infrastructure would occur as envisioned in the existing 1988 General
Plan. Development under this alternative is anticipated to be generally similar in much of the planning
area but would not include mixed-use development in the downtown area, or the identified
redevelopment of the former Morro Bay Power Plant and City wastewater treatment plant (WWTP) sites,
resulting in more non-residential development than under the General Plan and LCP Update. As a result,
overall development and anticipated growth would be reduced under the No Project Alternative
compared to the General Plan and LCP Update.
This alternative assumes that the City’s Sphere of Influence (SOI) would not be extended to include 1,077
acres of the planning area beyond the city limits that is identified as a future extension of Morro Bay’s
SOI. Therefore, the planning area for this alternative encompasses the existing city limits and SOI. (FEIR p.
7-2 – 7-10.)
Alternative 2: Alternative Site
One of the primary long-term strategies of the proposed General Plan and LCP Update land use plan is
redevelopment of the former Morro Bay Power Plant and City WWTP sites with uses that respond to their
unique site attributes to provide future growth areas for the city within the existing city limit. Under the
General Plan and LCP Update land use plan, the former Morro Bay Power Plant and City WWTP sites are
planned to accommodate Mixed Use, Public/Institutional, Visitor Serving Commercial, and Open
Space/Recreation uses with much of the development being new. Approximately 50 percent of the
planned non-residential land use growth (from existing to buildout) and approximately 80 percent of the
visitor-serving commercial growth would occur at the former Morro Bay Power Plant and City WWTP sites.
The General Plan and LCP Update Land Use Element includes Policy LU-5.4 and Policy LU-5.5, which
require the city to develop master plans for these sites and the surrounding areas.
Alternative 2 would remove Policy LU-5.4 and Policy LU-5.5 from the General Plan and LCP Update and
would revise the land use plan to include the former Morro Bay Power Plant and City WWTP sites in Open
Space/Recreation, preserving natural areas and resources, and providing future recreational
opportunities, consistent with other goals of the General Plan and LCP Update. This alternative would
build on the preservation of natural areas within the planning area by reducing the amount of new
development compared to the proposed General Plan and LCP Update.
Under Alternative 2, approximately 3.1 million square feet of new commercial development could be
constructed in the planning area. This would be 5.7 million fewer square feet of new commercial square
footage than could be constructed compared to the General Plan and LCP Update. Additionally,
approximately 300 fewer residential units could be constructed within the planning area, as a result of
the elimination of the mixed-use overlay in the Morro Bay Power Plant redevelopment area. A comparison
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of the development that could occur under Alternative 2 and the General Plan and LCP Update is provided
in Table 7-1.
Because 300 fewer dwelling units would be constructed under Alternative 2, population density of
the city would be slightly reduced compared to the General Plan and LCP Update. Assuming 1.65
people per household, full buildout of Alternative 2 would result in a population of 11,541 in 2040.
This would be approximately 521 fewer residents compared to the year 2040 population under full
implementation of the General Plan and LCP Update (12,062 people). Overall, Alternative 2 would
reduce the growth in population in Morro Bay through the year 2040 by approximately 4 percent
and would reduce the net growth in non-residential development through the year 2040 by
approximately 52 percent compared to the General Plan and LCP Update. (FEIR p. 7-10 – 7.16.)
Alternative 3: Alternative Ocean Outfall Pipe
Under the Reduced Commercial Floor Area Ratio (FAR) Alternative, the maximum allowable FAR for the
Community Commercial and Visitor-Serving Commercial land use designations would be reduced from
1.25 to 1.0 to reduce commercial density and overall vehicle miles traveled associated with new nonresidential development. Approximately 75 percent of the potential new commercial development
identified in Table 2-5 of the Final EIR is comprised of Community Commercial and Visitor-Serving
Commercial land use (approximately 1.1 million square feet of Community Commercial and approximately
5.5 million square feet of Visitor Serving Commercial). Due to the reduction in overall growth, this
alternative would incrementally reduce new vehicle traffic. Development under Alternative 3 assumes
that all goals and policies put in place by the General Plan and LCP Update will be in force.
Under Alternative 3, approximately 7.5 million square feet of new commercial development could be
constructed in the planning area. This would be 1.3 million fewer square feet of new commercial square
footage than could be constructed under the General Plan and LCP Update. Additionally, approximately
103 fewer residential units could be constructed within the planning area, as a result of the FAR reduction
within the planned mixed-use overlay areas. A comparison of the development that could occur under
Alternative 3 and the General Plan and LCP Update is provided in Table 7-1.
Because 103 fewer dwelling units would be constructed under Alternative 3, population density of the
city would be slightly reduced compared to the General Plan and LCP Update. Assuming 1.65 people per
household, full buildout of Alternative 3 would result in a population of 11,867 in 2040. This would be
approximately 195 fewer residents compared to the 2040 population under full implementation of the
General Plan and LCP Update (12,062 people). Overall, Alternative 3 would reduce the growth in
population in Morro Bay through the year 2040 by approximately 2 percent and would reduce the net
growth in non-residential development through the year 2040 by approximately 12 percent compared to
the General Plan and LCP Update. (FEIR p. 7.17-23.)

ENVIRONMENTALLY SUPERIOR ALTERNATIVE AND FEASIBILITY OF PROJECT ALTERNATIVES
1. Finding: The No Project Alternative (Alternative 1) would be environmentally superior in
comparison to the General Plan and LCP Update because it would continue implementation of
the existing 1988 General Plan, which would accommodate less development and growth then
the General Plan and LCP Update, Alternatives 2, or Alternative 3. Although Alternative 1 would
entail continued growth as dictated by the existing 1988 General Plan, this alternative would not
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implement new policy language included in the General Plan and LCP Update, such as policies
intended to provide guidance for future development and reduce long-term community impacts
associated with growth. Alternative 1 would eliminate significant and unavoidable impacts to air
quality because it would result in substantially less new growth and associated new vehicle traffic
and would therefore be consistent with the assumptions in the 2001 Clean Air Plan. However,
Alternative 1 would not eliminate the significant and unavoidable project-level or cumulative
impacts associated with increased VMT. (FEIR p. 7.25-26.)
-

The Commission finds the No Project Alternative is infeasible because it fails to meet any of
the project objectives, including the Project’s objective to guide land use decisions within
the City planning area through the year 2040.

2. Finding: Alternative 2, Proposed General Plan and LCP Update without Morro Bay Power
Plant/WWTP Redevelopment, would perform similar or better to the General Plan and LCP
Update for all environmental resource areas. This alternative would result in no new development
on the former Morro Bay Power Plant and City WWTP redevelopment sites, instead designating
these sites as Open Space/Recreation. As a result of this reduction in future development and
growth, Alternative 2 would result in reduced impacts to issue areas including aesthetic resources,
GHG emissions, biological and cultural resources, geology, hazards, hydrology, noise, and
transportation. However, Alternative 2 would not eliminate the significant and unavoidable
impacts associated with air quality plan consistency or project-level or cumulative impacts
associated with increased VMT, because this alternative would still result in substantial new
growth and the associated increase in new vehicle traffic. (FEIR p. 7.25-26.)
-

While Alternative 2 is environmentally similar to the project and would partially meet the
project objective to guide land use decisions within the city planning area through the year
2040, the Commission finds Alternative 2 is infeasible because it fails to meet some of the
project objectives identified in the General Plan and LCP Update vision and values, including
attracting new businesses and investors, providing head-of-household jobs and affordable
housing options, and providing suitable urban infill and mixed-use development that
accommodates modest residential and commercial growth.

3. Finding: Alternative 3, the Reduced Commercial Floor Area Ratio (FAR) Alternative, would
perform similar or better to the General Plan and LCP Update for all environmental resource
areas. This alternative would result in less new commercial growth and development overall due
to the reduction in commercial FAR. As a result of this reduction in future development and
growth, Alternative 3 would result in reduced impacts to issue areas including aesthetic resources,
GHG emissions, noise, recreation, and transportation. However, Alternative 3 would not eliminate
any of the significant and unavoidable impacts associated with the General Plan and LCP Update,
because this alternative would still result in substantial new growth and the associated increase
in new vehicle traffic. Based on the information presented herein, Alternative 2 would be the
environmentally superior alternative when considering overall environmental impacts relative to
the performance metrics. However, designating the former Morro Bay Power Plant and City
WWTP redevelopment sites as Open Space/Recreation would be inconsistent with the vision and
objectives of the General Plan and LCP Update because it would eliminate urban development
from areas the city has determined would contribute substantially to a pattern of compact future
development, reducing long-term development pressure on agricultural lands outside the
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planning area. Additionally, reduced growth in these targeted redevelopment locations would be
inconsistent with the goals of the General Plan and LCP Update to attract new businesses and
investors and provide head-of-household jobs and affordable housing options. (FEIR p. 7.25-26.)
-

While Alternative 3 is environmentally similar to the project and would partially meet the
project objective to guide land use decisions within the city planning area through the year
2040, the Commission finds Alternative 3 is infeasible because it fails to meet some of the of
the project objectives identified in the General Plan and LCP Update vision and values,
including attracting new businesses and investors, providing head-of-household jobs and
affordable housing options, and providing suitable urban infill and mixed-use development
that accommodates modest residential and commercial growth.

For further discussion on the Project Alternative details and ability to achieve project objectives or
feasibility please refer to the Final EIR for the General Plan and LCP Update Section 7 and the City’s
Findings of Fact and Statement of Overriding Considerations.

5. Process as Responsible Agency, Findings, and Statement of Overriding
Considerations, (CEQA Guidelines Section 15096 (g)(1), 15091, 15093, and
15096 (h))
As a Responsible Agency under CEQA, LAFCO has discretionary authority over the City’s request for the
SOI amendment. Under CEQA, Responsible Agencies are required to independently review and approve
the CEQA document previously prepared by the Lead Agency to comply with environmental review
requirements. As such, in light of the City’s request, LAFCO reviewed and considered the City’s Draft EIR
and Final EIR prepared and adopted by the City of Morro Bay’s City Council for the 2021 Morro Bay General
Plan and LCP Update Environmental Impact Report.
The City, acting as the Lead Agency, adopted a Statement of Overriding Considerations for its adopted
Morro Bay General Plan and LCP Update Environmental Report (EIR SCH# 2017111026).
The Commission has made a reasonable and good faith effort to evaluate any alternatives or mitigation
measures that would eliminate or substantially mitigate the environmental impacts. The Commission has
reviewed the actions by the City Council to eliminate or substantially mitigate the environmental impacts,
particularly the City’s various mitigation measures in the Draft & Final EIR, and goals and policies identified
in the General Plan.
For the reasons set forth below, the Commission determines that any significant environmental impacts
caused by the proposed SOI Amendment has been minimized to the extent feasible, and where not
feasible, has been outweighed and counterbalanced by the significant economic, fiscal, social, and landuse benefits to be generated to the City. This Statement of Overriding Considerations justifies finding the
unavoidable adverse environmental impacts from the Proposal as acceptable.
The Commission finds that any one of the benefits set forth below is sufficient to warrant approval of the
Proposal and justify the unavoidable adverse environmental impacts from the City’s implementation of
the proposed SOI amendment. This determination is based on the findings herein and the evidence in the
record. Having balanced the unavoidable adverse environmental impacts against each of the benefits,

C-3-30

San Luis Obispo LAFCO
City of Morro Bay SOI CEQA Findings

Exhibit A
Page 15

the Commission hereby adopts this Statement of Overriding Considerations, for the following reasons in
accordance with CEQA Section 21081(b) and State CEQA Guideline Section 15093.
LAFCO Policies
1. LAFCO’s policies encourage and provide for well-ordered, efficient urban development
patterns, balanced with preserving open space and agriculture land while discouraging urban
sprawl. The SOI Update is consistent with those policies and the purposes of LAFCO.
2. LAFCO has reviewed and considered the Statement of Overriding Considerations approved
by the City and the evidence that supports that Statement as set forth in the Environmental
Documentation and has concluded that any adverse environmental effects of the project
are outweighed by the benefits of the project that would be provided to the city, including:
a.
b.
c.
d.
e.
f.

Natural resource preservation
Creating of jobs and housing
Economic vitality
New/needed infrastructure and amenities
Increased mobility and access
Increase resident services

3. The SOI amendment of these properties is a logical and planned expansion of the City of
Morro Bay.
4. The proposed SOI action is phase I of a larger conservation easement to preserve the
backdrop of the city.
5. After amending the sphere, phase II would follow in an effort to preserve the lots above
panorama.
6. Overall, the approach for the SOI amendment is consistent with state law, wherein the city
evaluates a growth area as a part of its general plan, then requests a SOI amendment, and
finally pursues an annexation when timing necessitates.
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EXHIBIT “A”
Benefited Property
Legal Description
Those portions of the Rancho Morro y Cayucos in the County of San Luis Obispo, State of California
according to the map of the subdivision of said Rancho filed in Book A, at Page 160 of Maps in the office
of the Recorder for said County, more particularly described as follows:
“Lot 33”
Parcel 8 of SUB2010-00027, according to that Certificate of Compliance filed as Document No. 2011031200 of Official Records in the office of the Recorder for said County;
Lot 1, Block 1E of Atascadero Beach Subdivision, County of San Luis Obispo, State of California
designated according to the map of Atascadero Beach filed in Book 2, at Page 15 of Maps in the office
of the Recorder for said County, more particularly described as follows:
Beginning at the most northerly corner of said Lot 1;
Thence, along the northwesterly boundary of said Lot 1, South 47º00’47” West, 1748.71 feet to the
easterly boundary of the California State Highway 1 Right-of-Way (former designation V-SLO-56-D)
conveyed to the State of California by Grant Deed recorded October 26th, 1960, filed in Volume 1090,
at Page 263 of Official Records in the office of the Recorder for said County;
Thence, along the easterly boundary of said Highway 1 Right-of-Way, South 33º35’38” East, 177.39
feet to the northern terminus of Course 35 described in said Grant Deed recorded October 26th, 1960,
being 370 feet right of Station 793+20.00 “D” L.O. centerline as shown on that Division of HighwaysDistrict 5, Right-of-Way Map for Route 05-SLO-01, Post Mile 32.1 on file in the Right-of-Way
Engineering Office of Caltrans;
Thence, continue along the easterly boundary of said Highway 1 Right-of-Way, South 05º44’44” West,
368.63 feet to a corner thereon at the northern terminus of Course 36 described in said Grant Deed;
Thence, continue along the easterly boundary of said Highway 1 Right-of-Way, South 23º48’22” East,
130.12 feet to the centerline Logan Avenue (formerly Hill Street as shown on Sheet No. 2 of said map
of Atascadero Beach);
Thence, along said centerline Logan Avenue the following three courses:
North 87º55’17” East, 109.13 feet to an angle point thereon at the corner of Lots 7 and 8, Block 3A as
shown on Sheet No. 10 of said map of Atascadero Beach;
Thence, South 57º04’43” East, 152.00 feet;
Thence, North 79º36’17” East, 468.42 feet to the centerline of Zanzibar Street (formerly “3rd” Street as
designated on said Map of Atascadero Beach);
Thence, leaving the centerline of Logan Avenue, along said centerline of Zanzibar Street, North
47º54’47” East, 249.00 feet to a point thereon 100.00 feet southwesterly from the intersection with the
centerline of Panorama Drive (formerly “O” Street as designated on said map of Atascadero Beach);
Thence, leaving said centerline of Zanzibar Street, along a line that is parallel with the centerline of
Panorama Drive (being the westerly line of Blocks 1A and 1B as designated on said map of Atascadero
Beach), North 20º05’43” West, 85.00 feet;
Thence, along a line parallel with said centerline of Zanzibar Street, North 47º54’47” East, 100.00 feet
to an intersection with said centerline of Panorama Drive;
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Thence, along said centerline of Panorama Drive, North 20º05’43” West, 255.00 feet to the centerline
of Blanca Street (formerly “1st” Street as designated on said map of Atascadero Beach);
Thence, leaving the centerline of Panorama Drive, along said centerline of Blanca Street, North
69º54’17” East, 320.00 feet to a point thereon 330.00 feet southwesterly from the intersection with the
centerline of Tuscan Avenue (formerly “P” Street as designated on said map of Atascadero Beach), said
point being the southern most corner of that parcel of land conveyed to the Morro Del Mar County
Water District by Quitclaim Deed and Transfer of Assets, recorded March 14th, 1963, filed in Volume
1230, at Page 337 of Official Records in the office of the Recorder for said County;
Thence, along the southwesterly boundary of said parcel of land conveyed to the Morro Del Mar
County Water District, leaving said centerline of Blanca Street at a right angle therefrom, North
20º05’43” West, 125.00 feet;
Thence, along the northwesterly boundary of said parcel of land conveyed to the Morro Del Mar
County Water District, along a line parallel with said centerline of Blanca Street, North 69º54’17” East,
100.00 feet;
Thence, along the northeasterly boundary of said parcel of land conveyed to the Morro Del Mar County
Water District, South 20º05’43” East, 125.00 feet to said centerline of Blanca Street;
Thence, leaving the northeasterly boundary of said parcel of land conveyed to the Morro Del Mar
County Water District, along said centerline of Blanca Street, North 69º54’17” East, 230.00 feet to the
intersection with said centerline of Tuscan Avenue and the most easterly corner of said Lot 1;
Thence, leaving the centerline intersection of Blanca Street with Tuscan Avenue, North 15º15’13”
West, 1081.60 feet to the point of beginning.
The above described portion of said Lot 1 contains 34.52 acres.
“Lot 34”
Parcel 9 of SUB2010-00027, according to that Certificate of Compliance filed as Document No. 2011031201 of Official Records in the office of the Recorder for said County;
All of Lot 2, Block 1E of Atascadero Beach in the County of San Luis Obispo, State of California as
said Lot is designated according to the map of Atascadero Beach filed in Book 2, at Page 15 of Maps in
the office of the Recorder for said County.
“Lot 36”
Parcel 10 of SUB2010-00027, according to that Certificate of Compliance filed as Document No. 2011031202 of Official Records in the office of the Recorder for said County;
All that portion of Lot 8, Block 1E of Atascadero Beach Subdivision, County of San Luis Obispo, State
of California designated according to the Map of Atascadero Beach filed in Book 2, at Page 15 of Maps
in the office of the Recorder for said County, more particularly described as follows:
Beginning at the most northerly corner of said Lot 8 at a point in common with Lots 2 and 3, Block 1E
of said Subdivision;
Thence, along the northwesterly boundary of said Lot 8 and the southeasterly boundary of said Lot 2,
South 63º15’47” West, 1610.02 feet to the centerline of Tuscan Avenue (formerly “P” Street as
designated on said map of Atascadero Beach);
Thence, along said centerline of Tuscan Avenue, South 13º54’17” West, 179.23 feet to the northern
boundary of that parcel of land taken by United States of America, by Declaration of Taking No.1, as
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recorded October 27th, 1960, filed in Volume 1092, at Page 104 of Official Records in the office of the
Recorder for said County;
Thence, leaving said centerline of Tuscan Avenue, along the northern boundary of said parcel of land
taken by United States of America, North 69º54’17” East, 361.28 feet;
Thence, continue along the boundary of said parcel of land taken by United States of America, South
19º16’13” East, 736.12 feet;
Thence, South 47º54’47” West, 387.98 feet to the centerline of Panorama Drive (formerly “O” Street as
designated on said map of Atascadero Beach);
Thence, leaving the boundary of said parcel of land taken by United States of America, along said
centerline of Panorama Drive, South 42º05’13” East, 265.00 feet to the southern most corner of said Lot
8;
Thence, leaving said centerline of Panorama Drive, along the southeasterly boundary of said Lot 8,
North 60º08’17” East, 2021.55 feet to the eastern most corner thereof;
Thence, along the northeastern boundary of said Lot 8, North 35º21’03” West, 812.21 feet to a corner
on the northwesterly boundary thereof in common with the southern most corner of said Lot 3;
Thence, continue along the northeastern boundary of said Lot 8, North 46º52’43” West, 375.63 feet to
the point of beginning.
The above described portion of said Lot 8 contains 46.99 acres.
“Lot 38”
Parcel 11 of SUB2010-00027, according to that Certificate of Compliance filed as Document No. 2011031203 of Official Records in the office of the Recorder for said County;
All of Lot 7, Block 1E of Atascadero Beach in the County of San Luis Obispo, State of California as
said Lot is designated according to the map of Atascadero Beach filed in Book 2, at Page 15 of Maps in
the office of the Recorder for said County.
“Lot 40”
Parcel 12 of SUB2010-00027, according to that Certificate of Compliance filed as Document No. 2011031204 of Official Records in the office of the Recorder for said County;
All that portion of Lot 6, Block 1E of Atascadero Beach Subdivision, County of San Luis Obispo, State
of California designated according to the Map of Atascadero Beach filed in Book 2, at Page 15 of Maps
in the office of the Recorder for said County, more particularly described as follows:
Beginning at the most westerly corner of said Lot 6 at a point in common with Lot 7 of said Subdivision
and on the centerline of Panorama Drive (formerly “O” Street as designated on said Map);
Thence, along the southwesterly boundary of said Lot 6 and the centerline of said Drive, South
25º59‘13” East, 799.89 feet to the northerly boundary of that parcel of land conveyed to the City of
Morro Bay by Corporation Grant Deed, recorded August 28th, 1978, as filed in Volume 2096, at Page
140 of Official Records in the office of the Recorder for said County;
Thence, leaving the centerline of said Drive, and along the northerly boundary of said parcel of land
conveyed to the City of Morro Bay, South 75º08’10” East, 394.75 feet;
Thence, continue along the northerly boundary of said parcel of land conveyed to the City of Morro
Bay, South 39º18’50” East, 63.98 feet to the southerly boundary of said Lot 6;
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Thence, leaving the northerly boundary of said parcel of land conveyed to the City of Morro Bay, along
the southeasterly boundary of said Lot 6, North 79º14‘17” East, 459.96 feet;
Thence, North 40º05‘17” East, 992.00 feet;
Thence, North 53º16‘17” East, 600.07 feet to the most easterly corner of said Lot 6;
Thence, along the northeasterly boundary of said Lot 6, North 35º21’03” West, 1035.07 feet to the most
northerly corner of said Lot 6, being a corner in common with Lots 4, 5 and 7 of said Block 1E;
Thence, along the northwesterly boundary of said Lot 6, South 55º58’47” West, 2105.73
feet to the point of beginning.
The herein above described parcel of land contains 57.22 acres.
End Description
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POTENTIAL BUILDING AREA
NOTES
1. Potential Building Area as shown
includes constraints such as landslides
per the County GIS Maps, easements,
steep slopes, difficult access, etc.
2. Actual residence locations will be sited
within the Potential Building Areas after
field inspections and surveys.
3. Lot Line Adjustments may be needed to
provide a residence location on each
lot within the Potential Building Area.
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LAFCO Sphere of Influence Amendment
June 22, 2021
Plan for Services
The Sphere of Influence (SOI) Amendment requested for APNs: 073-075-002 and portions of 073076-016 within the City’s Future Sphere of Influence are evaluated on the ‘Seven Service Review
Factors’ outlined in the City of Morro Bay’s 2017 Municipal Service Review (MSR).
1. Growth and population projections for the affected area
No development proposal has been proposed at this time. Will Serve letters will be
requested from appropriate service entities and provided at time of the annexation
request.
2. Location and characteristics of any disadvantaged unincorporated communities
According to the San Luis Obispo County Council of Government’s Disadvantaged
Communities Map Viewer, a majority of the City of Morro Bay has been designated as a
Disadvantaged Community, with the following variable point totals. It is important to
note that based on the State’s definition of disadvantaged communities, no census
tracts within the San Luis Obispo region are designated as a disadvantaged community.
However, creating a regional definition of disadvantaged communities for the San Luis
Obispo region provides better competition for grant funding, equitable distribution of
funds, and meet the state and federal environmental justice requirements. p The total
number of points available is 350.

Disadvantaged Unincorporated
Communities Variables

Total Point Value

Racial Minority
Ethnic Minority
Disability Status
Household Income
Free or Reduced-Price Meals
Educational Attainment
Language Proficiency
Renter Affordability
Housing Ownership Affordability
Older Adults
Youth
Households with No Vehicle Available
Households with No Computing Device
Available
Disadvantaged Community

0
0
40
10
10
15
0
20
20
20
0
10
10
155

The City’s General Plan includes a separate chapter on Environmental Justice and
specifies goals and policies, as well as implementing actions.
3. Present and planned capacity of public facilities and adequacy of public services including
infrastructure needs or deficiencies
The Future SOI designation and associated areas were analyzed during the City’s
environmental review and preparation of the General Plan (GP) and Local Coastal Plan
1|Page
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(LCP) Environmental Impact Report. There is sufficient capacity to provide water and
wastewater service to these areas in the anticipated General Plan buildout.
In addition to water and wastewater services, the 5 lots in the Future SOI will need to be
served by police and fire protection services, and other public services such as libraries
or schools. The General Plan and Local Coastal Plan Update maximum population for
Morro Bay is 12,062, per Table LU-2; however, growth (including any potential
expansion of the SOI) in Morro Bay must be consistent with Measure F, limiting the city
population to 12,200 residents. In order to exceed this number Morro Bay would need
to secure additional water resources and a majority of voters would need to elect to
remove the limit.
At the time of annexation and/or development, impacts would need to be evaluated
and fees or other mitigations implemented to offset those impacts would be
determined.
4. Financial ability of agencies to provide services
Cost related to the connection of utilities to serve the annexed properties will be the
responsibility of the property owner/applicant for the proposed development project.
5. Status of, and opportunity for, shared facilities
The City’s existing Wastewater Treatment Plant (WWTP) no longer provides adequate
capacity for the existing population; however, the city is constructing a new Water
Reclamation Facility (WRF), which is designed to meet existing needs and future
demand. Completion of the new WRF, as well as implementation of the OneWater
Morro Bay master plan and the policies in the General Plan and LCP Update
Conservation Element ensure adequate wastewater systems and infrastructure to meet
future demands.
Based on the water supply projections presented in the OneWater Morro Bay Plan, the
city’s water supply would be sufficient to meet the projected demand of the
development envisioned in the General Plan and LCP Update.
The 5 Future SOI lots will, as appropriate, utilize existing roadways to connect and
provide access to.
6. Accountability for community service needs including governmental structure and operational
efficiencies
Not applicable to the SOI Amendment.
7. Any other matter related to effective or efficient service delivery, as required by commission
policy
None at this time.
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Attachment E
LAFCO Proposal Review Factors - Government Code 56430
Sphere of Influence Amendment to The City of Morro Bay (Panorama Lots)
– LAFCO No. 1-S-21
To prepare for the Sphere of Influence (SOI) Amendment for the Panorama Lots area, the Local
Agency Formation Commission (LAFCO) will rely on the City of Morro Bay’s General Plan and
certified Environmental Impact Report (SCH # 2017111026), last adopted in May 2021.
Additionally, the Commission as part of this action, will use the City’s latest MSR adopted in
August 2017 and provide an updated brief analysis of the seven factors listed in 56430 (a).
LAFCO has also analyzed the required SOI factors outlined in gov code section 56425 (e) and
provided determinations to be considered and a written statement approved by the Commission.
These written statements are provided in the proposal Staff Report dated January 20, 2022.
(1) Growth and population projections for the affected area.
Response. In addition to the analysis conducted through the City’s 2017 MSR update the
following should also be considered as part of this action. Under the existing land use
designations of the County, one primary residence may be constructed on the affected area, each
lot with the opportunity of an accessory dwelling unit on each of the 5 lots as allowed under state
law. In addition, because the lots are designated under County Code as “Agriculture”, various
agriculturally related structures could be developed. As such, the intended future development
potential of the Panorama Lots as described in City’s Resolution of Application would likely be
similar or less than currently allowed by the County of San Luis Obispo.
Development of the project could add approximately 10 residents to the city (5 dwelling units x
1.99 people/unit) based on California Department of Finance 2021 estimates for average
household size in the City of Morro Bay. If each lot were to develop an accessory dwelling unit as
allowed under state law that would add approximately 10 additional residents (5 accessory
dwelling units x 1.99 people/unit). This would result in a 0.197% increase in the City’s population
of 10,121 (DOF 2021).
As of 2010, the City’s population was approximately 10,234. The total population rate declined
between the years of 2010 to 2020 at -0.8%. The 2021 population estimate is 10,121. Build out
population is approximately 12,015 by 2040 according to the City’s Updated General Plan.
2010
10,234

Morro Bay Population [DOF]
2015
10,364

2020
10,151
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Source: California Department of Finance, Population and Housing Estimates E-5 Population and
Housing Estimates for Cities, Counties, and the State, January 2011-2021, with 2010 Benchmark

(2) The location and characteristics of any disadvantaged unincorporated communities within
or contiguous to the sphere of influence.
Response. In addition to the analysis conducted through the City’s 2017 MSR update the
following should also be considered as part of this action. In summary, a disadvantaged
community is defined as a community with an annual median household income that is less than
80 percent of the statewide annual median household income. The existing SOI and proposed
SOI amendment for the city does not have any disadvantaged communities that have a present
and probable need for public facilities and services nor do the areas contiguous to the SOI qualify
as a disadvantaged community.
(3) Present and planned capacity of public facilities, adequacy of public services, and
infrastructure needs or deficiencies including needs or deficiencies related to sewers,
municipal and industrial water, and structural fire protection in any disadvantaged,
unincorporated communities within or contiguous to the sphere of influence.
Response. In addition to the analysis conducted through the City’s 2017 MSR update, the
Comprehensive General Plan update, and EIR, the following should also be considered as part of
this action. As mentioned in the City’s response to LAFCO’s information request letter dated July
28, 2021, the City has adequate resources to serve these five properties. The City’s recently
adopted Final EIR analyzed public facilities and services for those areas in the planned SOI.
Existing infrastructure providing access to City services is in the immediate area; each future
landowner will install the connections as required. Fire response is currently provided under
County jurisdiction by the California Department of Forestry and Fire Protection (CAL FIRE) and
police response by the County Sheriff’s office. The City also has active mutual aid agreements
with both Cal Fire and the Sheriff’s Department. Additional analysis would be required along with
a revised detailed Plan for Services at time of annexation.
(4) Financial ability of agencies to provide services.
Response. In addition to the analysis conducted through the City’s 2017 MSR update the
following should also be considered as part of this action. As previously mentioned in response
(3), cost related to the connection of utilities to serve the annexed properties will be the
responsibility of the property owner/applicant for the proposed development project. In
addition, the City has the ability to provide police and fire protection, as well as all other needed
general urban services to the SOI area. The City has an established developer impact fee program
and any future development in this area would be required to pay their fair share of fees so as to
ensure that fiscal impacts to the City are addressed.
(5) Status of, and opportunities for, shared facilities.
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Response. In addition to the analysis conducted through the City’s 2017 MSR update the
following should also be considered as part of this action. As mentioned in the submitted SOI
Plan for Services document, the City’s existing Wastewater Treatment Plant (WWTP) no longer
provides adequate capacity for the existing population; however, the city is constructing a new
Water Reclamation Facility (WRF), which is designed to meet existing needs and future demand.
Completion of the new WRF, as well as implementation of the OneWater Morro Bay master plan
and the policies in the General Plan and LCP Update Conservation Element ensure adequate
wastewater systems and infrastructure to meet future demands. Based on the water supply
projections presented in the OneWater Morro Bay Plan, the city’s water supply would be
sufficient to meet the projected demand of the development envisioned in the General Plan and
LCP Update. The 5 Future SOI lots will, as appropriate, utilize existing roadways to connect and
provide access to.
(6) Accountability for community service needs, including governmental structure and
operational efficiencies.
Response. No additional analysis was included to this section of the City’s 2017 MSR update.
(7) Any other matter related to effective or efficient service delivery, as required by
commission policy.
Response. In addition to the analysis conducted through the City’s 2017 MSR update the
following should also be considered as part of this action. As a follow up to the issue that was
mentioned in this section of the 2017 MSR (Wastewater Treatment); It should be noted that
major progress has occurred with the City’s Wastewater Treatment Plant Facility as mentioned
in section (5) above.
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LAFCO - San Luis Obispo - Local Agency Formation Commission
SLO LAFCO - Serving the Area of San Luis Obispo County

July 28, 2021
COMMISSIONERS

ROBERT ENNS

SENT VIA E-MAIL

Scot Graham, Community Development Director
City of Morro Bay
595 Harbor Street
Morro Bay, CA 93442

Special District Member

ED WAAGE

Subject: Proposed Sphere of Influence Amendment to the City of
Morro Bay (Panorama Lots) LAFCO File No. 1-S-21

City Member

Dear Mr. Graham,
DEBBIE ARNOLD
County Member
LYNN COMPTON
County Member
MARSHALL OCHYLSKI

This letter is to advise you that the application for the Sphere of Influence
(SOI) amendment has been received and was referred to other agencies
involved in the annexation process. LAFCO staff has completed an initial
review of the application and finds that the following items need to be
submitted for LAFCO to continue processing the application:

Special District Member
STEVE GREGORY
City Member
TOM MURRAY
Public Member
ALTERNATES
ED EBY
Special District Member
CHARLES BOURBEAU
City Member
HEATHER JENSEN
Public Member
JOHN PESCHONG
County Member
STAFF
ROB FITZROY
Executive Officer
DAVID CHURCH
Interim Deputy Executive
Officer

BRIAN A. PIERIK
Legal Counsel
IMELDA MARQUEZ
Analyst

1. LAFCO has received numerous petition letters from citizens with
comments about the application to amend the City’s Sphere of
Influence (SOI). These petitions are attached for the City’s
consideration and response. Also, a letter from the CountyAgricultural
Commissioner’s office is attached for the City’s consideration and
response.
Noted.
2. The City’s submitted Resolution of Application (attached) supporting
application of an SOI amendment “desires” that LAFCO be the lead
agency for CEQA purposes for the SOI Amendment. In this
circumstance wherein the City is proposing an amendment to the
City’s SOI, LAFCO shall be the Responsible Agency and will use the
CEQA record for decision making purposes. The City’s Final EIR
project description references areas outside the City boundaries as
surrounding areas and the Sphere of Influence, which will allow
LAFCO to rely upon the document for compliance with CEQA. This
approach is standard practice. It should be noted that it is particularly
helpful that LAFCO will have a recent EIR to rely upon.
Noted.
More specifically, the maps in the City’s adopted and newly updated
General Plan (Plan Morro Bay-2021) identify the Panorama lots as
areas that should be considered for inclusion in the Sphere of
Influence. The impacts of this action were considered in the Final EIR
certified by the City and as stated in the City’s resolution of
application. The record appears adequate for LAFCO’s use as a
Responsible Agency.
Noted.
Please provide any concerns or comments the City might have about
LAFCO using this record as a Responsible Agency.
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3. Please submit a copy of CEQA Filing with the County Clerk, this should include the
certified Addendum to the EIR for the General Plan Update that mentions the Panorama
Lots.
See attached CEQA filing receipt from the County Clerk (Receipt no.: 40-05272021064). There is no Addendum to the EIR for the May 2021 General Plan.
4. Please address LAFCO’s policies and procedures 2.6 & 2.9 related to a Sphere of
Influence amendment and Agriculture. Provide any written documentation that provides
reasoning associated with the Sphere of Influence Factors outlined in Government Code
56425 (e) (1-5) and LAFCO policy 2.6.6.
Government Code 56425 (e)(1-5) states:
e) In determining the sphere of influence of each local agency, the commission
shall consider and prepare a written statement of its determinations with respect
to each of the following:
(1) The present and planned land uses in the area, including agricultural and
open-space lands.
(2) The present and probable need for public facilities and services in the area.
(3) The present capacity of public facilities and adequacy of public services that
the agency provides or is authorized to provide.
(4) The existence of any social or economic communities of interest in the area
if the commission determines that they are relevant to the agency.
(5) For an update of a sphere of influence of a city or special district that provides
public facilities or services related to sewers, municipal and industrial water, or
structural fire protection, that occurs pursuant to subdivision (g) on or after July
1, 2012, the present and probable need for those public facilities and services of
any disadvantaged unincorporated communities within the existing sphere of
influence.
Response:
(1) These properties, which are currently zoned Agriculture land in the County, will
continue to be designated as Agricultural land as set forth in the City of Morro
Bay’s Land Use Plan and will remain as such. The Agricultural zoning in either
jurisdiction allows one residence and an accessory dwelling unit on each property
with the rest of the property used for agricultural purposes, such as grazing. The
City wants to preserve its backdrop by annexing the properties from County
jurisdiction into the City and, at the time of annexation, require the residences to
be located in the designated building area adjacent to the City (see Exhibit A) and
the property above the designated development area to be restricted to
agricultural and / or open space uses.
(2) and (3) The City’s recently adopted Final EIR analyzed public facilities and
services for those areas in the planned SOI. The City has adequate resources to
serve these five properties. Existing infrastructure providing access to City
services is in the immediate area; each future landowner will install the
connections as required. Fire response is currently provided under County
jurisdiction by the California Department of Forestry and Fire Protection (CAL
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FIRE) and police response by the County Sheriff’s office. The City also has active
mutual aid agreements with both Cal Fire and the Sheriff’s Department.
(4) and (5) There are no nearby areas of social or economic communities of interest
or areas in the City limits that meets the Disadvantaged Communities definition.
See information regarding LAFCO Policy 2.6.6 in responses to Attachment B,
LAFCO policy 2.6.6.
LAFCO’s policies and procedures should be clearly addressed with the documentation
submitted with the application, therefore brief analysis is needed for LAFCO use and
reference when processing the project proposal.
Responses have been provided in this letter, see responses to Attachment B
policies/procedures 2.6 & 2.9.
5. Conditions of Approval found in the 2017 adopted Sphere of Influence and Municipal
Service Review (MSR) would be applied to the SOI Amendment if approved by LAFCO.
These conditions address water, wastewater, and Agriculture and Open Space. The
conditions provide clarity for the processing a future annexation associated with this SOI
amendment. These conditions are attached. Please provide a response as to how the
SOI amendment will satisfy each of these conditions and/or support their implementation
if and when annexation occurs. Also, these conditions should be addressed (as well as
other issues) by the City during the land use approval and CEQA process that would be
completed prior to LAFCO considering an annexation application in order for LAFCO to
confirm the conditions have been satisfied.
Responses have been provided in this letter, see responses to Attachment C.
6. A Sphere of Influence boundary can be drawn through parcels and does not necessarily
have to follow parcel lines. Since a future annexation application would contemplate the
five specific residences to be built as defined by a land use approval by the City, the SOI
boundary could be determined along the potential building area boundary line in the
areas where the City has interest in allowing development. One concept to this end would
be to amend the SOI to only areas shown on the map in yellow on the City’s Resolution
of Application (attached) on the subject parcels. This boundary option wouldincrease the
SOI to include just the area where the City could potentially be providing services to the
five units. LAFCO has discretion in determining the SOI boundary and this option could
be discussed as it would minimize the area included in the SOI to the area that would
receive city services based on a land use approval and CEQA approvedby the in the
Coastal Zone. Should the City be interested in this concept, LAFCO can arrange a
meeting to discuss this option further.
The five lots were included in the City’s recent General Plan/Local Coastal Land
Use Plan update at future SOI in order to preserve the ‘backdrop of the City’
including the ridgelines in this area of the City. The proposal stated above is
contrary to what the City has communicated to the public, in that the intent of
bringing the lots into the SOI and eventually into the City through annexation is to
maintain local control over development of the lots and to preserve the slopes
above the City in an undeveloped state. This information and intent have been
consistently conveyed to the public over the five plus year process associated
with the General Plan update. The City’s goals and objectives of preserving this
portion of the City’s backdrop have been communicated and coordinated with
LAFCO Executive Director Rob Fitzroy and the intent for the SOI line to be
concurrent with the property lines has been made apparent.
Also, this approach proposed above in the LAFCO response letter may result in
confusion and conflicts between the City and County jurisdictional requirements
and other considerations such as provision of services, public safety, land use
jurisdiction and decision making, permitting, etc.
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7. The Resolution of Application indicates that the City intends to consider development of
five residential units (one on each lot) within the “potential building area” as well as
preserving in perpetuity certain areas as open space. This is also relates to the
aforementioned MSR conditions of approval. Please respond to several questions
regarding the SOI amendment to support this plan:
•

What are the City’s plans for the open space preservation on these parcels?
The open space portion of the lots will be restricted via a deed
restriction, or similar agreement, at the same time as annexation.

•

What is the timing of such plans?
Upon annexation. This request only includes a Sphere of Influence
amendment.
What legal instruments would be used to preserve the areas?
Deed restriction or similar recorded document, at the same time of
annexation.
Can any documentation be provided regarding preservation?
To be provided at time of annexation.

•
•

Morro Bay SOI Amend - File No. 1-S-21
LAFCO Info Hold
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The information listed above is requested for LAFCO to be able to continue processing the
SOI Amendment application. The application will remain on hold until LAFCO receives a
response to the items found in this request. LAFCO may need additional clarification or
information before deeming the application complete for processing. If you have any
questions, please contact us at 805.781.5795 or email us at rfitzroy@slolafco.com.
Sincerely,

Imelda Marquez, LAFCO Analyst

Rob Fitzroy, LAFCO Executive Officer

cc.

Commissioners
Brian Pierik, LAFCO Counsel
Enclosures:
•
•
•
•

Attachment A: Comment Letters on the Application
Attachment B: LAFCO Policies
Attachment C: Morro Bay Sphere of Influence Conditions
Attachment D: City of Morro Bay Resolution of Application
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DATE:

July 21, 2021

TO:

Imelda Marquez, Analyst

FROM:

Lynda L. Auchinachie, Agriculture Department

SUBJECT:

Morro Bay Sphere of Influence Amendment (Panorama Lots) (3279)

Thank you for the opportunity to review and comment on the proposed Morro Bay Sphere of
Influence (SOI) amendment for the Panorama Lots. The proposed amendment would include
approximately 213 acres consisting of five parcels ranging in size from 33.5 to 57.4 acres each.
Each parcel has an identified potential building area ranging in size from 4.3 to 14.8 acres. The
properties are located adjacent to the northeastern portion of the Morro Bay near Panorama
Drive and are currently within the county’s Agriculture land use category. The application
indicates that if the properties were annexed by Morro Bay, they would be zoned Agriculture
with development limited to one single family house on each parcel.
Both LAFCO and Morro Bay have policies to protect agricultural resources. To complement
those policies consideration should be given to identifying a maximum square footage of
development area within the identified potential building areas to ensure impacts to
agricultural resources are minimized.
Response A-1
The building areas will be within the yellow areas on Exhibit A – Potential Building Area.
These properties have numerous physical constraints, so it is important to retain
flexibility of site location and design to the design phase, when development constraints,
environmental factors and design preferences will be addressed. The properties included
as part of the Sphere of Influence amendment request are not suitable for agricultural
uses other than grazing, due to the soils, sloping characteristic of the land, lack of
available water resources, etc. The land is characterized as ‘Grazing Land’ under the
Department of Conservation’s Farmland Mapping and Monitoring Program.
The above comments and recommendations are based on the Agriculture Department’s
application of policies in the San Luis Obispo County Agriculture Element, the Conservation and
Open Space Element, the Land Use Ordinance, the California Environmental Quality Act (CEQA)
and on current departmental objectives to conserve agricultural resources and to provide for
public health, safety and welfare, while mitigating negative impacts of development to
agriculture. The Agriculture Department is a referral agency to the Planning and Building
Department. Comments and recommendations are specific to agricultural resources and
operations and are intended to inform the overall decision-making process.
If you have any questions, please call me at 805.781.5914.
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JUL 2 2 REC1

July 21, 2021

1

LAFCO
1042 Pacific Street, Suite A
San Luis Obispo, CA 93401

Dear LAFCO Commissioners:
The enclosed citizens' petition with over 600 signatures opposes the Sphere Of Influence
("SOI'') application the City of Morro Bay has submitted for APN 073-075-002 and portions of
APN 073-076-016. These signatures were gathered during COVID-19 without going door-todoor.
This petition was initiated by residents of north Morro Bay who will be directly and physically
impacted by any development on the 5 lots included in the SOI request. The City's application
readily states that the intent is annexation. In the August 17, 2017 Adopted Sphere of Influence
Update, the City stated, "The reasons for this request included greater control of the area and
possible future development of the area that may need services from the City." (page 2-6)
Residents and home owners of south Morro Bay join us in our concern due to the financial
implications to all of us. As stated in the 2017 Update, "Construction of new infrastructure to
serve the SOI areas presents a challenge in terms of funding such projects. Serving the SOI areas
will likely require a plan for financing infrastructure improvements in these areas. This plan
would address funding sources for a number of needed improvements including roads, pipeline
infrastructure, and other capital improvements. Funding and timing of these improvements
would require planning and investment of resources. 11 (page 3-55)
You'll see that there are 2-3 varying forms of the petition because different individuals started
their own. Ultimately, we united. The outstanding concern for all ofus are the Hazards as
established in our Local Coastal Plan (LCP). City produced maps from the LCP are enclosed, as
well as geological maps of previous landslides.
The City has stated in its 2021 Proposal Application that it will retain the Agriculture zoning
(page 22). Therefore, we believe this statement from the 2017 Update should apply, "Territory
not in need of urban services, including open space, agriculture, recreational, rural lands, or
residential rural areas shall not be assigned to an agency's sphere ofinfluence unless the area's
exclusion would impede the planned, orderly and efficient development of the area."(page 218)
Response A-2
Not applicable. This citation comes from LAFCO’s Municipal Service Review, which was
based on the City of Morro Bay’s previous General Plan (1988), not the recently updated and
adopted General Plan (May 25, 2021). See Response to Item 6 in the July 28th LAFCO letter.
Thank you for your attention to our reservations and objections.

Sincerely,
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PEOPLE AGAINST THE DEVELOPMENT OFMORRO BAY PANORAMA LOTS
To: SLO County LAFCO
From: The Undersigned Citizens
We, the undersigned, are opposed the inclusion of the Panorama Lots (see map) in the
City of Morro Bay's Sphere of Influence (SOI) for the purposes of residential
development for the following reasons:
1. The entire area is a high landslide risk as outlined in the City of Morro Bay's
Coastal Plan (MCP), Chapter X, pages, (attached) and has experienced
landslides in the past. Any development that involves digging (as detailed in
MCP) will put the entire neighborhood beneath these lots at risk.
Response A-3
If the lots are incorporated into the City, no development will occur until
after annexation. The City will require the future landowner / applicant to
obtain a geotechnical analysis to establish specific building sites and
guide construction requirements for the residences.
As mentioned before, the lots are designated Agricultural in the General
Plan and limited to one residence plus an accessory unit per lot. (As noted
during the LAFCO Study Session on August 19, 2021, additional or
secondary dwelling units are allowed/permitted on agricultural lots, per
State law.)
2. These lots are a known wildlife corridor, used by many species of protected
animals endemic to the coastal area. Development on these lots could eliminate
their coastal migratory route.
Response A-4
This comment is premature given that the current proposal is a
requested SOI amendment and the land use and development potential
is not changing with the requested SOI amendment. The land is
currently designated Agricultural land within the County of San Luis
Obispo and will remain Agricultural through approval of the SOI
amendment and future annexation application. The zoning and
residential development (one residence and accessory dwelling unit per
lot) will be the same regardless of County or City jurisdiction; however,
if annexed the residential development would be limited to the lower
elevations next to City streets and the upper elevations would be
restricted to agricultural and open space uses, which would be more
protective of any wildlife corridors that may exist.
The Final EIR includes Mitigation Measure BIO-3. Wildlife Movement
Corridors Protection and the following policy was added to the
Conservation Element in the City’s General Plan. Policy C-1.17 Project
Design for Wildlife Connectivity, which states:
Design new stream crossing structures and extensions or
modifications of existing structures to accommodate wildlife
movement. At a minimum, structures within steelhead streams
C-3-61
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must be designed in consultation with a fisheries biologist and
shall not impede movement. New projects with long segments of
fencing and lighting shall be designed to minimize impacts to
wildlife. Fencing or other project components shall not block
wildlife movement through riparian or other natural habitat. Where
fencing or other project components that may disrupt wildlife
movement is required for public safety concerns, they shall be
designed to permit wildlife movement.
Proposed development on the lots in the SOI request will be required
to comply with Policy C-1.17 above,
Signed,
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OPPOSITION TO THE SPHERE OF INFLUENCE FOR THE PANORAMA LOTS INTO THE
CITY OF MORRO BAY
To: SLO County LAFCO
From: The Undersigned Residents and Homeowners of Morro Bay
We, the undersigned , are opposed to the inclusion of the Panorama Lots (see map) into the City of
Morro Bay's Sphere of lnfluence (SOI) for the purpose of development for the following reasons:
1. The entire area is " a high landslide risk zone" with a " High Landslide Risk Ratin g" as identified
in the City of Morro Bay's Local Coastal Plan, Chapter X, and has experienced landslides in the recent
past. The Lots are of the same geology as the Water Reclamation Facility lot which experienced 2
landslides since construction began last year. Any development on the Panorama Lots would put the
neighborhoods just below them, from Island Street to Blanca Street, a mile in length, at risk.

See Response A-3; site-specific geotechnical studies will be completed to establish
development sites and requirements. If the property is incorporated into the City,
those studies would occur in conjunction with annexation, development design and
permitting.
2. The Lots are a known wildlife corridor, used by many protected species endemic to the coastal
area. Development on these lots, including urban fenc i ng , could restrict their coastal migratory route.

See Response A-4.
3. An SOI is the necessary step before annexation; the purpose of annexation is development.
Adding hundreds of acres into the City's incorporated limits binds the City to be responsible for
expanded utility service as well as fire and police coverage. We do not need our resources--fire and
police- -up in the hills responding to emergencies when we already contend with simultaneous medical/fire
calls as we are.
See the Response to Item 4, LAFCO July 28, 2021 Letter. The City of Morro Bay has
mutual aid agreements with the County of San Luis Obispo Fire Department (Cal
Fire) and the County Sheriff’s office.
Signed,
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2.6

Sphere of Influence Review Policies

The CKH Act provides the legislative authority and intent for establishing a Sphere of
Influence and is included by reference in these policies. A Sphere of Influence is the
probable 20-year growth boundary for a jurisdiction’s physical development. These
policies are intended to be consistent with the CKH Act and take into consideration local
conditions and circumstances. All procedures and definitions in the CKH Act are
incorporated into these policies by reference.
1. LAFCO intends that its Sphere of Influence determination will serve as a master
plan for the future organization of local government within the County. Thespheres
shall be used to discourage urban sprawl and the proliferation of local
governmental agencies and to encourage efficiency, economy, and orderly
changes in local government.
The SOI amendment is consistent with the City’s current General Plan
adopted in May 2021.
2. The Sphere of Influence lines shall be a declaration of policy which shall be a
primary guide to LAFCO in the decision on any proposal under its jurisdiction.
Every determination made by the Commission shall be consistent with the spheres
of influence of the agencies affected by those determinations.
Not applicable.
3. No proposal which is inconsistent with an agency’s adopted Sphere of Influence
shall be approved until the Commission, at a noticed public hearing, has
considered an amendment or revision to that agency’s Sphere of Influence.
Amendment application filed.
4. The adopted Sphere of Influence shall reflect city and county general plans, growth
management policies, annexation policies, resource management policies, and
any other policies related to ultimate boundary area of an affected agency unless
those plan or policies conflict with the legislative intent of the CKHAct (Government Code
Section 56000 et seq.)

Where inconsistencies between plans exist, LAFCO shall rely upon that plan which
most closely follows the legislature’s directive to discourage urban sprawl, direct
development away from prime agricultural land and open space lands, and
encourage the orderly formation and development of local governmental agencies
based upon local conditions and circumstances.
The proposed SOI is consistent with the City’s adopted General Plan and
represents an orderly development approach (see the Response to Item 4,
LAFCO July 28, 2021 Letter).
Policies and Procedures

15
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In accordance with the CKH Act a municipal service review shall be conducted
prior to the update of a jurisdiction’s Sphere of Influence. The service review is
intended to be a basis for updating a jurisdiction’s Sphere of Influence.
The City of Morro Bay is due for a municipal service review (MSR) based on
the Cortese/Knox/Hertzberg Local Government Reorganization Act of 2000
(CKH Act) requiring MSR updates every five years. The City will cooperate
with the LAFCO initiated MSR update.
5. LAFCO will designate a Sphere of Influence line for each local agency that
represents the agency’s probable physical boundary and includes territory eligible
for annexation and the extension of that agency’s services within a zeroto twentyyear period.
The Sphere of Influence request being considered by LAFCO was included in
the City’s recently adopted General Plan Land Use Plan. The subject lots will
be eligible for annexation after the SOI request has been approved. Utilities,
such as water and sewer connections to City of Morro Bay services will be
accessible to the lots. See the Response to Item 4, LAFCO July 28, 2021 Letter
for more information about serving these properties.
6. LAFCO shall consider the following factors in determining an agency’s Sphere of
Influence:
a. Present and future need for agency services and the service levels specified
for the subject area in applicable general plans, growth management plans,
annexation policies, resource management plans, and any other plans or
policies related to an agency’s ultimate boundary and service area (CKH 56425
(e)(1)).
See the Response to Item 4, LAFCO July 28, 2021 Letter.
The City has adequate water and sewer capacity to serve the property and
connection to City infrastructure is readily available from the surrounding
streets. The City also has adequate police and fire services to serve the
property and the City maintains mutual aid agreements with the County
related to fire (Cal Fire) and police services (Sheriff’s office). Please refer
to the City of Morro Bay’s General Plan, One Water Plan, and Final Water
Reclamation Facility. General Plan Policies LU-1.1 and LU-3.1 sets
parameters for locating new development and ensuring sufficient
infrastructure and service capacity.
Links to the documents referenced above are provided below.
Plan Morro Bay (General Plan)
https://www.morrobayca.gov/DocumentCenter/View/15424/Plan-MorroBay-GP-LCP-Final
Policies and Procedures
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One Water Plan
https://www.morro-bay.ca.us/DocumentCenter/View/12500/OneWaterPlan-Final
Final Water Reclamation Facility Plan
Link here:
https://morrobaywrf.com/wp-content/uploads/Final-WaterReclamation-Facility-Plan-April-2019.pdf
b. Capability of the local agency to provide needed services, taking into account
evidence of resource capacity sufficient to provide for internal needs and urban
expansion (CKH 56425 (e)(2)).
Policy OS-7.1 requires areas that might be included in the City’s SOI, that
a plan will be prepared and adopted to include infrastructure and services
provided by the City of Morro Bay. Also, see answer to “a” above and the
Response to Item 4, LAFCO July 28, 2021 Letter. Policy OS-7.1 Account
for External Impacts states:
If any portion of the area outside the city limits is included in the City’s sphere
of influence in the future, prepare and adopt a plan for the affected parcels
that includes infrastructure and services provided by the City of Morro Bay.
The plan shall also identify policies for the protection of natural resources in
the affected areas.

c. The existence of agricultural preserves, agricultural land and open space lands
in the area and the effect that inclusion within a Sphere of Influenceshall
have on the physical and economic integrity of maintaining the land in nonurban use (CKH 56426.5 (a)).
See the Response to Item 4, LAFCO July 28, 2021 Letter.
The proposed inclusion of the subject property in the City’s SOI supports
the City’s goal to protect the scenic backdrop of the City. By including
these properties in the SOI and limiting the location of residential
development to the area shown in yellow on Exhibit A wherein the limited
development may occur. This is consistent with a much larger effort
initiated by Chevron to divest the Estero Terminal properties through
cooperative efforts with the City, County, Cayucos Sanitary District, and
a variety of conservation non-profit groups (LCSLO, TPL, et. al)
d. Present and future cost and adequacy of services anticipated to be extended
within the Sphere of Influence.
See the Response to Item 4, LAFCO July 28, 2021 Letter. The cost for
installing connections for the services located in the streets adjacent to
the properties will be borne by the landowners.
e. Present and projected population growth, population densities, land uses, and
area, ownership patterns, assessed valuations, and proximity to other
populated areas.
The land use of the lots in the SOI Amendment will remain designated
Agricultural, as currently designated in the County of SLO. The areas
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designated for potential building on the five lots is adjacent to existing
development along Panorama Drive, while the remainder of the lots will
be deeded to open space. The City is capable to provide services to lots
included in SOI. As specified in the General Plan, Measure F, a voterapproved growth management ordinance, limits the City’s population to
12,200 residents, unless otherwise approved/amended by a majority of
voters, as well as securing additional water resources.

San Luis Obispo LAFCO

f. The agency’s capital improvement or other plans that delineate planned facility
expansion and the timing of that expansion.
The amount of development that would be associated with the SOI
amendment (5 lots) is minor in nature and would not be significant for the
City’s public facilities and/or services. Both water and sewer are
accessible from two points of access from the subject lots, in addition to
dry utility access.
The City is undergoing construction on the Water Reclamation Facility,
with expected completion in Spring/Summer of 2022.
g. Social or economic communities of interest in the area (CKH 56425 (e)(4)).
See the Response to Item 4, LAFCO July 28, 2021 Letter. The City of Morro
Bay does not have any officially designated disadvantaged communities
as described in state planning law, and the levels of both educational
attainment and employment are higher in Morro Bay than in most of
California. The City does include an Environmental Justice Chapter in the
General Plan and specifies goals, policies, and implementation actions to
address the equity impacts of planning and regulatory decisions,
particularly while preparing for the effects of climate change, including
becoming more prone to flooding, landslides, and extreme heat events.
h. For an update of a Sphere of Influence of a city or special district thatprovides
public facilities or services related to sewers, municipal and industrial water,
or structural fire protection, a written determination regarding the present and
probable need for those public facilities and services of any disadvantaged
unincorporated communities within the existing Sphere of Influence shall be
prepared.
Not applicable.
7. LAFCO may adopt a zero Sphere of Influence encompassing no territory for an
agency. This occurs if LAFCO determines that the public service functions of the
agency are either nonexistent, no longer needed, or should be reallocated to some
other agency of government. The local agency which has been assigned a zero
Sphere of Influence should ultimately be dissolved.
Not applicable.
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8. Territory not in need of urban services, including open space, agriculture,
recreational, rural lands, or residential rural areas shall not be assigned to an
agency’s Sphere of Influence unless the area’s exclusion would impede the
planned, orderly and efficient development of the area.
Exclusion of this SOI amendment request would impede planned,
orderly and efficient development, as these lots could be developed in
the County of San Luis Obispo inconsistent with City objectives.
9. LAFCO may adopt a Sphere of Influence that excludes territory currently within
that agency’s boundaries. This occurs where LAFCO determines that the territory
consists of agricultural lands, open space lands, or agricultural preserveswhose
preservation would be jeopardized by inclusion within an agency’s Sphere of
Influence. Exclusion of these areas from an agency’s Sphere of Influence indicates
that detachment is appropriate.
See response to #6c above.
10. Where an area could be assigned to the Sphere of Influence of more than one
agency providing needed service, the following hierarchy shall apply dependent
upon ability to serve:
a. Inclusion within a municipality Sphere of Influence.
b. Inclusion within a multipurpose district Sphere of Influence.
c. Inclusion within a single-purpose district Sphere of Influence.
In deciding which of two or more equally capable agencies shall include an area
within its Sphere of Influence, LAFCO shall consider the agencies’ service and
financial capabilities, social and economic interdependencies, topographic
factors, and the effect that eventual service extension will have on adjacent
agencies.
Not applicable.
11. Sphere of Influence boundaries shall not create islands or corridors unless it can
be demonstrated that the irregular boundaries represent the most logical and
orderly service area of an agency.
Not applicable.
12. Nonadjacent publicly owned properties and facilities used for urban purposes may
be included within that public agency’s Sphere of Influence if eventualannexation
would provide an overall benefit to agency residents.
Not applicable.
13. At the time of adoption of a city Sphere of Influence LAFCO may develop and adopt
in cooperation with the municipality, an urban area boundary pursuant to policies
adopted by the Commission in accordance with Government Code Section 56080.
LAFCO shall not consider any area for inclusion within an urban service area
boundary that is not addressed in the general plan of the affected municipality or
is not proposed to be served by urban facilities, utilities, and services within the
first five years of the affected city’s capital improvementprogram.
There is service capability and infrastructure accessible in Panorama Drive,
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Tuscan Avenue, Blanca Street, and Zanzibar Street.
14. LAFCO shall review Sphere of Influence determinations every five years or when
deemed necessary by the Commission consistent with an adopted work plan. If
a local agency or the County desires amendment or revision of an adopted
Sphere of Influence, the local agency, by resolution, may file such a request with
the LAFCO Executive Officer. Any local agency or county making such a request
shall reimburse the Commission for the actual and direct costs incurred by the
Commission. The Commission may waive such reimbursement if it finds that the
request may be considered as part of its periodic review of spheres of influence.
Not applicable.
15. LAFCO shall adopt, amend, or revise Sphere of Influence determinations
following the procedural steps set forth in CKH Act 56000 et seq.
Consistent.
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San Luis Obispo LAFCO

2.9 Agricultural Policies
The policies in this section are designed to assist LAFCO in making decisions that achieve
the Goals stated in the previous section. A policy is a statement that guides decision
making by indicating a clear direction on the part of LAFCO. The following policies support
the goals stated above and shall be used by San Luis Obispo LAFCO when considering
a proposal that would involve agricultural resources:
1. Vacant land within urban areas should be developed before agricultural land is
annexed for non-agricultural purposes.
Consistent, this will continue to be Agricultural land.
2. Land substantially surrounded by existing jurisdictional boundaries should be
annexed before other lands.
Not applicable.
3. In general, urban development should be discouraged in agricultural areas. For
example, agricultural land should not be annexed for nonagricultural purposes
when feasible alternatives exist. Large lot rural development that places pressure
on a jurisdiction to provide services and causes agricultural areas to be infeasible
for farming should be discouraged.
The lots are not designated for “urban” development. The lots are and
will continue to be designated for Agricultural land uses and continued
agricultural (grazing) use with one residence and one accessory
dwelling unit per lot. The land is not suitable for Agricultural land uses
other than grazing due to the sloping nature of the lots, soil categories
and lack of available water resources.
4. The Memorandum of Agreement between a city and the County should be used
and amended as needed to address the impacts on and conversion of Agricultural
Lands on the fringe of a city.
There is no proposed conversion of Agriculturally designated land as part of
this SOI Amendment request. The existing agricultural land use designation
will remain.
5. The continued productivity and sustainability of agricultural land surrounding
existing communities should be promoted by preventing the premature conversion
of agricultural land to other uses and, to the extent feasible, minimizing conflicts
between agricultural and other land uses. Buffers should be established to promote
this policy.
The proposed SOI amendment and City General Plan limit the amount of
development that may occur on the subject lots to a single residence and
one accessory dwelling unit per existing +/- 40ac parcel. (As noted during
the LAFCO Study Session on August 19, 2021, additional or secondary
dwelling units are allowed/permitted on agricultural lots, per State law.) The
potential development area on each lot is identified on the SOI map (subject
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to geotechnical evaluation and other site-specific studies). The areas
comprising the higher elevations of the lots will be reserved for agricultural
and open space uses, acting as a buffer to agricultural use (grazing) on the
adjacent parcels.
Also see the Response to Items 4 and 6, LAFCO July 28, 2021 Letter.
6. Development near agricultural land should not adversely affect the sustainability
or constrain the lawful, responsible practices of the agricultural operations.
See response to #5 above.
7. In considering the completeness and appropriateness of any proposal, the
Executive Officer and this Commission may require proponents and other interested
parties to provide such information and analysis as, in their judgment, will assist in an
informed and reasoned evaluation of the proposal in accordance with these policies.
Noted.
8. No change of organization, as defined by Government Code 56021, shall be
approved unless it is consistent with the Spheres of Influence of all affected
agencies.
Both City and County are aware of and support this SOI amendment request.
9. Where feasible, and consistent with LAFCO policies, non-prime land should be
annexed before prime land.
The proposed Sphere of Influence amendment is consistent, as this is nonprime land.
10. The Commission will consider feasible mitigation (found in the followingguidelines)
if a proposal would result in the loss of agricultural land.
See response to #3 above and Item 4, LAFCO July 28, 2021 Letter. This will
not result in the loss of agricultural land. First off there is no development
proposed as part of the Sphere of Influence request. Development within
the City will only occur after annexation. The only “development” that
would be allowed to occur would be one residence and an accessory
dwelling unit on each lot, which would be allowed now under County
jurisdiction. (As noted during the LAFCO Study Session on August 19,
2021, additional or secondary dwelling units are allowed/permitted on
agricultural lots, per State law.) Exhibit A – Potential Building Area
establishes building areas for the residences and accessory dwelling units
to be located next to the City roads at the lower elevations, leaving the
remainder of the properties undeveloped and available for grazing and
open space uses.
11. The Commission encourages local agencies to adopt policies that result in
efficient, coterminous and logical growth patterns within their General Plan and
Sphere of Influence areas and that encourage protection of prime agricultural land
in a manner that is consistent with this Policy.
This is not prime agricultural land per LAFCO definition. It does not have
Class I or II soils in the USDA Natural Resources Conservation Service, does
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not qualify for an 80-100 Storie Index Rating, does not support livestock,
crops or other plantings and/or production of unprocessed agricultural plan
products. The land conditions require about 10 acres to sustain each cow
that grazes the land, which exceeds the one animal unit per acre as defined
in the prime agricultural land definition.
12. The Commission may approve annexations of prime agricultural land only if
mitigation that equates to a substitution ratio of at least 1:1 for the prime land to be
converted from agricultural use is agreed to by the applicant (landowner), the
jurisdiction with land use authority. The 1:1 substitution ratio may be met by
implementing various measures:
Not prime land per LAFCO definition. Does not have Class I or II soils in the
USDA Natural Resources Conservation Service, does not qualify for a 80-100
Storie Index Rating, does not support livestock, crops or other plantings
and/or production of unprocessed agricultural plan products.
a. Acquisition and dedication of farmland, development rights, and/or agricultural
conservation easements to permanently protect farmlands within the
annexation area or lands with similar characteristics within the County Planning
Area.
b. Payment of in-lieu fees to an established, qualified, mitigation/conservation
program or organization sufficient to fully fund the acquisition and dedication
activities stated above in 12a.
c. Other measures agreed to by the applicant and the land use jurisdiction that
meet the intent of replacing prime agricultural land at a 1:1 ratio.
13. Property owners of agricultural lands adjacent to a LAFCO proposal shall be
notified when an application is submitted to LAFCO.
LAFCO to prepare noticing.

Policies and Procedures

21

Page 86 of 91

October-2020

C-3-73

Attachment C
Morro Bay Sphere of Influence Conditions

Page 87 of 91

C-3-74

CHAPTER 2

•

SPHERE OF INFLUENCE UPDATE

City of Morro Bay-Goal 35: Preserve agricultural uses in and adjacent to the City with
conflict resolution between agricultural and urban land uses.
This will not result in the loss of agricultural land. First off, there is no development
proposed as part of this Sphere of Influence request. Development within the City
will only occur after annexation into the City of Morro Bay. The only “development”
that would be allowed to occur under this proposal would be the addition of one
residence and an accessory dwelling unit on each lot, which would be allowed now
under County jurisdiction. (As noted during the LAFCO Study Session on August
19, 2021, additional or accessory dwelling units are allowed/permitted on
agricultural lots, per State law.) Exhibit A – Potential Building Area establishes
building areas for these properties. This proposal ensures that the residences and
accessory dwelling units will be located next to the City roads at the lower
elevations, leaving the remainder of the properties undeveloped and available for
grazing and open space uses. This is consistent with the proposed conservation
approach for the properties in this area.

COUNTY OF SAN LUIS OBISPO GENERAL PLAN
•

County of San Luis Obispo-Estero Area Plan. Prevent urban development outside the
Morro Bay City Limits, and direct future growth onto developable, non-prime lands within
the City.
This SOI amendment proposal is not considered ‘urban development’ as the
continued Agricultural zoning will allow only one residence and one accessory
dwelling unit. Also, the land does not qualify as prime agricultural land per LAFCO
criteria. See the Response to Item 4, LAFCO July 28, 2021 Letter.

•

County of San Luis Obispo-Estero Area Plan. Maintain existing agricultural land use
categories in order to protect agricultural resources; do not convert agricultural land to
other land use categories or revise planning area standards so as to enable more
intensive development.
The land will retain the Agricultural land use designation within the City of Morro
Bay. See the Response to Item 4, LAFCO July 28, 2021 Letter.

These goals are supported in each General Plan with policies and programs that work towards
achieving these results. The Memorandum of Agreement is a way to implement both General
Plans in a more coordinated manner.
City Council Action. The City Council approved the MOA on September 10, 2007.
County Board of Supervisors Action. The County Board of Supervisors approved the MOA on
September 25, 2007

Conditions of Approval
ADOPTED SOI/MSR
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The following conditions of approval are adopted based on this updated Sphere of Influence
Update, Municipal Service Review, Memorandum of Agreement, the environmental review, and
public input and to reflect the current situation for services and protection of agricultural and open
space lands.
WATER
a. As a condition of an annexation application being filed with LAFCO, the City shall document
with a water supply analysis that an adequate, reliable, and sustainable water supply is
available and deliverable to serve the areas proposed for annexation.
Noted. This application is a Sphere of Influence amendment request, not an annexation
application. The City’s One Water Plan addresses this analysis. See link to One Water
Plan: https://www.morro-bay.ca.us/DocumentCenter/View/12500/OneWater-Plan-Final.
WASTEWATER
a) As part of an annexation application, the City shall document the progress of the currentlyplanned upgrade to the wastewater treatment plant in compliance with a NPDES permit.
Noted. This application is a Sphere of Influence amendment request, not an
annexation application. The City’s Wastewater Master Plan addresses this analysis.
See link to Final Water Reclamation Facility Plan: https://morrobaywrf.com/wpcontent/uploads/Final-Water-Reclamation-Facility-Plan-April-2019.pdf
AGRICULTURE & OPEN SPACE
a. The City shall identify all agricultural and open space lands to be protected in the
annexation areas when prezoning or preparing land use entitlements for an area.
See previous comments in Item 7 of the LAFCO July 28, 2021 letter; landowner
would record a deed restriction or other instrument on the “no-build” portion as
part of annexation process.

b. Prior to LAFCO filing the certificate of completion (if an annexation is approved),
conservation easement(s) or other appropriate mitigation measures as listed in LAFCO’s
Agricultural Policy 12, shall be recorded on the deed(s) of the properties affected by the
annexation specifying the areas to be protected in perpetuity.
Noted, see previous comments in Item 7 of the LAFCO July 28, 2021 letter; landowner
would record a deed restriction, or similar agreement, on the “no-build” portion of
each lot at the time of annexation.
RECONSIDERING THE SOI/MSR

a. LAFCO would revisit the SOI upon completion of the GP/LCP and One Water Plan
update.
It is appropriate timing now, as the General Plan was adopted in May 2021 and the
One Water Plan was approved in October 2018. Links to the General Plan and One
Water Plan are provided below.
Plan Morro Bay (General Plan)
ADOPTED SOI/MSR
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https://www.morrobayca.gov/DocumentCenter/View/15424/Plan-Morro-Bay-GPLCP-Final
One Water Plan
https://www.morro-bay.ca.us/DocumentCenter/View/12500/OneWater-Plan-Final

PRESENT AND PLANNED LAND USE
The land use zoning within the proposed Study Areas of the Sphere of Influence is Agriculture
and Recreation. The two existing SOI areas are the beach area to the north and the Back Bay
area to the south. Neither area is proposed for future development. The City’s General Plan
policies are being updated to manage the growth and development within these areas. Once the
City identifies a site for its new wastewater treatment plant the Sphere of Influence will be
considered amended.
Not applicable.

PRESENT/PROBABLE NEED FOR PUBLIC SERVICES
The present need for public services in the proposed SOI area varies in the different areas.
Many of the properties’ current uses are for agricultural and open space purposes. The probable
need for public services in the proposed Sphere of Influence is low. Urban levels of development
are not anticipated in the existing Sphere of Influence. Also, the City needs to complete the
upgrade of the sewer facility and increase the reliability of its water supply.

This Sphere of Influence request is consistent with the City’s SOI line as delineated
on the City’s Land Use Plan. The land use designation for the properties will remain
agricultural and will not be considered ‘urban development’. The City is undergoing
construction on the Water Reclamation Facility, with expected completion in
Spring/Summer 2022.

ADOPTED SOI/MSR
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the Annexation, as such action must be made by the City Council and in compliance with
applicable law, including the City of Morro Bay Municipal Code.
10. NON-BINDING; TERMINATION: This MOU is non-binding and is intended only to provide
a framework for continued discussions between the Parties in connection with the Project.
It is an expression of the current intent of the Parties but is not intended to constitute an
agreement that will be legally binding on any Party. No Party has any obligation,
responsibility, or liability to any other Party for failure to complete the items set forth
above. This MOU is not binding and may be terminated in accordance with the terms set
out in Section 8 above, or by any Party delivering written notice to the other Parties. Upon
the termination of this MOU, no Party will have any liability under this MOU to any other
Party, and the Parties will be released from all of their obligations under this MOU.
11. COUNTERPART EXECUTION: The Parties may execute this MOU in counterparts which
together will constitute the entire MOU.
TPL

CHEVRON

The Trust for Public Land, a California
nonprofit public benefit corporation

Chevron Land and Development
Company, a Delaware Corporation
By: _______________________
Its: ________________________

By:
Its: Director of Transactions, California
CSD

MORRO BAY

Cayucos Sanitary District, a political
subdivision
of the State of California

City of Morro Bay, a municipal
corporation

By: ________________________
Its: ________________________

By: ________________________
Its: ________________________
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From:
To:
Cc:
Subject:
Date:
Attachments:

Andrew Mutziger
Celine Vuong; imarquez@slolafco.com
Ashley S. Goldlist
RE: 21-Day Notice to Hearing for Sphere of Influence Amendment to the City of Morro Bay (Panorama Lots)
Tuesday, December 28, 2021 2:30:15 PM
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Hi Celine and Imelda,
I had remembered seeing this referral (30 June 2021 email from Imelda). We did not send a
response at that time and I wanted to formalize why we did not comment.
The related Morro Bay City Council resolution (23 Mar 2021) stated, “WHEREAS, the principal reason
for the proposed SOI amendment is to protect the hillsides which serve as the backdrop of the City
from significant development…”
That resolution also stated, “Upon any future annexation of the Chevron Lots, development of each
Chevron Lot subject of the SOI amendment, shall be limited to one single family home ( being a total
of 5 single family homes on the Chevron Lots) together with associated access and infrastructure
improvements.”
Both of these statements support Morro Bay’s General Plan Policy LU-3.7: Limited Outward
Expansion: Establish criteria to allow for some limited outward expansion beyond the city’s existing
limits to achieve large-scale conservation of parcels and a small amount of rural-scale residential use
and visitor-serving amenities to serve conservation lands. Standards applies to the future sphere of
influence (SOI) area include keeping development off of ridgelines and preserve views of the City’s
backdrop of undeveloped open land. (See also Policies C-9.1 through C-9.5 and Implementation
Actions C-30 and C-31.)
These documents were found on the LAFCO Current Project Materials webpage. SLO County APCD
has no comment since the goals of this proposed SOI are consistent with the General Plan and land
use strategies in the APCD’s Clean Air Plan and SLOCOG’s Regional Transportation Plan/Sustainable
Community Strategy.
Sincerely,
Andy Mutziger | Division Manager
Planning, Monitoring & Grants
SLO County Air Pollution Control District
(805) 781-5956 VM • amutziger@co.slo.ca.us • SLOCleanAir.org
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COUNTY OF SAN LUIS OBISPO
DEPARTMENT OF AGRICULTURE / WEIGHTS & MEASURES
Martin Settevendemie, Agricultural Commissioner / Sealer of Weights & Measures

DATE:

July 21, 2021

TO:

Imelda Marquez, Analyst

FROM:

Lynda L. Auchinachie, Agriculture Department

SUBJECT:

Morro Bay Sphere of Influence Amendment (Panorama Lots) (3279)

Thank you for the opportunity to review and comment on the proposed Morro Bay Sphere of
Influence (SOI) amendment for the Panorama Lots. The proposed amendment would include
approximately 213 acres consisting of five parcels ranging in size from 33.5 to 57.4 acres each.
Each parcel has an identified potential building area ranging in size from 4.3 to 14.8 acres. The
properties are located adjacent to the northeastern portion of the Morro Bay near Panorama
Drive and are currently within the county’s Agriculture land use category. The application
indicates that if the properties were annexed by Morro Bay, they would be zoned Agriculture
with development limited to one single family house on each parcel.
Both LAFCO and Morro Bay have policies to protect agricultural resources. To complement
those policies consideration should be given to identifying a maximum square footage of
development area within the identified potential building areas to ensure impacts to
agricultural resources are minimized.
The above comments and recommendations are based on the Agriculture Department’s
application of policies in the San Luis Obispo County Agriculture Element, the Conservation and
Open Space Element, the Land Use Ordinance, the California Environmental Quality Act (CEQA)
and on current departmental objectives to conserve agricultural resources and to provide for
public health, safety and welfare, while mitigating negative impacts of development to
agriculture. The Agriculture Department is a referral agency to the Planning and Building
Department. Comments and recommendations are specific to agricultural resources and
operations and are intended to inform the overall decision-making process.
If you have any questions, please call me at 805.781.5914.

2156 Sierra Way, Suite A | San Luis Obispo, CA 93401 | (P) 805-781-5910 | (F) 805-781-1035
slocounty.ca.gov/agcomm | agcommslo@co.slo.ca.us
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Date:

Page 1 of Betty Winholtz Comments (2)

betty winholtz
Rob Fitzroy; imarquez@slolafco.com
City of Morro Bay Sphere of Influence Amendment - Panorama Lots, hearing 1/20/22
Monday, January 10, 2022 4:24:36 PM

Dear Commissioners:
I am addressing 3 areas that are key to your evaluation of the City of Morro
Bay SOI Amendment: Agriculture, Sewer, and Water.
Sewer and water services are owned and by the City.
Providing Sewer service is not a problem. Since Cayucos left the joint
sewer plant with Morro Bay, Morro Bay has more than enough capacity to
process sewage.
Providing Water service is a problem. The City claims to have enough water
for build out (12,000, currently at 10,700). However, that's on paper.
The reality is:
--Chorro Valley is no longer a viable water source.
--Morro Bay has the pumping rights to 581 acre feet (2017 MB SOI MSR,
page 3-25), but that is not necessarily what it can realistically pump. The
WRF will inject recycled water into the Morro Valley ground water to stop
sea water intrusion so that water can be pumped as explained in the video
created by the Utilities Manager in Aug of 2020.
https://youtu.be/3TPIEr1fXbs
--The city is receiving only 5% of its allocated State Water supply (NEW
TMES, July 15, 2021) which should be 1313 AFY. (2020 Urban Water
(Management Plan/UMWP, page 10) The City pays for a buffer that doubles
its allotment. That still keeps delivery dangerously low.
--State Water is stored in San Luis Reservoir which is at 34% capacity,
when it is normally at 52% according to the Dept. of Water Resources as of
Jan 9, 2022. https://cdec.water.ca.gov/cgi-progs/products/rescond.pdf
--The City has 2 years of supply in the Reservoir according to the City
Manager. (KSBY-TV, Dec 15, 2021)
--The trend for the Reservoir is as follows: Jan 2020, 481 MSL; Jan 2021,
448 MSL; Jan 10, 2022, 415.6 MSL. Of the State's 12 reservoirs, San Luis
Reservoir is 5th from the bottom in terms of refilling after the rains.
http://sanluis.lakesonline.com/Level/
C-3-91
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--Morro Bay residents are on a mandatory water shortage contingency plan,
Level 3 of 5. (City Press Release, page 2, Oct 13, 2021) This level indicates
there is a Severely Restricted Water Supply Condition with a shortage of 1525% (UMWP, page 14). There has been no move by the City Council to lift
or lower this level of restriction since the rains.
Agriculture
LAFCO policies support the retention of these 2 parcels for agricultural use
as does the County's Estero Area Plan. The City claims that by keeping the
parcels zoned agriculture, there is no development. However, the SOI map
clearly shows the intent to develop into residential. LAFCO policies are:
2.6 8. Territory not in need of urban services, including open space, agriculture,
recreational, rural lands, or residential rural areas shall not be assigned to an
agency’s Sphere of Influence.
2.9 1 Vacant land within urban areas should be developed before agricultural
land is annexed for non-agricultural purposes.
2.9 3. In general, urban development should be discouraged in agricultural
areas. For example, agricultural land should not be annexed for nonagricultural
purposes when feasible alternatives exist. Large lot rural development that
places pressure on a jurisdiction to provide services and causes agricultural
areas to be infeasible for farming should be discourage
2.9 5. The continued productivity and sustainability of agricultural land
surrounding existing communities should be promoted by preventing the
premature conversion of agricultural land to other uses and, to the extent
feasible, minimizing conflicts between agricultural and other land uses. Buffers
should be established to promote this policy. (Policies and Procedures October,
2020)

Conclusion:
The information provided above regarding Agriculture and Water does not
support a "logical and planned expansion" of Morro Bay at this time. It is illtimed to bring these 2 parcels into the City of Morro Bay's Sphere of
Influence until LAFCO receives information that the water supply is
stabilized and Agricultural usage is buffered and preserved per the County's
Estero Area Plan.
Cal. Gov't. Code §56653 requires more detail than what is being offered in
the SOI Amendment Application. Rather than provide the information
C-3-92
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"down the road" for annexation, the information should be submitted to
the Commission for an informed SOI decision.
(a)Whenever a local agency or school district submits a resolution of
application for a change of organization or reorganization pursuant to this
part, the local agency shall submit with the resolution of application a plan
for providing services within the affected territory.
(b)The plan for providing services shall include all of the following
information and any additional information required by the commission or
the executive officer:
(1)An enumeration and description of the services to be extended to the
affected territory.
(2)The level and range of those services.
(3)An indication of when those services can feasibly be extended to the
affected territory.
(4)An indication of any improvement or upgrading of structures, roads,
sewer or water facilities, or other conditions the local agency would impose
or require within the affected territory if the change of organization or
reorganization is completed.
(5)Information with respect to how those services will be financed.
Sincerely,
Betty Winholtz
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Rob Fitzroy
imarquez@slolafco.com
FW: morro bay soi hearing jan 20
Monday, January 10, 2022 8:08:36 AM
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FYI.

Rob Fitzroy | Executive Officer

San Luis Obispo Local Agency Formation Commission
1042 Pacific St Suite A
San Luis Obispo, CA 93401
(805) 788-2096

From: betty winholtz <winholtz@sbcglobal.net>
Sent: Saturday, January 8, 2022 12:32 PM
To: Rob Fitzroy <rfitzroy@slolafco.com>
Subject: morro bay soi hearing jan 20

Dear Mr. Fitzroy:
Will the following 3 items be addressed in your staff report for the January
20, 2022 hearing on the Morro Bay SOI Amendment--Panorama
(Chevron) Lots?
1. Identifying costs: Requires the LAFCO's executive officer to include all
direct and indirect costs of existing services in the incorporation area,
including general fund subsidies to fee supported services when
estimating service costs. Requires the LAFCO to calculate the proposed
city's service costs by comparing them with the service costs in similar
cities. Requires the LAFCO to identify the direct and indirect costs of
services that the new city will assume from state agencies.
2. Adds a regional transportation plan to the list of factors that local
agency formation commissions must consider before making boundary
decisions.
3. Whether Mr. Enns will be recused due to his involvement in the MOU
between the City of Morro Bay/Chevron/Cayucos?
Until what day will you receive emails for the commissioners regarding this
hearing, i.e. Wednesday, Jan 19?
Sincerely,
Betty Winholtz
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Rob Fitzroy
imarquez@slolafco.com
FW: Additional concerns regarding the City of Morro request to LAFCO for SOI of Chevron Properties
Monday, January 10, 2022 4:03:33 PM
January 10 2022 - SOI Morro Bay Letter to LAFCO.PDF
Morro Bay Police 2020 Annual Report.pdf
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Rob Fitzroy | Executive Officer

San Luis Obispo Local Agency Formation Commission
1042 Pacific St Suite A
San Luis Obispo, CA 93401
(805) 788-2096

From: Carole Truesdale <carole_truesdale@hotmail.com>
Sent: Monday, January 10, 2022 3:54 PM
To: Rob Fitzroy <rfitzroy@slolafco.com>
Subject: Additional concerns regarding the City of Morro request to LAFCO for SOI of Chevron
Properties
Importance: High

Dear Mr. Fitzroy,
Pursuant to my last email here are my additional concerns as it pertains to
City of Morro Bay's request to bring in the Chevron Properties into the
City's SOI.
Please acknowledge receipt and pass on to the commissioners as well.
Kind regards,
Carole Truesdale

"Food without wine is a corpse; wine without food a ghost. United and well matched, they are as body and soul;
living partners!" chef...Andre Simon (1877-1970)
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Concerns regarding the City of Morro Bay's request to LAFCO for bringing into the City's
Sphere of Influence (SOl) Chevron Properties adjacent to Panorama Drive, Morro Bay, CA
January LO,2022

Tronsmitted vio email:

Rob Fitzroy I Hxeer.ative ffieer
San Luis Obispo Local Agency Formation Commission
1042 Pacific St Suite A
San Luis Obispo, CA 93401
(BOs) 788-2096

Pursuant to my previous transmission, I would like to address a few more concerns, other than
Hazard. LAFCO must consider the City's ability to financially support the public facilities and
public services, i.e. fire protection, police, sewer, and water.

Morro Bay is a very unique and diverse community, Our current population (as of 2020) is
IO,757 whereas in 2010 we had IO,234. As a tourist town we see an influx of over 1-2K people
on weekends at various times of the year, this adds addition strain on our water/sewer system
as well as the fire and police departments. Our residents are more senior, rather than young
families due to the expense of properties in Morro Bay,
did some preliminary research on ourfire department, which is fully staffed, has a new Fire
Chief and in 2021, they answered approximately 1900 calls, which was up from 1700 as stated in
documents I found from 2008. lwas not able to obtain the response rate from the fire station
on Harbor Boulevard to North Morro Bay (Zanzibar & Yerba Buena)- area where the Chevron
parcels located), that information would not get to me by the time I submit my letter to you.
I

The homes along this corridor are VERY close together and when one has an issue, so do the
residents in back, and side-to-side, plus the streets are crumbling.
There was supposed to have a new fire station built on the property located at San
Jacinto/Coral (Cloisters) and to cover north Morro Bay. This did not happen due to the fact the
City needed the money and sold this land to a builder, who will be constructing 5 new homes
plus EDUs on that small acreage additional strain to our water/sewer system,
Our Morro Bay Police department is AMAZING; the leadership of Chief Jody Cox and
Commander Amy Watkins has been very positive, we have l-8 sworn officers, and for this team
of professions to accept the challenges of a tourist community with a salary structure that is

approximately 30% less than other agencies show the dedication and care this department
displays daily, I have attached their MBPD Annual 202treport, which was done in-house to
save money for your perusal.
Adding acreage to the SOI is going to have an impact on our services and will put
physical/financial burden on our local departments.

a
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Concerns regarding the City of Morro Bay's request to LAFCO for bringing into the City's
Sphere of Influence (SOl) Chevron Properties adjacent to Panorama Drive, Morro Bay, CA
Page -2LAFCO

"Like many California cities, Morro Bay has a significant unfunded pension liability, and smaller
yet still significant other post-employment (OPEB) liabilities. These liabilities have developed
over decades and have been impacted by CaIPERS and State regulatory contexts, leaving many
aspects of this challenge out of the City's control. The City has taken incremental steps to
address these liabilities over time. On the CaIPERS side, the City has pursued cost sharing with
employees, making additional discretionary payments when possible, and paying annual
payments early in the fiscalyearto receive nominalsavings. On the OPEB side, the City
established a restricted trust in 201-3 to begin saving for retiree heath costs, and have been
depositing funds into that trust in most years since, resulting in a balance of approximately 52

million.
Despite these incremental efforts, the size and scale of the remaining liabilities is significant.
The CaIPERS unfunded liability totaled over 529 million in the City's latest actuarial report from

liability is much smaller at approximately 53million, offset by approximately
SZmillion that is currently saved in the restricted trust, for a net unfunded liability of
approximately Stmillion.,.." As taken from the January 3,2022, Staff report that is being
presented to Council at the January LL,2022 meeting. (See attached excerpts)

CalpERS. The OPEB

The City of Morro Bay Harbor Department does not have adequate funds for repairs and..."'The
"Friends of the Morro Bay Harbor" is circulating a petition to gela beilpt measure in
place that will propose financial support of $120 parcel tax on every property to the
department fortheir deferred maintenance and capital projects'needs. This is a citizen lead

initiative. Much of the harbor's infrastructure (docks, T-piers, sea walls, etc.) were built
during WWll. The Harbor Dept. does not have sufficient funding for their repairs."
This will put another layer of burden expenses on the property owners who are struggling
with the cost of the new water/sewer plant which started out at not to exceed $126 million
to now (with numerous delays, add-ons)...last posted $1+5million, however it is projected to
$150-155million or more before the build is over.
This causes me another concern... water supply. The City claims it has enough water for
build-out, around 12,000 residents. However, this does not reflectthe currently reality: (1)
the City is receivinq only 5% of its allotment of State water, (2) residents are on level 3 of
restricted water use, (3) a number of new hotels are being built and water conservation is
NOT a priority of vacationers.
Finally, the loss of agriculture use, and wildlife corridor!

It is clear that the City does not have the financial stability to provide services as required for
an SOl. Thank you for reading.
Carole Truesdale, resident of Morro Bay since 1995 and property owner.
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SLO COUNTY CITIES POLICE OFFICERS PER CAPITA

CITY

POPU LATION

OFFICERS

NOTES
Atascadero police
department There are
a total
of 36 Atascadero
police officers. This
results in 1.2 police
officers per 1,000
residents which is
65.4% less than the
California average
and 61.6% less than
the National average.

Atascadero

29,773

36

Arroyo Grande
Grover Beach
Morro Bay

18,441
13,529

29
23
18

10,757

Morro Bay police
salaries are
approximately 30o/o
lower than other
agencies.

Paso Robles

32,2t2

SLO

47,063

Pismo Beach

8,213

35
61
23

Department salaries (top step officer)

Atascadero

Sg0,6S+

Pismo

592,841
Arroyo Grande 586,206
Grover Beach 591,620
SLO PD

5tt8,3+o

SLO SO

Stoe,osg

Paso Robles PD S103,615

Morro

Bay

$82,310
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Executive Summary of Presentation
) City of Morro Bay currently has a projected $Zg.glvl Unfunded Accrued Liability (UAL) for 6BA/2022 with
CaIPERS

v

)

5L% increase (from 519.4M) over last 10 years

returns of 2L3% and key assumption changes will dramatically change the "shape" of
schedule
repayment
City's UAL
I UAL balance may drop down to $Zf.g million; Near-term repayment "shape" projected to be lower and shorter,

CaIPERS FY 2O2O-2I

though still irregular

>

City also has a small =$1M UAL for OPEB (Other-Post Employment Benefits)
r $3M liability v5. =$2M in assets

>

City has historically taken proactive steps toward managing pension costs

I
>

Building reserves, capturing annual prepayment discount benefits & $500K of additional payments made to
CaIPERS in FY 2020

Continuing to plan for, and evaluating options to manage variable costs are important for budget
predictability and fiscal health

p

Cost management strategies - Section 115 Trust, UAL Pay Down and UAL Restructuring
3

NHAIADVISORS
!
r,"ercsrrerrstrurcu,r.

CC_2022-01-11 l4eeting Page 72 of 157
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SENT VIA E-MAIL: rfitzroy@slolafco.com
Date:

01/09/2022

To:

LAFCO Commissioners
County of San Luis Obispo

Subject:

Proposed Sphere of Influence Amendment to the City of Morro Bay
(Panorama Lots) LAFCO File No. 1-S-21

Dear Honorable Commissioners,
We very much in favor of the City of Morro Bay's goal as stated in the City Council
Resolution regarding this SOI: "WHEREAS, the principal reason for the proposed SOI
amendment is to protect the hillsides which serve as the backdrop of the City from
significant development."
I have 2 relevant Comments. My first Comment is related to Chapter 4. 56435.(e)(3)
"The present capacity of public facilities and adequacy of public services that the
agency provides or is authorized to provide." (CKH, page 63) The Commission is to
make "a written statement of its determinations with respect to" this item.
CONCERN: INFRASTRUCTURE: STREETS
•

•

•

•

•

•

Panorama Dr is single lane, 11'-13' wide, between Island and Nevis Streets,
contiguous to proposed lots #38 and #40. It is inadequate for local residential
traffic, who must back up to let the oncoming vehicle pass.
The narrow width of south Panorama Dr impacts response time for fire and
emergency vehicles due to the poor condition of the road and to not knowing
what vehicular obstacle they may encounter. This makes for a potentially
dangerous situation.
In 1995, north Morro Bay was deluged in 12" of rain causing the hills to slide
across south Panorama Drive onto private residential lots. Landslides are still
active. Over the last 3 years, landslides on proposed lots #34, #36, and #38 are
visible from Panorama Drive and Tuscan Avenue, the lots access streets.
While the City has a 2011 Pavement Management Plan that has been
consistently updated regarding the condition of its streets, it has inconsistently
spent money to upgrade the streets. When money is expended, it is consistently
below the recommended amount.
A Capital Improvement Plan now prioritizes and manages the transportation and
traffic network (page 3-50). Since 2019, street improvements have been
deferred.
According to the 2017 SOI MSR (page 3-38), no north Morro Bay streets was
listed for improvement prior to 2016. For the 2016-17 budget cycle, just 2 of the
11 streets nominated for improvement were in north Morro Bay. (page 3-40)
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In 2016, the #2 city council goal was street improvements. (MB SOI MSR, page
3-53) In 2021, streets didn't even make it into the city council goals. (City Council
Special Meeting 11/10/21, page 4 of 41)

SOLUTIONS
•

•

•

Since the City has insufficient financial resources to fund circulation
improvements, or the City has not prioritized circulation, and this circulation area
in particular which the SOI is dependent upon for access, the SOI Amendment
should be delayed until there is a fulfilled, comprehensive street plan.
Alternatively, the current property owner could be conditioned to improve the
perimeter streets (Panorama, Tuscan, Blanca, Zanzibar) bringing them up to
current, 2-lane, standard residential street code including drainage to prevent
future undermining, as well as a sufficient retaining wall.
An alternative would be to condition the future owners/developers of the 2
parcels/5 lots to bring the perimeter streets up to current standards that include
drainage and retaining wall.

My second Comment is related to LAFCO 101 (page, 6) on the State LAFCO website,
the Commission is to "consider regional housing needs."
CONCERN: HOUSING
•

•
•
•
•

•
•

•

LAFCO is making a decision regarding 2 parcels, that are proposed for division
into 5 lots. According to the Morro Bay Municipal Code every lot is eligible for a
secondary unit (ADU). Therefore, each lot may have 2 dwellings.
If SB9 applies, each lot may have 4 housing units, or more depending on its
caring capacity.
If AG zoning is retained, each lot is eligible for farm worker housing.
The potential number of housing units is unknown; it is not 1 per lot.
All new housing, except potential lot #34, will have unblocked ocean views from
Point Buchon to Point Cayucos. Some may actually sit on top of the hillside.
These multi-million-dollar homes present 2 issues: (1) being elevated, they will
visually impair the visual resource of the hills (the City's stated goal to avoid), and
(2) they do not contribute to the City's unfulfilled housing mandate; certainly not
for low and very low income housing.
It's questionable how much development, if any, these hillsides can safely
sustain.
The City of Morro Bay, like all the County's cities, has never met its SLOCOG
Regional Housing Needs Allocation. According to the City's most recent Housing
Element, August 2020, page 3-60, the percent of completion for the latest
allocation by category are: Above Moderate, 91%; Moderate, 23%; Low, 76%;
Very Low, 0%, and Extremely Low, 0%.

SOLUTIONS:
C-3-130
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Do not allow subdivisions of the 5 proposed lots.
Adopt the "Morros Area SRA and Critical Viewshed" standard found in the
County's Estero Area Plan (page 7-21).
Restrict any dwelling unit other than the main house to low or very low income.

CONCLUSION:
"LAFCO is responsible for determining that a jurisdiction is reasonably capable of
providing needed resources and basic infrastructure to serve areas already within the
City and in the Sphere of Influence. It is important that the infrastructure and resource
capacities be adequate and reliable when revisions to the SOI." (2017 MB SOI MSR,
page 3-20) In addition, "circulation/road and services are considered high priority needs
for future growth of the City."
The City's General Plan may provide for "logical and reasonable growth and
development," a key evaluation term for LAFCO. In reality, regarding streets and
housing this is not occurring. A delay is the best recommendation.
Your consideration is appreciated.
Please attach my letter for the record to the SOI meeting packet.
Sincerely,
Don and Kristen Headland
Morro Bay Resident 31 Years
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Narrow 11’ to 13’ Street,
Panorama Dr.

Panorama Drive, streets in need of repair
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Preserve this land for the next generation.

Protect the Ag Land green belt that connects Morro Bay to San Luis Obispo and Cayucos.

City of Morro Bay's goal as stated in the City Council Resolution regarding this SOI:
"WHEREAS, the principal reason for the proposed SOI amendment is to protect the hillsides
which serve as the backdrop of the City from significant development."
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SENT VIA E-MAIL ONLY: rfitzroy@slolafco.com

Commissioners
Local Agency Formation Commission
1042 Pacific Street, Suite A
San Luis Obispo, CA 93401
Subject: Proposed Sphere of Influence Amendment to the City of Morro Bay (Panorama Lots)
LAFCO File No. 1-S-21
Honorable Commissioners,
The purpose of this letter is to respectfully request that you deny the City of Morro Bay’s
request for the inclusion of the Panorama Lots into the City of Morro Bay’s (“City”) Sphere of
Influence (“SOI”). I appreciate the opportunity to explain why in this letter. As a land use
planner in the private and public sectors for over 35 years, in my professional opinion the
proposed Sphere of Influence land should remain in the jurisdiction of the County.
A Sphere of Influence is the probable 20-year growth boundary for a jurisdiction’s
physical development. The Cortese-Knox-Herzberg Act of 2000 states that LAFCOs are to
exercise their powers consistent with policies that should encourage goals of preserving open
space and agricultural land while discouraging urban sprawl.
The proposed SOI is a classic example of unnecessary urban sprawl. Ten potential residences
(after annexation) in an area of 212.81 acres is urban sprawl.
The whole SOI area is a seriously problematic site for development. There should not be any
development on the proposed SOI because of the following concerns:
1.) There are two “Accurately Located Fault Lines,” known as the Cambria Earthquake Fault,
that run through the entire length of the proposed SOI.
(Source: Plan Morro 2021 Bay: Figure PS-2, Regional Fault Lines Map, page 4-100).
2.) The entire proposed SOI area is rated “High Potential Landslide Risk” and “Very High
Potential Landslide Risk.”
(Source: Plan Morro Bay 2021: Figure PS-4, Landslide Susceptibility Map, page 4-102.
(Source: Safety Element Update, County of San Luis Obispo, Map 4, Landslide Hazards Map.)
The City of Morro Bay claims that it wants to protect the hillside backdrop of north Morro Bay,
as one of its reasons requesting the proposed SOI. To guarantee preservation of this beautiful
hillside backdrop, the City states it will allow future development after annexation only below
the 200’ elevation contour. One has to ask, does the City truly believe that if residential
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building pads are created below the 200’ elevation contour, the rest of the steep hillside farther
up to the ridge will stay in place to the 500+ ft. elevation? The truth is, if you remove earth at
the “toe” (bottom of the hill) of the proposed SOI land for residential building pads, the rest of
the hillside above will keep landsliding down the hill. The earth there is so extremely unstable,
that if you disturb even a small part of that hillside with earth-moving equipment, you will
cause a landslide. If it is raining, you will cause a mudslide. There are existing cracks in the
land, and you can see landslide areas from the streets below. The entire SOI site has a famous
local history of landslides and earth movement, causing expensive property damage and
lawsuits. (Please see attached historical newspaper articles.)
Has the City of Morro Bay not learned anything from excavating earth near the “toe” at the site
of the City’s Water Reclamation Facility (WRF)? Did the earth above that excavation stay in
place? It did not! There were major landslides at the WRF construction site and they were
expensive to correct, resulting in very ugly scarring of large areas of what were once beautiful
hills.
Instead of protecting our beautiful hillside backdrop of north Morro Bay, the City is pursuing
the destruction of those very hillsides with its proposed SOI Amendment in the hopes of future
annexation and residential development.
Even more distressing is the possibility that the unstable SOI area - once it is disturbed by earth
movers carving out building pads, driveways, and level outdoor living areas - will create
landslides, and mudslides, ruining the homes and properties across Panorama Drive, Tuscan
Avenue, Blanca Street, and Zanzibar Street. To be blunt, the results of this SOI Amendment,
and future annexation to allow residential development, will be a liability quagmire for the City.
The whole SOI area should be left alone and undisturbed.
The safety and welfare of its citizens should be a paramount consideration for the City of Morro
Bay. The City is gambling with the idea that each proposed future residential development,
after annexation, will be judged on its own merits. Think of the concern and the disruption in
the lives of the residents in the neighborhoods downhill and bordering the SOI area. This
disruption is not to be taken lightly by City staff.
Local conditions and circumstances include a vulnerable long-established neighborhood
downhill from the very unstable land, which will potentially be greatly affected by the proposed
future development of ten residences, causing water runoff, mudslides, and hillside scars from
cutting into the natural contours of the steep hills for building pads, driveways, site work, huge
retaining walls, and hardscape. Where will the water runoff from impermeable surfaces of
these future developments go? It will go downhill to the homes, yards, and streets of the
existing neighborhoods, which lack stormwater drains and street gutters to collect and direct
the water. It will cause flooding on the lower streets even deeper than what the neighborhood
currently suffers.
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In conclusion, concerning the City of Morro Bay’s request for the inclusion of the Panorama Lots
into the City’s Sphere of Influence, I respectfully request that the Commissioners deny the SOI
Amendment.
Sincerely,
Tina Metzger
Morro Bay Resident
cc: Board of Supervisors, County of SLO
Attachments: historical newspaper articles of MB Panorama Drive landslides
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Rob Fitzroy
imarquez@slolafco.com
FW: LAFACO meeting on 1/20/2022 regarding Morro Bay"s SOI application
Friday, January 7, 2022 4:12:20 PM
Landslide Issues in Morro Bay.pdf
LCP Chapter X Hazards_Morro Bay.PDF
image001.png
image003.png

Rob Fitzroy | Executive Officer

San Luis Obispo Local Agency Formation Commission
1042 Pacific St Suite A
San Luis Obispo, CA 93401
(805) 788-2096

From: Carole Truesdale <carole_truesdale@hotmail.com>
Sent: Friday, January 7, 2022 4:00 PM
To: Rob Fitzroy <rfitzroy@slolafco.com>
Subject: LAFACO meeting on 1/20/2022 regarding Morro Bay's SOI application

Dear Mr. Fitzroy,
I have been a resident of Morro Bay since 1995 and homeowner.
I have severe reservations as it pertains to the 5 Chevron Lots that the
City has applied for SOI into City of Morro Bay, with potential annexation
due to "HAZARDS" with the instability of the land abutting Panorama
Drive, North Morro Bay, and any attempt to cut into that hillside will be
dangerous to the surrounding homes. In addition to destroying the
natural habitat of animals that roam on the ranges on these lots.
There is no reason for these lots to be added to our City, except they are
not considered prime real estate to Chevron without services,
water/sewer, police, and fire. I will address these in a subsequent email.
I have put together some photographs and I would like to have this email
and attachments included in the staff report that is being generated for
January 13, 2022.
Please acknowledge receipt and forward to all commissioners etc., to
review prior to the January 20, 2022 hearing.
Happy New Year and thank you.
Kind regards,
Carole Truesdale

"Food without wine is a corpse; wine without food a ghost. United and well matched, they are as body and soul;
living partners!" chef...Andre Simon (1877-1970)
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Kodiak Street Landslide Area Photo: 12/21/2021

Kodiak Street Landslide Area Photo: 1/2022

Java Street Landslide Area Photo: 1/2022

Mud and debris fall off the hillside when there is rain
etc., making muddy messes in our streets.

January 2021 Morro Bay WRF Site currently under
construction. It cost over $1million to work around this
sitation. The MBWRF should NEVER been placed in this
hight-risk landslide area.

Other slides have happened since this photo has been
taken.
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Landslide of high risk at current Morro Bay WRF Plant

Estero Bay News Landslide of Morro Bay WRF site

As you may know, there have been two landslides at the City of Morro Bay’s wastewater
treatment plant construction site. One in May 2020 that involved an estimated 15,000
cubic yards of earth and a second slide during Jan. 2021 of 17,000 cubic yards of earth.
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January 2022 landslide on Tuscan Avenue, Morro Bay – the same hillside

Summary of why the Panorama lots are dangerous…they are created with the same
geological make-up of soil, sand, etc.
•
•
•
•
•
•
•
•

This area is identified as geologically hazardous by the City of Morro Bay, San Luis
Obispo County, the State of California, and U.S. Geological Society
In 1995, a landslide occurred in the hill above Oahu Street that caused mud to
slide across Panorama Avenue into garages.
In 1998, a landslide occurred on the hill above Panay Street.
In 2020, a landslide occurred in the hill above Kodiak Street that can be seen
today.
In 2021, a truck parked on the mud-soaked shoulder of Panorama Avenue caused
a small mudslide into the street.
In 2022, a new landslide is seen in the hill across Tuscan Avenue.
In 2020 and 2021, along Hwy One adjacent to south Morro Bay, the toe of a hill
(same geology) was cut for the City's new sewer plant causing a reoccurring slide.
In Cayucos, the County addressed this geological hazard by rezoning and tax
defaults on hillside paper lots to avoid development. (Estero Area Plan, page 4-8)
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Sara darling
Celine Vuong
developing lots above Panorama in Morro Bay
Thursday, November 18, 2021 7:31:39 AM

I'd like to express my opposition to these lots being developed. Morro Bay is in a drought and
due to global warming, water will always be an issue. New homes anywhere is this area
would be a bad idea but I especially hate to see the natural beauty of these hills destroyed so
that wealthy people can have homes with ocean views.
thank you
Sara Darling
Slade Spare
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Ric Deschler
Celine Vuong
Nov 18 meeting Item B-2 Morro Bay
Friday, November 12, 2021 1:12:21 PM

Dear Members of LAFCO:
I heartily support the recommendation to include the "Panorama lots" into the sphere
of influence of the City of Morro Bay. It is far more important that the City have direct
control over any possible future development of this huge section of land than remain
only under the control of the County. Should the lots ever be developed, the stringent
conditions that are on them will be adequate protections for this section of town.
Placing these lots within our SOI does not guarantee that development will occur or
be allowed, just that the City will have more direct, local control.
I have lived in Morro Bay for nearly 50 years and recognize that this will be a positive
step into our future.
Thank you for your consideration.
Ric Deschler
2471 Hemlock
Morro Bay, CA93442
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imarquez@slolafco.com
imarquez@slolafco.com
RE: Morro Bay"s request for SOI on the Panorama Lots owned by Chevron
Wednesday, January 5, 2022 8:44:25 AM

From: Carole Truesdale <carole_truesdale@hotmail.com>
Sent: Thursday, November 18, 2021 2:02 AM
To: rfitzroy@slolafco.com <rfitzroy@slolafco.com>
Subject: Morro Bay's request for SOI on the Panorama Lots owned by Chevron

Dear Mr. Fitzroy,
I am a homeowner and resident in Morro Bay since 1995. I live on Kodiak
Street, which is called one of the Island Streets in MB, that buts up against
the Panorama properties that the City of MB wants to bring into their SOI.
Our street is known as a landslide hazard zone. I have concerns about
this SOI coming into our City of Morro Bay. We have already experienced
a landslide on Panay Street due to heavy rains in 1998/1999.
I have included in this email to you, information that the Commissioners
and Alternates need to review/read before they make any decisions of
these properties that Chevron wants to liquidate.
First, my personal concerns are that these lots that Chevron is wanting to
have the City of Morro Bay bring into their SOI, have a very interesting
fact. First, these lots do NOT have services such as water, sewer, fire, and
police protection. The value to the outside world is not as lucrative as if
they were in the Morro Bay SOI.
These lots are known and documented in a severe landslide area, as you
can see from the attached information that I am including in my email to
you.
Here is what I want you to review and provide to the Commissioners and
Alternates: High Landslide Areas:
https://www.slocounty.ca.gov/Departments/Planning-Building/FormsDocuments/Coastal-Zone-Maps/Estero-Planning-Area-Maps/EsteroPlanning-Area-Combining-Designations-Map.pdf

The following information provides further details:
· 23.07.080 - Geologic Study Area (GSA).
· 23.07.086 - Geologic Study Area Special Standards.
· 23.05.028 - Grading Permit - Application Content.
· 23.07.084 - Application Content - Geologic and Soils Report Required.
· 23.04.025 - Rural Lands Category.
I know that the LAFCO meeting is scheduled for 9:00 a.m. on 11/18/2021
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and I will be dialing in and listen. I do understand that this meeting may
be postponed due to "Omission" in the documentation provided.
I thank you for taking your time to review this important information, and
I hope that all this information transports via our cyber community well.
I can be reached via my email or cell phone at 805-459-9900.
Kind regards,
Carole Truesdale

"Food without wine is a corpse; wine without food a ghost. United and well matched, they are as body and soul;
living partners!" chef...Andre Simon (1877-1970)
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adamsfarmrealtor@aol.com
Celine Vuong
CITY COUNCIL MORRO BAY LAFCO Amendment Panorama Lots- public comment before 11/18/2021
Wednesday, November 17, 2021 3:22:02 PM

Re: LAFCO
ATTN: City of Morro Bay (re: amendment Panorama Lots)
The City of Morro Bay and Commissions should be commended for all their hard work
and very professional report results.
The beach trail to Cayucas and additions to Dog Beach are highly desirable. Keeping
the hills overlooking the sea pristine and natural with hiking trails is very beneficial.
We applaud the effort to retain the present and planned land uses in 'agriculture and
open space,' including the proposed land use remaining zoned 'agriculture' for the
SOI Amendment.
The California Coastal Commission does try to ensure natural habitat, by maintaining
scenic areas overlooking the coast for the good of the public. Their mission statement
is "Protecting and enhancing California's coast and ocean for present and future
generations."
Folks buy in northern Morro Bay beach community for a reason. We have no desire
for it to change. As a resident wrote to the city: "The current narrow...roads in North
Morro Bay do not support any extra traffic."
The Panorama Lots, as described, are in agricultural zoning (grazing cattle for
decades). Agricultural zoning (figure 7.8 Environmental Impact Report) seemingly
limits one residence (and one accessory building) per 'site’ The concern is that once a
residence is built, can an appeal be made to expand the zoning to include more
residences, splitting of agricultural lots, or adding multifamily units? That would
definitely be undesirable. Now the language says, 'one residence per site;' but does
that mean in the future it could change to more than one residence and
accessory building per 'lot'?
Currently Morro Bay and California are in a drought and there is a moratorium on
water use. The governor requests water use be reduced by 15%. San Luis Reservoir
is at 22% of total capacity (as of 11-16-2021). Lot # 073-075-002, near Blanca St,
has city water towers located adjacent to it, and which typically include restricted
easements. The Panorama Lots, Blanca St. area, near the lots of #073-076-016 are
under Severely Restricted Water Supply Conditions, and we are under water
prohibitions. Additional allowed water use puts a strain on existing water and
sewage systems. The roads to said 'lots' are narrow and vehicle capacity is
restricted. To change this scenario, houses would seemingly have to be torn out and
streets widened, to include more access to emergency vehicles? That is contrary to
the reason most folks bought in Northern Morro Bay community.
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The Panorama Lots, # 073-076-016, has an earthquake fault line running lengthwise
through it (EIR, Figure PS-2 Plan Morro Bay). We recently had an earthquake as
notified by our phone alerts. Per environmental report, some protected indigenous
plants and sensitive animal species, and birds reside on the lots (EIR, Natural and
Biological Resources). Wild turkeys have taken up residence as habitat. The land,
per the environmental report, is too steep or in danger of landslides in number of
places, to sustain development (Figure PS-4 Plan Morro Bay).
The fact that Coastal Development tries to maintain open space and agricultural
zoning is a plus. The fact future developers could influence the City, or in the event
City officials possibly allowed more development in said agricultural areas (e.g.:
Panorama Lots); it is a minus, and must be prevented. The Council's desire to protect
the future of such lands is, again, commendable.
Thank you.

R. Adams

Blanca St. Morro Bay resident
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16 November 2021
To:

LAFCO

From: Glenn Silloway
Chair, MBOSA
RE: Nov 18 item B-2--Expansion of Morro Bay Sphere of Influence over Panorama Lots

MBOSA is dedicated to the preservation of open space in and around Morro Bay. Our
evaluation of this proposal hinges on whether it will more likely support the retention of open
space and visual appeal of the Panorama Lots, or not. We conclude from all the evidence
that expanding the Sphere of Influence of Morro Bay is more likely to preserve the open
space and view shed of the Panorama Lots, so we support it. Here’s why:
People sometimes forget that Chevron owns the Panorama Lots. It retains certain
development rights on them subject to State and County laws, and this threat to the open
space character of the Lots cannot simply be eliminated because people don’t like it.
Chevron has clearly stated its intention to monetize the property and has demonstrated this
in its actions in the area of the Toro Coast Preserve repeatedly over time.
The City of Morro Bay and its partners in Phase I of the Toro Coast Preserve have agreed in
a non-binding MOU to proceed in a process that would lead to the expansion of the SOI,
annexation, and some development in the Panorama Lots.
In this process, the City of Morro Bay has stated that it will use the rules available to it to limit
any future development to five residential properties (presumably including an ADU) as low
on the lot as possible to preserve view shed. It has stated that infrastructure improvement
costs would be borne by the developer of these properties. It has further stated that any
development is conditional on the geological stability of the properties.
Therefore, MBOSA conditionally favors the SOI expansion in order to shift control of any
future development to the City of Morro Bay, where the control should reside (as opposed to
distant County control).
MBOSA will monitor any subsequent development proposals (by whoever buys the
properties) to determine if they in fact contain the restrictions in development that have been
part of the on-going discussion and legal proceedings on the issue. If the restrictions are
voided in policy or plans, MBOSA will join any opposition. The point is to preserve the open
space, and to control development in service of that goal.

MBOSA | PO Box 1029 | Morro Bay CA 93443 | info@mbopenspace.org
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SLO COUNTY LAFCO

AGENDA ITEM#: B-2 – LAFCO Item#=1-S-21 – Sphere of Influence Amendment-City of Morro Bay

Honorable Commissioners
I would ask the commission to postpone approval of this SOI Amendment application and ask that the City of
Morro Bay submit an updated Municipal Service Review which addresses the narrow, crowded, and
unimproved streets of the residential neighborhoods just west of the proposed SOI.
Service Factors #3 (“Present and planned capacity of public facilities…”) and #4 (“Financial ability of agencies
to provide services”) in the MSR of 2017 do not address these conditions.
It is well known that the narrow streets north of Highway 41 and east of Highway 1 are poorly constructed and
few are improved with sidewalks, curbs, proper storm drainage, etc. Many had pavement applied over
inadequate substrates (i.e. no subbase) and are continually being patched. These streets were built many
years ago to serve weekend beach cottages. Over the years the cottages have become primary residences for
families and Short-Term Vacation Rentals for visitors. Parking is highly congested and pedestrian traffic can be
treacherous.
In short, most of these neighborhood streets have not been improved for 50 years or more, have inadequate
or non-existent storm drain systems, and their vehicular, pedestrian, and bike capacity is inadequate even for
current residents. Prior to expanding the City’s SOI as proposed, the condition of these neighboring streets
needs to be addressed.
I ask the commission, prior to approving this item, to direct the City of Morro Bay to prepare a “Traffic
Circulation & Street Improvement Plan” for this neighborhood, and that the City provide documentation
supporting their financial ability and commitment to make the needed improvements.
Your consideration is appreciated.
Jeff Heller
Mayor Pro Tem
City of Morro Bay
jheller@morrobayca.gov
805-471-1257
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