


STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT
725 FRONT STREET, SUITE 300
SANTA CRUZ, CA 95060
PHONE: (831) 427-4863

WEB: WWW.COASTAL.CA.GOV

NOTICE OF PROPOSED PERMIT WAIVER

Date: November 22, 2024
To: All Interested Parties

From: Kevin Kahn, Central Coast District Manager
Breylen Ammen, Coastal Planner

Subject: Coastal Development Permit (CDP) Waiver 3-24-0558-W
Applicant: Monterey Peninsula Water Management District

Proposed Development

Various vegetation management activities (including brush removal to prevent log jams)
as well as various forms of riparian/bank restoration within and on the banks of the
Carmel River for a 10-year period (through November 2034), in the Carmel Area of
unincorporated Monterey County.

Executive Director’s Waiver Determination

Pursuant to Title 14, Section 13252 of the California Code of Regulations, and based on
project plans and information submitted by the Applicant regarding the proposed
development, the Executive Director of the California Coastal Commission hereby
waives the requirement for a CDP for the following reasons:

The lower reach of the Carmel River flows between a mix of private and public
development, including the Carmel Area Wastewater District’'s wastewater treatment
plant located on an area of fill directly adjacent to the river and protected by levees, as
well as residences and visitor-serving facilities. Log jams pose a significant threat to
such development (particularly the wastewater treatment plant) because they can divert
the river’s flow, causing significant erosion along the riverbank and levees that protect
such development. In extreme circumstances, log jams could also cause the river to
jump its banks, resulting in widespread flooding. To reduce the risk of log jams forming,
the Monterey Peninsula Water Management District (MPWMD) periodically performs
both routine and emergency vegetation management consisting of: the removal of brush
that may impede flow during a rain event; cutting trees that fall into the river into 10-15
foot long sections to reduce the risk they cause a log jam; and occasionally removing
standing trees on the river bank that are at imminent risk of falling into the channel and
causing a log jam. These activities are typically authorized via one-time CDP waivers
and emergency permits (see, for example, ECDP G-3-23-0028 and CDP waivers 3-13-
0512-W and 3-23-0563-W).

The proposed project would allow for the above-described activities, as well as various
riparian restoration/enhancement activities (e.g., nature-based bank stabilization
projects, placement of wood or other natural features to increase streambed complexity
to benefit steelhead, etc.) for a 10-year period. The intent of the program is to more



3-24-0558-W (Carmel River Programmatic Vegetation Management)

proactively manage the river to reduce fallen trees and ensure a healthy riparian
system, and to establish a clear set of parameters and best management practices for
when management for fallen/excessive vegetation must be employed.! To ensure these
activities are carried out in a manner protective of the sensitive aquatic/riparian
environment, MPWMD proposes a suite of mitigation, monitoring, and avoidance
measures, including pre-construction biological surveys, work avoidance during nesting
season (except for acute emergency situations), performance of in-stream work with
hand tools (e.qg., clippers, chainsaws), and a limit of removing at most five standing
trees in a given event.? The proposed vegetation management program has been
reviewed and approved by fellow resource agencies (e.g., the U.S. Army Corps of
Engineers, the Central Coast Regional Water Quality Control Board, the National
Marine Fisheries Service, and California Department of Fish and Wildlife) and by the
Commission’s Ecologist Dr. Rachel Pausch.

In sum, the proposed project, as described above,* would allow MPWMD to more
holistically and proactively manage this portion of the Carmel River, and to continue to
perform routine vegetation management to reduce the risk of log jams. Accordingly, the
project should benefit coastal resources and can be found consistent with the Coastal
Act.

California Environmental Quality Act (CEQA)

CEQA Section 21080.5(d)(2)(a) prohibits a proposed development from being approved
if there are feasible alternatives and/or feasible mitigation measures available that
would substantially lessen any significant adverse effect that the development may have
on the environment. The County of Monterey, acting as lead CEQA agency, determined
that the proposed project was categorically exempt from CEQA review pursuant to
Section 15308 (as an action taken by an agency to maintain, restore, enhance or
protect the environment), and thus the County did not identify any significant adverse
environmental effects from the proposed project.

The Commission’s review, analysis, and decision-making process for CDPs and CDP
amendments has been certified by the Secretary of the Natural Resources Agency as

1 This project proposes riparian bank/river management and does not include any capture or other work
on fish species.

2 And MPWMD will notify the Executive Director one month prior to all proposed work for review and
approval, including documenting the scope of proposed work, the BMPs/mitigation measures employed,
and consistency with the overall vegetation management program.

3 Note that CDP waivers, such as this, are issued based on an evaluation of proposed project
parameters, and only that project as described is what is subject to the waiver’s authorization. What that
means is that if the project is actually undertaken differently than it is described (other than minor
changes as may be allowed by the Executive Director if such changes (1) are deemed reasonable and
necessary; and (2) do not adversely impact coastal resources), then that altered project is not covered by
the CDP waiver, and instead constitutes unpermitted development and a Coastal Act violation. Thus, the
Applicant here is on notice as to the limitations of this CDP waiver authorization, where a project that is
not consistent with the project as described herein is not allowed, and undertaking such a project would
be a knowing and intentional violation of the Coastal Act.
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3-24-0558-W (Carmel River Programmatic Vegetation Management)

being the functional equivalent of the environmental review required by CEQA (CCR
Section 15251(c)). Accordingly, in fulfilling that review, this report has discussed the
relevant coastal resource issues with the proposal and has concluded that approval of
the proposed CDP waiver is not expected to result in any significant environmental
effects, including as those terms are understood in CEQA.

Accordingly, it is unnecessary for the Commission to suggest modifications (including
through alternatives and/or mitigation measures) as there are no significant adverse
environmental effects that approval of the proposed CDP waiver would necessitate.
Thus, the proposed CDP waiver will not result in any significant adverse environmental
effects for which feasible mitigation measures have not been employed, consistent with
CEQA Section 21080.5(d)(2)(A).

Coastal Commission Review Procedure

This waiver is not valid until it has been reported to the Coastal Commission. This
waiver is proposed to be reported to the Commission on Wednesday, December 11,
2024, at the Coastal Commission’s hybrid virtual and in-person meeting at the Newport
Beach Civic Center. If three or more Commissioners object to this waiver at that time,
then the application shall be processed as a regular CDP application.

If you have any questions about the proposal or wish to register an objection,
please contact Breylen Ammen (Breylen.Ammen@coastal.ca.gov) in the Central
Coast District office.
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STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT
725 FRONT STREET, SUITE 300
SANTA CRUZ, CA 95060
PHONE: (831) 427-4863

WEB: WWW.COASTAL.CA.GOV

NOTICE OF PROPOSED PERMIT WAIVER

Date: November 22, 2024
To: All Interested Parties

From: Kevin Kahn, Central Coast District Manager
Ryan Moroney, Central Coast District Supervisor

Subject: Coastal Development Permit (CDP) Waiver 3-24-0775-W
Applicant: Strand Avenue Sand Group

Proposed Development

Five-year beach access and dune restoration pilot project along the Strand Avenue
paper street (located seaward of homes along Strand Way) and adjoining coastal
accessways (between Strand Avenue and Strand Way), and on the adjacent dune area
of Pismo State Beach.! The project involves both sandy public recreational areas (along
Strand Avenue and its accessways) and dune habitat areas (along Pismo State Beach),
and would include removing accumulated sand from the public recreational spaces to
facilitate access and recreation there (along with some dune revegetation along its
edges), and use of that sand to facilitate dune restoration at Pismo State Beach
(including sand contouring, invasives removal, and native plantings). State Parks is a
project partner, and the project is proposed for a five-year period to measure whether
such efforts can successfully stabilize and restore the dunes and prevent sand buildup
in the recreational area, and it includes extensive maintenance, monitoring, and
reporting (to the Executive Director) provisions.

Executive Director’s Waiver Determination

Pursuant to Title 14, Section 13238 of the California Code of Regulations, and based on
project plans and information submitted by the Applicant regarding the proposed
development, the Executive Director of the California Coastal Commission hereby
waives the requirement for a CDP for the following reasons:

For the last several decades, mounds of wind-driven sand have developed during each
spring and summer, and over time pile up on the Strand Avenue paper street area and
adjacent to the homes along Strand Way and the public coastal accessways from
Strand Way to Strand Avenue. At times the sand would build up so high that beach
recreational access was essentially blocked off and impossible, and homes would be
literally inundated by sand drifts, some as high as second stories. Some homeowners in
the past have used heavy equipment to manipulate sand on their properties and on
Strand Avenue in order to prevent damage to their homes, but such activities were

1 Strand Avenue is a public and unpaved ‘paper’ street of some 60 feet in width that is essentially entirely
covered with sand on the seaward side of the residences that line Strand Way, where Strand Way is a
public street for vehicular and pedestrian/bicycle access and use. Pismo State Beach, owned and
operated by California State Parks, extends seaward from Strand Avenue.



CDP Waiver 3-24-0775-W (Strand/Pismo State Beach Dune/Access Restoration)

mostly not permitted,? nor did they include dune restoration/protection measures, nor
other measures to limit sand migration. In some cases, homeowners planted vegetation
on the dunes, such as non-native ice plant, in a haphazard attempt to promote stability.

Starting around 2001, the County began issuing permits to allow some homeowners to
remove accumulated sand from Strand Way.3 And in 2001, the Coastal Commission
also authorized limited sand movement during the 2002 and 2003 spring and summer
seasons as a means to avoid the need for emergency permits while a long-term solution
could be developed (CDP 3-01-063). Over the next decade, the County issued some
ECDPs for individual homeowners threatened by sand accumulation, while other
owners have conducted such work without the benefit of a CDP, both in the County’s
jurisdiction and the Commission’s jurisdiction. Around 2013, efforts were made to
develop a long-term solution to the issue, and Commission staff drafted a detailed letter
to the County and all interested parties identifying the parameters upon which such a
solution could be authorized, but no long-term, comprehensive solution ever came to
fruition.

Over the course of the past few years, however, wind-driven sand has significantly built
up, again blocking public access, threatening residences, and also precluding the ability
of native dune plants to take hold. The situation necessitated a reengagement of the
various parties, including the homeowners, California State Parks, San Luis Obispo
County, and the Commission, to come together to develop mutually agreeable
parameters for a dune restoration and public access enhancement project that would
also serve to protect the homes from excessive sand buildup. The results of such
collaboration and coordination amongst the various parties, including utilizing
Commission staff's 2013 letter as a baseline for such measures, is essentially the
proposed pilot project herein. Specifically, the proposed project would implement the
following:

State Parks will collect sand from Strand Avenue and the coastal accessways
extending to Strand Way to bring the grades roughly to the Strand Way grade,
subject to a defined set of biological monitoring and other BMPs.

State Parks will then transport the collected sand to the approximately 5-acre dune
restoration area that includes the seaward portion of Strand Avenue and the
adjacent dunes of Pismo State Beach. State Parks would then contour the sand to
match natural dune topographies, prepare planting areas, plant native dune plant,
and install symbolic fencing to direct users away from the restoration areas. Excess
sand would be deposited on the beach landward of the high tide line. Restoration will
begin no later than February 2026, and all such activities will be substantially in
conformance with the November 21, 2024 Strand Avenue Sand Abatement and

2 CDP jurisdiction along Strand Avenue and Strand Way is shared by San Luis Obispo County and the
Commission, with most of the area subject to the County’s CDP jurisdiction under its LCP. This
application is being processed by the Commission as a consolidated application pursuant to Coastal Act
Section 30601.3, where the County, the Commission, and the Applicant all agreed to such consolidation,
and where the standard of review is the Coastal Act.

3 See, for example, County CDP D010027P; and Emergency CDPs (ECDPs) P000727, P000729, and
P000735.
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CDP Waiver 3-24-0775-W (Strand/Pismo State Beach Dune/Access Restoration)

Dune Restoration Plan and associated attachments (including the Exhibit F Strand
Avenue Sand Removal and Dune Restoration Project Plan prepared by State
Parks). Reports will also be submitted (for Executive Director review and approval)
at least once every two years as well as a final report at the end of the 5-year pilot
summarizing the efficacy of the project and suggesting adaptive management
actions moving forward.*

Following initial sand movement activities, a 30-foot wide section of Strand Avenue
nearest the homes, and three 20-foot wide paths along the coastal accessways,
shall be maintained for transport of sand to the restoration area, passive public
recreational and emergency access use. Removal of seasonally accumulated sand
in these areas will be allowed subject to defined parameters and BMPs,* and will be
used for restoration purposes at Pismo State Beach. Three additional 10-foot public
accessways will be delineated with symbolic fencing.

Coastal access signage will be placed at the entry each coastal accessway at their
intersections with both Strand Avenue and Strand Way, including to clearly delineate
the 30-foot wide Strand Avenue area and the coastal accessways as public use
areas, where such areas will be maintained free of any development (including but
not limited to permanent fire rings, picnic tables, furniture, etc.) and maintained free
of trash and debris.

The 5-year pilot project thus serves multiple purposes in that it manages sand
accumulation in a manner that protects and enhances both dune habitat and public
recreational access, and it is designed to assess the efficacy of the measures identified
over the longer term, including by understanding whether dune restoration in this area
can prevent/reduce excessive sand buildup in this dynamic location. In other words, this
pilot project is a test case to understand management solutions that restore dune,
protect public access, and reduce the danger to nearby residences. The hope is that
through implementation of this pilot project, lessons learned can be gleaned to establish
a more permanent/longer-term comprehensive strategy that best meets these three
primary goals (i.e., dune habitat health, public access functioning, and residential
safety). In the meantime, this project has been the subject of extensive input and
impressive collaboration between the various entities and stakeholders, and is
supported by the Commission’s Ecologist, Dr. Rachel Pausch, and resource managers
at California State Parks, all of which agree that the program has the potential to
provide for enhanced dune habitat values and better ecological functioning. With such
sand relocation, dune restoration, and related measures (including through signage and

4 For example, the 2013 Commission staff letter spoke to the need to provide a boardwalk or equivalent
access along Strand Avenue, both to facilitate enhanced public recreational access opportunities and to
anchor dune restoration and sand management activities around a particular elevation, and additional
such measures may be proposed in the future as part of the adaptive component of the project.

5 For example, such work would occur for no more than two days on non-holiday weekdays, or as needed
if monitored windblown sand accumulates more than 12 inches and threatens adjacent property. Prior to
any sand movement activity, the Applicant is required to notify State Parks and the Executive Director for
the purpose of verifying removal depth and location, relocation location and deposition parameters, State
Parks permission, and monitoring parameters. To protect biological resources, a biologist will monitor the
project area for rare and endangered plants and animals prior to and during sand moving activities.
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CDP Waiver 3-24-0775-W (Strand/Pismo State Beach Dune/Access Restoration)

other means to direct beach access goers to public recreational areas and away from
restoration areas), the project should result in better dune habitat health, better public
recreational access, and better homeowner safety overall.

In summary, the proposed project is an attempt to better address sand management
needs at this location in a Coastal Act consistent manner, as well as to assess the
efficacy of the proposed measures over the longer term. The proposed program will be
completed using detailed protocols to avoid and/or minimize impacts to sensitive coastal
resources, and the proposed dune restoration work should help improve ecologic
functioning and public recreational access, and thus can be found consistent with the
Coastal Act.®

California Environmental Quality Act (CEQA)

CEQA Section 21080.5(d)(2)(a) prohibits a proposed development from being approved
if there are feasible alternatives and/or feasible mitigation measures available that
would substantially lessen any significant adverse effect that the development may have
on the environment. The County of San Luis Obispo, acting as lead CEQA agency,
determined that the proposed project was exempt from CEQA.

The Commission’s review, analysis, and decision-making process for CDPs and CDP
amendments has been certified by the Secretary of the Natural Resources Agency as
being the functional equivalent of the environmental review required by CEQA (CCR
Section 15251(c)). Accordingly, in fulfilling that review, this report has discussed the
relevant coastal resource issues with the proposal and has concluded that approval of
the proposed CDP waiver is not expected to result in any significant environmental
effects, including as those terms are understood in CEQA.

Accordingly, it is unnecessary for the Commission to suggest modifications (including
through alternatives and/or mitigation measures) as there are no significant adverse
environmental effects that approval of the proposed CDP waiver would necessitate.
Thus, the proposed CDP waiver will not result in any significant adverse environmental
effects for which feasible mitigation measures have not been employed, consistent with
CEQA Section 21080.5(d)(2)(A).

Coastal Commission Review Procedure

This waiver is not valid until it has been reported to the Coastal Commission. This
waiver is proposed to be reported to the Commission on December 11, 2024 during the
hybrid virtual and in person hearing in Newport Beach. If four or more Commissioners
object to this waiver at that time, then the application shall be processed as a regular

6 Note that CDP waivers, such as this, are issued based on an evaluation of proposed project
parameters, and only that project as described is what is subject to the waiver’s authorization. What that
means is that if the project is ultimately undertaken differently than it is described (other than minor
changes as may be allowed by the Executive Director if such changes (1) are deemed reasonable and
necessary; and (2) do not adversely impact coastal resources), then that altered project is not covered by
the CDP waiver, and instead constitutes unpermitted development and a Coastal Act violation. Thus, the
Applicant here is on notice as to the limitations of this CDP waiver authorization, where a project that is
not consistent with the project as described herein is not allowed, and undertaking such a project would
be a knowing and intentional violation of the Coastal Act.
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CDP Waiver 3-24-0775-W (Strand/Pismo State Beach Dune/Access Restoration)

CDP application.

If you have any questions about the proposal or wish to register an objection,
please contact Ryan Moroney (ryan.moroney@coastal.ca.gov) at the Central
Coast District office.
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STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT
725 FRONT STREET, SUITE 300
SANTA CRUZ, CA 95060
PHONE: (831) 427-4863

WEB: WWW.COASTAL.CA.GOV

NOTICE OF PROPOSED PERMIT WAIVER

Date: November 22, 2024
To: All Interested Parties

From: Kevin Kahn, Central Coast District Manager
Devon Jackson, Central Coast Coastal Planner

Subject: Coastal Development Permit (CDP) Waiver 3-24-0897-W
Applicant: Oceano Community Services District (OCSD)

Proposed Development

Repair and replacement of several pieces of public water infrastructure, including
replacing old existing waterline main sections and upsizing other ones, replacing ‘dead
end’ water lines with new waterline loops, installing an emergency intertie with the City
of Arroyo Grande, and replacing control valves system wide, all under public streets and
rights-of-way in various places in the unincorporated community of Oceano in San Luis
Obispo County.

Executive Director’s Waiver Determination

Pursuant to Title 14, Section 13238 of the California Code of Regulations, and based on
project plans and information submitted by the Applicant regarding the proposed
development, the Executive Director of the California Coastal Commission hereby
waives the requirement for a CDP for the following reasons:

The proposed project will provide much needed upgrades to an existing public water
supply system in the community of Oceano in southern San Luis Obispo County.
Existing waterlines vary in age from recently installed to almost 70 years old and OCSD
has prioritized replacing these dated waterline segments to ensure uninterrupted and
continued service to the community. Such work is proposed both within and outside of
the coastal zone, with work in the coastal zone taking place under public roads and
rights-of-way (ROW) within generally developed residential and commercial
neighborhoods. All improvement work will be done via an open cut or jack and bore
method, where waterlines and other infrastructure will be dug up, work will be
completed, these areas will be backfilled with soil or other aggregate, and then they will
be repaved or compacted to restore the area to its preconstruction state. Since work will
be taking place in or adjacent to roadways, traffic will sometimes be rerouted around
work areas, but no project activities will result in the closure of any driveways or public
streets, thereby minimizing potential access impacts to any publicly accessible areas
around the community, including to Pismo State Beach. A few of these waterline
segments are within ROW sections that are located adjacent to sensitive habitat
features, including areas the Commission’s Ecologist Dr. Rachel Pausch would consider
ESHA. Despite this, no direct impacts to silver dune lupine, mock heather scrub, or
Oceano lagoon and its associated riparian habitat, which is considered ESHA under the



CDP 3-24-0897-W (OCSD Water Improvements)

San Luis Obispo County LCP, are expected to occur during construction. Additionally,
OCSD will ensure that all staging and storage of materials will take place outside of
sensitive habitat areas and will fence these areas with orange construction fencing to
ensure it's clear to construction workers. Prior to construction, OCSD will conduct
special status wildlife and nesting bird surveys, and during all project activities near
sensitive habitat there will be a project biologist on site to monitor birds and special
status species to ensure wildlife isn’t being impacted. Lastly, there will be worker
awareness training, invasive plant control measures, and several other general best
management construction practices in place to reduce potential impacts to nearby
habitat. OCSD has prepared these construction measures in conjunction with the
Commission’s ecologists.

In summary, the proposed project! will provide for needed repairs and maintenance to
critical drinking water infrastructure to ensure its continued reliability and functionality
over time. The project will be undertaken in a manner that will not have any significant
adverse coastal resource impacts, and therefore the project can be found consistent
with the Coastal Act and certified San Luis Obispo County Local Coastal Program.

California Environmental Quality Act (CEQA)

CEQA Section 21080.5(d)(2)(a) prohibits a proposed development from being approved
if there are feasible alternatives and/or feasible mitigation measures available that
would substantially lessen any significant adverse effect that the development may have
on the environment. The Oceano Community Services District, acting as lead CEQA
agency, determined that impacts from the proposed project are less than significant with
mitigation incorporated. A Final Initial Study - Mitigated Negative Declaration (MND)
was completed in August 2024.

The Commission’s review, analysis, and decision-making process for CDPs and CDP
amendments has been certified by the Secretary of the Natural Resources Agency as
being the functional equivalent of the environmental review required by CEQA (CCR
Section 15251(c)). Accordingly, in fulfilling that review, this report has discussed the
relevant coastal resource issues with the proposal and has concluded that approval of
the proposed CDP waiver is not expected to result in any significant environmental
effects, including as those terms are understood in CEQA.

Accordingly, it is unnecessary for the Commission to suggest modifications (including
through alternatives and/or mitigation measures) as there are no significant adverse
environmental effects that approval of the proposed CDP waiver would necessitate.

1 Note that CDP waivers, such as this, are issued based on an evaluation of proposed project
parameters, and only that project as described is what is subject to the waiver’s authorization. What that
means is that if the project is ultimately undertaken differently than it is described (other than minor
changes as may be allowed by the Executive Director if such changes (1) are deemed reasonable and
necessary; and (2) do not adversely impact coastal resources), then that altered project is not covered by
the CDP waiver, and instead constitutes unpermitted development and a Coastal Act violation. Thus, the
Applicant here is on notice as to the limitations of this CDP waiver authorization, where a project that is
not consistent with the project as described herein is not allowed, and undertaking such a project would
be a knowing and intentional violation of the Coastal Act.
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CDP 3-24-0897-W (OCSD Water Improvements)

Thus, the proposed CDP waiver will not result in any significant adverse environmental
effects for which feasible mitigation measures have not been employed, consistent with
CEQA Section 21080.5(d)(2)(A).

Coastal Commission Review Procedure

This waiver is not valid until the waiver has been reported to the Coastal Commission.
This waiver is proposed to be reported to the Commission on Wednesday, December
11, 2024, during the hybrid virtual in person Coastal Commission meeting in Newport
Beach. If four or more Commissioners object to this waiver at that time, then the
application shall be processed as a regular CDP application.

If you have any questions about the proposal or wish to register an objection,
please contact Devon Jackson (devon.jackson@coastal.ca.gov) in the Central
Coast District office.
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STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT

725 FRONT STREET, SUITE 300

SANTA CRUZ, CA 95060

PHONE: (831) 427-4863

EMAIL: CENTRALCOAST@COASTAL.CA.GOV
WEB: WWW.COASTAL.CA.GOV

NOTICE OF PROPOSED PERMIT WAIVER?

Date: November 22, 2024
To: All Interested Parties

From: Kevin Kahn, Central Coast District Manager
Breylen Ammen, Coastal Planner

Subject: Coastal Development Permit (CDP) Waiver 3-24-0948-W
Applicant: Moss Landing Harbor District

Proposed Development

Replacement of a failed concrete block abutment that supports the gangway that
provides access to the Moss Landing Harbor District's North Harbor floating docks with
a 6-foot-long, 6-foot-wide concrete abutment supported by two concrete piles and a 7-
foot-tall, 30-foot-long sheet pile wall. The application also seeks follow-up authorization
for the placement of approximately 10 cubic yards of rip rap on the shoreline of the
South Harbor authorized by ECDP G-3-24-0039. All work is located within the Moss
Landing Harbor in the Moss Landing area of unincorporated Monterey County.

Executive Director’s Waiver Determination

Pursuant to Title 14, Section 13238 of the California Code of Regulations, and based on
project plans and information submitted by the Applicant regarding the proposed
development, the Executive Director of the California Coastal Commission hereby
waives the requirement for a CDP for the following reasons:

Moss Landing Harbor is an important public access amenity used for recreational
boating and sightseeing. It also provides for Coastal Act-priority coastal-dependent
uses, including commercial fishing, charter fishing, and marine research. The state has
granted much of the submerged lands and tidelands within the Moss Landing Harbor to
the Moss Landing Harbor District. In these areas, the Harbor District manages various
public facilities, including boat berthing areas consisting of floating docks accessible via
metal gangways connected to concrete abutments on the shoreline.

The proposed project involves the replacement of the concrete block gangway
abutment that provides the only pedestrian access to the North Harbor floating docks,
which has failed and is currently unsafe for public use (and thereby preventing access
to the boat berths). The new abutment will be supported by two concrete piles. A sheet
pile wall will prevent further shoreline erosion that would otherwise compromise the
structural integrity of the new abutment. The sheet pile wall was previously authorized
via emergency permit to protect the existing abutment (see emergency CDP G-3-24-
0039), but the abutment failed before it was constructed. The project also includes the
follow-up authorization for rip rap placed pursuant to that same ECDP to stabilize the

1 Corrected Notice.



CDP Waiver 3-24-0948-W (Moss Landing Harbor District Improvements)

harbor shoreline adjacent to an electrical utility box and gangway that serve the South
Harbor floating docks. The project thus represents important improvements to keep this
commercial and recreational boating harbor operational, which is a key Coastal Act
objective and priority land use. All such work is located within this developed and busy
harbor space, and thus does not implicate any sandy recreational beach or other
pristine habitat. When understood in this light, the project is a relatively minor, but quite
important, fix.

The project also includes a series of construction best management practices to ensure
protection of the sensitive marine environment, including in terms of potential noise
impacts during pile driving activities. These best management practices and project-
specific parameters are the same as those recommended by the Commission’s Ecology
team and the National Marine Fisheries Service for the more extensive harbor
maintenance and pile-driving work permitted under CDP waiver 3-23-0539 in roughly
the same locations. They include on-site biological monitoring during construction
activities, a 50-foot buffer between construction activities and any marine mammals,
and required work stoppage for any marine mammals spotted within this buffer. The
Harbor District has agreed to and incorporated such measures into the project. The
project also includes the Commission’s typical water quality best management practices
for in-water work, including the prevention of spills and general good housekeeping of
the site at all times.

In sum, the project as described above? will help keep this important harbor space
operational and will do so in a manner that will not have any significant adverse impacts
on the marine environment. The project can therefore be found consistent with the
Coastal Act.

California Environmental Quality Act (CEQA)

CEQA Section 21080.5(d)(2)(a) prohibits a proposed development from being approved
if there are feasible alternatives and/or feasible mitigation measures available that
would substantially lessen any significant adverse effect that the development may have
on the environment. Monterey County, acting as lead CEQA agency, determined that
the proposed project was categorically exempt from CEQA review pursuant to Sections
15301(d) (as restoration or rehabilitation of deteriorated or damaged structures,
facilities, or mechanical equipment to meet current standards of public health and
safety), and thus the County did not identify any significant adverse environmental
effects from the proposed project.

The Commission’s review, analysis, and decision-making process for CDPs and CDP
amendments has been certified by the Secretary of the Natural Resources Agency as

2 Note that CDP waivers, such as this, are issued based on an evaluation of proposed project
parameters, and only that project as described is what is subject to the waiver’s authorization. What that
means is that if the project is actually undertaken differently than it is described (other than minor
changes as may be allowed by the Executive Director if such changes (1) are deemed reasonable and
necessary; and (2) do not adversely impact coastal resources), then that altered project is not covered by
the CDP waiver, and instead constitutes unpermitted development and a Coastal Act violation. Thus, the
Applicant here is on notice as to the limitations of this CDP waiver authorization, where a project that is
not consistent with the project as described herein is not allowed, and undertaking such a project would
be a knowing and intentional violation of the Coastal Act.
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CDP Waiver 3-24-0948-W (Moss Landing Harbor District Improvements)

being the functional equivalent of the environmental review required by CEQA (CCR
Section 15251(c)). Accordingly, in fulfilling that review, this report has discussed the
relevant coastal resource issues with the proposal, as it is described herein, and has
concluded that approval of the proposed CDP waiver is not expected to result in any
significant environmental effects, including as those terms are understood in CEQA.

Accordingly, it is unnecessary for the Commission to suggest modifications (including
through alternatives and/or mitigation measures) as there are no significant adverse
environmental effects that approval of the proposed CDP waiver would necessitate.
Thus, the proposed CDP waiver will not result in any significant adverse environmental
effects for which feasible mitigation measures have not been employed, consistent with
CEQA Section 21080.5(d)(2)(A).

Coastal Commission Review Procedure

This waiver is not valid until the waiver has been reported to the Coastal Commission.
This waiver is proposed to be reported to the Commission on Wednesday, December
11, 2024, at the Coastal Commission’s hybrid virtual and in-person meeting at the
Newport Beach Civic Center. If four or more Commissioners object to this waiver at that
time, then the application shall be processed as a regular CDP application.

If you have any questions about the proposal or wish to register an objection,
please contact Breylen Ammen (Breylen.Ammen@coastal.ca.gov) in the Central
Coast District office.
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STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT
725 FRONT STREET, SUITE 300
SANTA CRUZ, CA 95060
PHONE: (831) 427-4863

WEB: WWW.COASTAL.CA.GOV

NOTICE OF PROPOSED PERMIT WAIVER

Date: November 22, 2024
To: All Interested Parties

From: Kevin Kahn, Central Coast District Manager
Ryan Moroney, Central Coast District Supervisor

Subject: Coastal Development Permit (CDP) Waiver 3-24-0951-W
Applicant: San Luis Obispo Flood Control and Water Conservation District

Proposed Development

Demolition of a house and accessory structures, septic system decommissioning,
interior fence removal, and native seeding to facilitate future site restoration at 2325
Creek Road in the unincorporated community of Oceano in San Luis Obispo County
(APN 061-161-008).

Executive Director’s Waiver Determination

Pursuant to Title 14, Section 13238 of the California Code of Regulations, and based on
project plans and information submitted by the Applicant regarding the proposed
development, the Executive Director of the California Coastal Commission hereby
waives the requirement for a CDP for the following reasons:

The San Luis Obispo Flood Control and Water Conservation District (District) is
proposing to voluntarily purchase and remove all structural development from the
Cardoza Property, an approximately 14 acre residential/agricultural property located on
the south side of Arroyo Grande Creek. The property was built in the creek’s natural
floodplain and frequently experiences extensive flooding during large storm events. The
District proposes to purchase the property, demolish existing structures, and ultimately
restore the floodplain to its natural condition in order to prevent additional flood damage
to the property and existing structures, and to improve the ability of the floodplain to
accommodate flood waters. The District proposes herein to remove all existing
structures and do some basic native plantings, and then will develop a more
comprehensive floodplain restoration project in the future and subject to a separate
CDP authorization. The project is thus an important adaptation strategy to remove
development from a flood prone area and to ultimately improve riparian habitat and
floodplain functioning.

As for construction impacts, given the project’s sensitive location near Arroyo Grande
Creek, the District proposes to implement a series of avoidance measures and Best
Management Practices (BMPSs) to protect sensitive resources, including construction air
and water quality protection measures, as well as a series of “Conservation Measures”
mandated by the U.S. Fish and Wildlife Service to protect sensitive biological resources
such as the California red-legged frog (e.g., limiting the proposed work to the dry



CDP Waiver 3-24-0951-W (Arroyo Grande Creek Floodplain Restoration)

season (May 1 — October 31) of 2025, preparing preconstruction surveys and worker
education, utilizing existing disturbed areas for parking and staging, and avoiding work
during the nighttime and following rain events).

The project has been approved for funding assistance by the Natural Resource
Conservation Service (NRCS) through the Emergency Watershed Protection Program,
Property Buyout Option, which will provide up to 75% of the project costs if work can be
completed within a 220-day timeline following the grant acceptance. As part of that
program, the property has been deed restricted to be dedicated and maintained in
perpetuity as open space for the conservation of natural floodplain functions, with
allowable compatible uses including parks for outdoor recreation activities, wetland
management, water quality improvement, environmental education, and other uses
consistent with restoring the hydrological capacity to the natural environment. Moreover,
the County has agreed to look for opportunities for potential public access and
recreational improvements associated with any future use of the site, which will be
identified as part of future site restoration and a separate CDP approval.

In summary, the proposed project will remove vulnerable development from future
threats of flooding and restore the property to its historical floodplain status without
adverse impacts to coastal resources, and thus can be found consistent with the
Coastal Act.*

California Environmental Quality Act (CEQA)

CEQA Section 21080.5(d)(2)(a) prohibits a proposed development from being approved
if there are feasible alternatives and/or feasible mitigation measures available that
would substantially lessen any significant adverse effect that the development may have
on the environment. The County of San Luis Obispo, acting as lead CEQA agency,
determined that the proposed project was exempt from CEQA.

The Commission’s review, analysis, and decision-making process for CDPs and CDP
amendments has been certified by the Secretary of the Natural Resources Agency as
being the functional equivalent of the environmental review required by CEQA (CCR
Section 15251(c)). Accordingly, in fulfilling that review, this report has discussed the
relevant coastal resource issues with the proposal and has concluded that approval of
the proposed CDP waiver is not expected to result in any significant environmental
effects, including as those terms are understood in CEQA.

1 Note that CDP waivers, such as this, are issued based on an evaluation of proposed project
parameters, and only that project as described is what is subject to the waiver’s authorization. What that
means is that if the project is ultimately undertaken differently than it is described (other than minor
changes as may be allowed by the Executive Director if such changes (1) are deemed reasonable and
necessary; and (2) do not adversely impact coastal resources), then that altered project is not covered by
the CDP waiver, and instead constitutes unpermitted development and a Coastal Act violation. Thus, the
Applicant here is on notice as to the limitations of this CDP waiver authorization, where a project that is
not consistent with the project as described herein is not allowed, and undertaking such a project would
be a knowing and intentional violation of the Coastal Act.
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CDP Waiver 3-24-0951-W (Arroyo Grande Creek Floodplain Restoration)

Accordingly, it is unnecessary for the Commission to suggest modifications (including
through alternatives and/or mitigation measures) as there are no significant adverse
environmental effects that approval of the proposed CDP waiver would necessitate.
Thus, the proposed CDP waiver will not result in any significant adverse environmental
effects for which feasible mitigation measures have not been employed, consistent with
CEQA Section 21080.5(d)(2)(A).

Coastal Commission Review Procedure

This waiver is not valid until it has been reported to the Coastal Commission. This
waiver is proposed to be reported to the Commission on December 11, 2024 during the
hybrid virtual and in person hearing in Newport Beach. If four or more Commissioners
object to this waiver at that time, then the application shall be processed as a regular
CDP application.

If you have any questions about the proposal or wish to register an objection,
please contact Ryan Moroney (ryan.moroney@coastal.ca.gov) at the Central
Coast District office.
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STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT
725 FRONT STREET, SUITE 300
SANTA CRUZ, CA 95060
PHONE: (831) 427-4863

WEB: WWW.COASTAL.CA.GOV

NOTICE OF PROPOSED PERMIT WAIVER

Date: November 22, 2024
To: All Interested Parties

From: Kevin Kahn, Central Coast District Manager
Ryan Moroney, Central Coast District Supervisor

Subject: Coastal Development Permit (CDP) Waiver 3-24-0964-W
Applicant: County of San Luis Obispo Parks and Recreation Department

Proposed Development
Annual clean-up of winter debris (e.g., excessive wooden debris) deposited at Cayucos
State Beach for a period of five years.

Executive Director’s Waiver Determination

Pursuant to Title 14, Section 13238 of the California Code of Regulations, and based on
project plans and information submitted by the Applicant regarding the proposed
development, the Executive Director of the California Coastal Commission hereby
waives the requirement for a CDP for the following reasons:

Cayucos State Beach, which is owned by California State Parks but managed by the
County’s Parks and Recreation Department, has historically been impacted by
substantial debris from winter storms driven by tidal surges and due to its proximity to
the mouth of Cayucos Creek, which carries debris and deposits it into the ocean during
storm water runoff events, which are only increasing with climate change and sea level
rise. As a result, the debris is deposited on the dry sandy beach areas and around
beach recreational facilities, including the Cayucos Pier, playground, stairways,
lifeguard facilities, and a public restroom. The County is seeking authorization for
removal of the debris because it can sometimes: 1) limit accessibility to the beach and
other recreational facilities; 2) create a public safety nuisance and risk for beachgoers;?!
and 3) cause damage to public coastal access structures, such as the Cayucos Pier
and other recreational facilities along the beach. For example, in 2023 the Cayucos
Pier, seawall, and playground were severely damaged by large logs deposited on the
beach from Cayucos Creek that were battered around by wave action associated with
large winter storms.

This authorization would allow for annual winter maintenance of the beach to include
removal of logs, driftwood, and other debris by hand when feasible and by mechanical

' The wood itself can be a danger to beach goers and especially younger children that play on them and
build temporary structures subject to collapse, and beach visitors often use the excessive amount of
wood debris as fuel for unmanaged beach fires, which are only seasonally allowed within fire rings when
sufficient sandy beach area exits.



Cayucos Beach Winter Debris Removal (3-24-0964-W)

means (such as a small tractor or mini excavator) when removal by hand is not feasible.
As viable, the large logs will be utilized for implementation of the Dune Restoration Plan
for the Morro Bay to Cayucos Connector Trail Project approved by the Commission in
June 2024 (CDP 3-24-0020). If repurposing such logs is not viable, the logs will be
placed in a roll over container on the paved surface parking lot on Ocean Front Avenue
then removed and deposited at a local landfill or composting facility.

This project will include best management practices (BMPs) to protect public access
and recreation, water quality, and habitat including limiting work to non-holiday
weekdays and with a minimum of 3 days advance public notice. If mechanized
equipment is used, the BMPs shall include: maintaining a 25-foot buffer between the
ocean and creeks, a spill kit on site, a pre-activity biological survey as directed by a
County-approved biologist and a review of lessons learned and implementation of
changes and best practices for future removal activities.

In summary, the proposed project is relatively minor and will help to clean the public
beach and keep it usable for public recreational access purposes, and can be found
consistent with the Coastal Act.?

California Environmental Quality Act (CEQA)

CEQA Section 21080.5(d)(2)(a) prohibits a proposed development from being approved
if there are feasible alternatives and/or feasible mitigation measures available that
would substantially lessen any significant adverse effect that the development may have
on the environment. The County of San Luis Obispo, acting as lead CEQA agency,
determined that the proposed project was exempt from CEQA.

The Commission’s review, analysis, and decision-making process for CDPs and CDP
amendments has been certified by the Secretary of the Natural Resources Agency as
being the functional equivalent of the environmental review required by CEQA (CCR
Section 15251(f)). Accordingly, in fulfilling that review, this report has discussed the
relevant coastal resource issues with the proposal and has concluded that approval of
the proposed CDP waiver is not expected to result in any significant environmental
effects, including as those terms are understood in CEQA.

Accordingly, it is unnecessary for the Commission to suggest modifications (including
through alternatives and/or mitigation measures) as there are no significant adverse
environmental effects that approval of the proposed CDP waiver would necessitate.
Thus, the proposed CDP waiver will not result in any significant adverse environmental

2 Note that CDP waivers, such as this, are issued based on an evaluation of proposed project
parameters, and only that project as described is what is subject to the waiver’s authorization. What that
means is that if the project is ultimately undertaken differently than it is described (other than minor
changes as may be allowed by the Executive Director if such changes (1) are deemed reasonable and
necessary; and (2) do not adversely impact coastal resources), then that altered project is not covered by
the CDP waiver, and instead constitutes unpermitted development and a Coastal Act violation. Thus, the
Applicant here is on notice as to the limitations of this CDP waiver authorization, where a project that is
not consistent with the project as described herein is not allowed, and undertaking such a project would
be a knowing and intentional violation of the Coastal Act.
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Cayucos Beach Winter Debris Removal (3-24-0964-W)

effects for which feasible mitigation measures have not been employed, consistent with
CEQA Section 21080.5(d)(2)(A).

Coastal Commission Review Procedure

This waiver is not valid until it has been reported to the Coastal Commission. This
waiver is proposed to be reported to the Commission on December 11, 2024 during the
hybrid virtual and in person hearing in Newport Beach. If four or more Commissioners
object to this waiver at that time, then the application shall be processed as a regular
CDP application.

If you have any questions about the proposal or wish to register an objection,
please contact Ryan Moroney (ryan.moroney@coastal.ca.gov) at the Central
Coast District office.
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STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT
725 FRONT STREET, SUITE 300
SANTA CRUZ, CA 95060
PHONE: (831) 427-4863

WEB: WWW.COASTAL.CA.GOV

NOTICE OF PROPOSED PERMIT AMENDMENT

Date: November 22, 2024
To: All Interested Parties

From: Kevin Kahn, Central Coast District Manager
Breylen Ammen, Coastal Planner

Subject: Proposed Amendment to Coastal Development Permit (CDP) 3-84-226
Applicant: Pebble Beach Company

Original CDP Approval

CDP 3-84-226 was approved by the Coastal Commission on March 28, 1985 and
provided for the construction of the Spanish Bay resort, condominiums, and public golf
course (now collectively known as the Inn at Spanish Bay) in a former sand quarry in
the Del Monte Forest area of unincorporated Monterey County. Public access mitigation
for the project included a trail from the resort, through the golf course, and connected to
a new over half-mile long lateral boardwalk-style section of coastal trail along the coast
between the golf course and the beach.

Proposed CDP Amendment

The proposed amendment includes two main components: 1) repairs to and managed
retreat of portions of the lateral public coastal boardwalk trail that were destroyed in the
2022/2023 winter storms; and 2) a reconfiguration of the golf course generally within its
existing footprint, irrigation system improvements, and realignment and repair of the
existing storm drain system. The Commission’s reference number for this proposed
amendment is 3-84-226-A3.

Executive Director’s Immateriality Determination

Pursuant to Title 14, Section 13166(b) of the California Code of Regulations, the
Executive Director of the California Coastal Commission has determined that the
proposed CDP amendment is immaterial for the following reasons:

The lateral coastal boardwalk trail was required by the Commission as part of its
approval of CDP 3-84-226 and is a popular accessway that has been heavily used by
the public for many decades. It traverses the foredunes of North and South Moss
Beach, between the Moss Beach parking lot and Sunset Drive, and offers stunning and
expansive views of the coast and surrounding dunescape. The trail provides
accessibility for a broad range of users on account of its hard plank surfacing when
compared to other portions of the coastal trail in the area.! At the time the trail was

1 The area’s sandy soils mean that less formalized trails can pose an access challenge for young
children, the elderly, and people with disabilities.



CDP Amendment 3-84-226-A3 (Spanish Bay Improvements)

constructed it was adequately set back from the shoreline so as to avoid coastal
hazards; however, wave action from the 2022/2023 winter storms resulted in damage to
and loss of large portions of the downcoast section of the boardwalk. The Applicant
proposes to replace those damaged sections of the boardwalk in-kind slightly inland to
reduce the risk of future damage from storms and to ensure user safety. Such retreat
would avoid the need for armoring of the accessway in the future while retaining its
recreational value as an accessible trail with direct access to and between North and
South Moss Beach as well as the coastal trail connection between Asilomar State
Beach and the various public access amenities and destinations along 17-Mile Drive
including the coastal trail, lookouts, and beaches.

The golf course reconfiguration includes regrading and reshaping the 18-hole golf
course, all generally within the area of existing play and turf coverage. The end result
will be an overall reduction of turf coverage (and thus water used for irrigation?) and an
increase in native plant cover, including native dune and Monterey pine forest habitats,
in non-play areas of the course. The golf course work has been designed so as to not
impact any areas of native sensitive species or habitats. The reconfiguration
necessitates removal of 27 planted Monterey pine trees, all of which will be replanted at
either a 2:1 ratio (for those trees less than 24-inch diameter at breast height (DBH)) or
at a 3:1 ratio (for those trees 24-inch DBH or greater), for a total of 63 new planted trees
(Monterey pines, coast live oaks, and Monterey cypresses) at appropriate locations on
the Spanish Bay property.

The Applicant also proposes a modification of the permit’s conditions to add a new
special condition, which would require Executive Director approval of a habitat
mitigation and monitoring plan that will provide the final detailed parameters regarding
the restoration of dune areas of the damaged boardwalk as well as the non-golf play
areas amidst and surrounding the course prior to the start of construction. See Exhibit 1
for the condition language.

In sum, the proposed® CDP amendment would allow for the rebuilding of an important
public coastal accessway in response to coastal hazards threats/damage not with hard
armoring, but instead through relocation inland/managed retreat away from such threat.
It thus can be considered an important adaptation and resilience strategy. The project
also includes the reconfiguration of an existing public golf course that will result in

2 The golf course is irrigated with non-potable recycled wastewater supplied by the Carmel Area
Wastewater District; however, water savings are still a benefit given the overall limited nature of the water
supply on the Monterey Peninsula (including the amount of recycled water the plant provides, where a
reduction in recycled water used at this site will free up some recycled water for use in other areas).

3 Note that immaterial CDP amendments, such as this, are issued based on an evaluation of proposed
project parameters, and only that project as described is what is subject to the amendment’s
authorization. What that means is that if the project is ultimately undertaken differently than it is described
(other than minor changes as may be allowed by the Executive Director if such changes (1) are deemed
reasonable and necessary; and (2) do not adversely impact coastal resources), then that altered project
is not covered by the immaterial CDP amendment, and instead constitutes unpermitted development and
a Coastal Act violation. Thus, the Applicant here is on notice as to the limitations of this immaterial CDP
amendment authorization, where a project that is not consistent with the project as described herein is not
allowed, and undertaking such a project would be a knowing and intentional violation of the Coastal Act.



CDP Amendment 3-84-226-A3 (Spanish Bay Improvements)

additional native habitat and less water use. As such, it can be found consistent with the
Coastal Act.

California Environmental Quality Act (CEQA)

Section 13096(a) of the Commission's regulations requires Commission approval of
Coastal Development Permit applications to be supported by a finding showing the
application, as conditioned by any conditions of approval, to be consistent with any
applicable requirements of the California Environmental Quality Act (CEQA). The
findings above are incorporated herein by reference.

Under Section 15251(c) of Title 14 of the California Code of Regulations, the
Commission’s CDP regulatory process has been certified as the functional equivalent to
the CEQA process. As a certified regulatory program, Section 21080.5(d)(2)(A) of
CEQA still applies to the Commission’s CDP regulatory process and prohibits a
proposed development from being approved if there are feasible alternatives or feasible
mitigation measures available, which would substantially lessen any significant adverse
effect which the activity may have on the environment.

The proposed project has been conditioned in order to be found consistent with the
Chapter 3 policies of the Coastal Act. As conditioned, there are no feasible alternatives
or additional feasible mitigation measures available which would substantially lessen
any significant adverse effect which the development may have on the environment.
Therefore, the Commission finds that the subject project, as conditioned to mitigate the
identified impacts, is the least environmentally damaging feasible alternative, has no
remaining significant environmental effects, either individual or cumulative, and
complies with the applicable requirements of the Coastal Act to conform to CEQA.

Coastal Commission Review Procedure

The CDP will be amended as proposed if no written objections are received in the
Central Coast District office within ten working days of the date of this notice. If such an
objection is received, the objection and the Executive Director’s response to it will be
reported to the Commission on Wednesday, December 11, 2024 at the hybrid virtual
and in-person meeting at the Newport Beach Civic Center. If three or more
Commissioners object to the Executive Director’'s determination of immateriality at that
time, then the application will be processed as a material CDP amendment.

If you have any questions about the proposal or wish to register an objection,
please contact Breylen Ammen at the Central Coast District office at
Breylen.Ammen@-coastal.ca.gov.

Exhibit 1: Proposed New CDP Special Condition



SPECIAL CONDITION
CDP amendment 3-84-226-A3 is granted subject to the following special condition:

1. Habitat Restoration: PRIOR TO CONSTRUCTION of the development associated
with CDP Amendment 3-84-226-A3, the Permittee shall submit a final Habitat
Mitigation and Monitoring Plan (HMMP) prepared by a qualified restoration ecologist
to the Executive Director for review and written approval. The HMMP shall address
any restoration necessitated by the removal of abandoned or damaged boardwalk,
as well as the areas of the golf course being restored to coastal habitat, as generally
shown as ‘native sandy transition/dunescape’ on pages 9-14 of the proposed project
plans (titled The Links At Spanish Bay, dated November 5, 2024). The HMMP’s
purpose shall be to describe the methods, timing, monitoring, success criteria, and
necessary remedial measures associated with such restoration, with the goal to
restore such habitat to a high-functioning, self-sustaining state. The Permittee shall
implement the restoration in accordance with the Executive Director-approved
HMMP.,

Exhibit 1
3-84-226-A3
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LCP-3-SL0O-21-0028-1-Part G (Los Osos Community Plan) Certification Review

reporting this item to the Commission in the Central Coast District Director's Report, the
amended LCP will be certified as of that date and time.

If you have any questions about this LCP amendment certification review
process, including questions about how to submit written comments and/or to
testify to the Commission, please contact the Central Coast District office at (831)
427-4863 and/or centralcoast@coastal.ca.gov.

Attachment: San Luis Obispo County Board of Supervisors’ October 29, 2024 Action. If
you are receiving this notice via mail and would like to view this attachment, please visit
our website at https://www.coastal.ca.gov/meetings/agenda/#/2024/12. The certification
review notice along with the attachment will be within the Central Coast District’s Deputy
Director’s report (agenda item 15 on Wednesday December 11, 2024). Alternatively, if
you'd like a copy of the San Luis Obispo County Board of Supervisors’ October 29,
2024 Action you can email Devon Jackson (devon.jackson@coastal.ca.gov) out of the
Central Coast District Office.
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Report Guidelines. The plan shall incorporate results of Phase Il study with
detailed information considering proportional sample size related to the
extent of impact, existing body of documentation and significance of the
resource. The Phase |Il Plan shall include treatment of resources with
cultural appropriate dignity taking into account the tribal cultural values
and meanings, including but not limited to protection of the cultyral

r integri jtional nd confidentiali he resource.

2. ent: A Data Recov Plan shall include at minimum: dates of
fiel rk and personnel qualifications, level and location(s) of excavati
needed, labor r ing and analysi I, detailed not

photographs and drawings of all excavation and soil samples, curation
and cost estimates.

3. Iiming: The Data Recovery Plan shall be submitted and approved by
Environmental Coordinator before fieldwork can begin. All excavation
and recovery activities shall require Native American monitoring.
Curation or a financial guarantee for data analysis filing and curation must
be demonstrated to the County before land use permit approval, or prior

| building ins i llow the project to mov rward.

(2) Monitoring Plan. A monitoring plan shall be submitted to the County prior to

issuance of construction permit, prepared b ounty-approved archaeologi r

rgwgg and aggrgval b¥ the Environmental Coordinator. Thg !g;g t gi ;hls PIan is to

identified as @tentlallg sensitive for cultural resources. The mgm;gg g plan shall

include at a minimum;

(i)
(ii)

(iii)
(iv)

(v)
(vi)

(vii)

(viii)

(ix)

of personnel involved in the monitorin

; .
Inclusion of involvement of the Native American community and culturally
affiliated Native American community, as appropriate;

Description of how the monitoring shall occur;

Description of frequency of monitoring (e.g., full-time, part time, spot
checking);

escription res for halting work on i nd notifi
procedures;
Description of m 'orin I ing pr r

escription isions efml ion of th ruction cr

in a ription of resources that m und in the

project area, the protocols to be used in the event of an unanticipated
dis the im f cultural r nd sacred si e Nativ
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American community and culturally affiliated Native American community,

n | r ing significant archaeologi histori
(x) The Native Ameri i r a tribal representative shoul ici i
the cultural sensitivity training for the project participants.

I r f hinhi i i i nwihh mmni lan

he Revi wA h ri ke one of following required findin
(1) The_site design_an dev lopment_incorporated a ate_m res to fully avoid
im i heol | r r nd ensur | I ill
n ly pr r
(2) The jgn and development can ibly chan o avoid intrusion in
rchaeological ri I roji ign an nstruction
incor, ite_ m I minimize and miti

impacts to identified archeological resources.

evelggmen; §;gggg ds. AII ngw develogmgg; §[_]g]! gg ggnmdgred ggmghant wn;h the

All development within ASA shall inclu e following minimum

a. R I ion: ignificant archaeological r r ribal cultural
h i xtent feasible. | re_signifi
archaeological resources or tribal cultural resour are identified, the followin
i hall nsider
(1) . These protection measures incl but_not
revising the proj i i void the r r nti

Avoidance means relocation of all veIo ment, includin radin tilities

r is not allowed. No land divisi f rcel containing ar logical
resources shall ermi nless all proposed building sites are loc ntirel

ide of the archaeological site.
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(2) Protection of Resources. If full avoidance is not feasible, sensitive greas shall be

(3)

(4)

(5)

laced under cultural ropri rotection and_managem i such
en tion easemen her | i | ert . P

and site dis rbance work includin abij;a]; or sijzg restoration and revegetation work
shall be I;ggt to a minimum. Other feasible methods of gggldgngg and grg;gg!g of

her I r approved by the Environmen inator.

Minimize Im to Significant Resources. If full avoidance, pr ation or

protection in place is not feasible, project redesign may be required to reduce impacts
to less than significant level. Project redesigns shall include and not limited to, any of

the following:

. Movin ndation elemen ignin nning foundation

reducing proposed excavation volumes, and altering proposed utility lines and
connection alignments.

(i) ndati sign. Foundation design m d ltered inimiz

"y

ite disturbance. “Side-by-side” arisons of disturban lations

of volume of cultural materials affected will be submitted to show the revised
foundation design will result in the least disturbance. The approved

redesign(s) shall be verified by th rior onstruction work.

(ii)

resour incorporation of fill shall be considered. On fficient fill shall
be placed over the si llow native soils to remain undi

18 inches for residential footings, 6-8 inches for driveway construction).

Clean, sterile fill, consisting of a laver of other conspicuous material (e.g. fill
noti ifferent color and texture th iv il) shall be

over the native soil prior to placement of any other clean fill material. Native

soils shall not be disturbed or compacted (or compacted to the most limited

extent n ithin ultural resource areas. T f fill shall

the minimum necessary to protect the resource. Additional height (up to 24”)
shall Il llows:

| Fill Additional Height Allowed |

kR

24"

covery Plan. Wh ment is likel
im n i rch ical resources and it is not feasibl void or preserv
r r | and partial recovery thr: vation m e consider nl

review roval wor ontinue,
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r r hall incl he followi in nstruction mentation

lished in @ manner that avoids im r rces to the maximum extent
ible, | n _the | nsiti ion of i n f r h
r r n site. T roject limit area shall i lar ite wh
round disturbance will r in ess r rading, utility trenchi r
similar works related to the project.

(2) ruction Meth ific construction meth

(i) in Il be limi he first six inches of il an m ion can

be done with a heavy rubber tire machinery. Compaction should be done with
n rip into the soil with ressive wh

(ii) nching for utilities sh limj ndergroun rvi re gr
s closely as possible, to minimi ive ground excavations. Trenching work
must be monitored.

(iii) xcavatin ipment is preferr llow for controlled monitor
xcavation. vations in i ifi itive ar hall ne in shallow
increments as recommen he archeologist. If significant cultural

h as human remains are presen i vation
be warranted.

(iv)  Machineries should hav ri non- wheels that will minimiz
disturban f the native soils or a pr ive barrier such as metal sheets

r ive layer between th nstruction machin n
the native ground.

(v}  Clean, sterile fill of a noticeable distinct color than native soil can be placed
over project. Depth of fill should be sufficient to prevent foundation elements
from ingin i il. Fill shall | from th wardl ion

i ine ti i fill in

(vi) lternative foundation ign loati | will minimi
xcavations and compaction. ing of significant resources is encour

(vii) I i i I nitor licable an lan
n_site, as much as possible. Exporting of dirt is di raged and off-sit

ion for led materials shall iscl i nty- v
ring pl

licabl kpiled materi iti be covered in
re manner includi r ion from rain, wi nd erosion.
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(vii)  If inadvertent discovery is found on site, a minimum 25-foot buffer around

the find shall be installed. Work in other areas may proceed after getting
approval from the County.

licant shall retain ifi h ist (approv he Environmental
Coordina I ffili ive American Representativ nitor all
e rbln activities in Iudln off5|te radln renching w for access and
uman remains ref n rin nitorin worksh i thlnthe im
vicini he r rce ise ar d by th logist and h
Native American Moni orinth fi untilsuchtimeas he resour be evaluated
by an_ar ist and any other ri individuals. _Th lican Il
implemen eo— : -
The archaeologist shall verify implementation of the Monitoring Plan during any
nd di ing activities. A final r ompliance sh itted

archaeologist prior to final inspection.

li g truction drawin h trate incor jon all revi
design and or mitigation measur r ved b the EnV|r nmental Coordinator
impacts or r i

rway, all w Il ntil a r ign is review roved via After-

Issuance Change’ permit from the County

c. Proj inal ir nts. After m ion nstruction itorin
ny P 1] recov xcavati h licant shall i followin
= rdi - . i i 5
comes first):
(1) Eield Completion Report. Archeologist-prepared report summarizing all monitoring
and/or mitigation measure ondu field findi and constructio m Ilan
Its. h II incl ield m r s an s if
alysis an int rpr ite m nd/or ropriate State site record
forms. final repo haII be mi | nically to th n he pro
owner, an ite record/i i enter.

(2) Einancial Guarantee. If the analysis included in the Phase Il Data Recovery Plan or
inadvertent findings is not complete at this milestone, the applicant shall provide to
the County proof of obligation to complete the required analysis and file final reports,

4, onsul;g;g with g;;gg Amgrlcan Tribal Groups. g nsistent with Section 15183, the

incor his section to str line th iew of
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i within the ASA ining_designation in Pursuant to PR ction

) nsultation with Native A i ribal r nsidered fulfill
n j mplies with all standar rej ition he arch ical

report(s) an velopment standards set in this section, the Director of Planning can i

notification h lifornia Native A i ri hat m raditi | lturall

below occurs:

a.

b.

C.

d. The Planning Dir r i n ntial eviden h non-significan
archeological resource can be significant tribal cultural resources pursuant to PRC Section
21074.

Discov f Human Remains. If human i r nter rin nstruction, th

r lin he Native Ameri ri mmission (NAHC), in rdance with

f the California Health afety C HSC) an i h
Public R r PR | I well he provisions of th
23.05.150. A general f th rovisions and bes i re as follows:

a. Work in the immediate vicinity (within 50 feet) of the find would cease.
h n Lyj i n roner shall i jately.

c | iti ironmental rdinator shall ifi n ible,
Th nty will also i “ " for an nstruction activities that h
ential to disturb the r iviti n a site i itional resources are
n in mplian i
d Id also n he N
e. The remains shoul i i i | plati ver, or similar. N

requir rovisions h

f. Th roner has 2 working days to examine the remain r being notified in accordance
with H i ] roner rmines that the remai Native Ameri
nd are n i r hority, th ner has 24 noti
th f the discov

Page 65 of 263



g Ihe NAHC should immediately designate and notify the Native American Most Likely

D ndent (MLD), who has 48 hour ing gran acce he | ion of the
remains to ins make recommendations for proper ent of the remains.

h. _The archeologist and Native American MLD should meet with the owner /developer,
other design professionals, as well as with County staff, to plan for and implement the
recommended treatment, which may include design and construction modifications to

avoid further im
i. ACovenan on-Disturbance of Native American Heritage Site may be requir: the

County to prevent future disturbance of the remains identified.

Archaeoclogically
Sensitive Areas

Legend P ey
Archeologically ‘
Sensitive Areas

2Los Osos URL

et LT
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- —
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Figure 7-47: Ar logi sitive Area

LAND USE CATEGORY STANDARDS
A, Commercial Retail (CR)
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1.
2.

Drive-Thr iliti No new drive-thro ilities shall ished

Central Business District and Baywood Commercial Area, Permit Requirement.
Notwi nding the requirements o al ne lan i new
v n horized in th ntral i istri W mmercial

a. W modifications or waivers fr | n rdinan ndar r
required.

b. h lopment Plan i ifically requi Planning Ar: ndar

Thi ndard shall n nstr require Minor Permi roval where th |
n rdi herwi llow inisterial roval h the Plot Plan or

Zoning Clearan r

l Baywood Commercial Area ‘
T

PR ziar
Y -

Page 67 of 263



as shown in Figure 7-48:
a. Height. Maximum building height shall be 35 feet.

tandard is intended to encour. rovision of a mixtur

Mixed- lopmen
of residential and non-residential uses on the same site, to encourage provision of
affordable and senior housing in close proximity to shopping and services, and to increase

economi i ivi whn

(1) Residential Uses. Residential development shall be subject to the standards in
Chapter 8 of the Coastal Zone Land Use Ordinance--Residential Uses in Office and
Professional or Commercial Categories--except that where those standards conflict
with the following standards, the following standards shall prevail.

(2)

than 50 gercent of the ;otal floor area of the entire mixed-use site ]resdenggl and
non-residential), and no more than 60 percent of the total floor area of the entire

ixed-use site for developm m housing affordabili ndards i
h ] h one Land Use Ordinance.

(3) Floor Area. The maximum floor ar inimum open area requiremen

in Chapter 4 of the Coastal Zone Land Use Ordinance shall not apply. Instead, the land

rmi Il require an amoun riv nd common area for
rivacy, recreation, light, and ai is appropriate for the nature of the project.

(4)

calculated using the acreage of the entire mixed use site. The density of senior citizen

housing shall be as specified in th win ion (vi).

(5) Detached Residential Development. Residential development that is not attached to
he non-residential may be approv nly if all of following are satisfi

addition to the preceding standards for mixed-use development:
()  Location. Residential development shall be located mainly behind or on the

nd floor of the pri non-residential use(s) on th me si

(ii) i — Separate Par j ial uses ar a
r rcel, that parcel mpri r n 50 percent of

parcel area of the total mixed use site.
(i) ~ Agreement for Non-Residential Use — Separate Parcel. Residential uses may

e develo n r i from the one devel with non-
resi jal uses. In this circumstan ner of the parcel to
developed with non-residential uses shall enter into an agreement with the

hibit any future residential dev nt on that parcel.
{iv) ide and Rear here the si r vard of residenti
vel nt is adj 0 a non-residential land e minimum

-
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setback for the residential development shall be as specified in Chapter 4 of

h | in for si n
licable, in Commercial and In rial ri i residential
category/residential use.
(v) rian Connections. Mix velopm hall i wher
nvenien rian connection ween resi i il

commercial uses on the site.

in _addition to the preceding mixed-u Y ndards. nior citizen
f either i i i j

velopmen nsisti f welli ificall ign m h

(i) ign. Proj itiv ign m h ial n f
nior citizens, especially with regard to: ; safe and convenient
rian n gentle s h withi j n nnectin
mmuni i facilities; recreational choices; environmental
amenities; social i ion; i ation with the larger communit

re ign _measures shall include the followi nd are conce

il n Figure 7-4

(i) ilding entry f rimarily adjacent more than 5 feet
from the si | fr n - i r lin r

interior rian i r
(i)  Landscape all strian s . __Provi li hering spa with
n n the site. Provi nvenient! icvcle racks through

the site,

(iii) r r rking amon. in

(iv)
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(vi)

(vii)

(viii)

Provide convenient connection ween parking areas, businesses, and

adjoining properties through rian-orien nd scaled spaces.
The number, location and design of driveways shall function in accordance
with the planned center median on Vall ad as recommended in

Chapter S of the Los Osos Community Plan.
No building service facades shall face Los Osos Valley Road.

Where feasible and where adequate right-of-way exists, sidewalks shall
rovide a clear walking lane at least eight feet wide, not including any areas

needed for str r furnitur er racks, and th r

.
A
STORE FRONTS AT  STREET PROPERTY LINE
LOE 0S0S VALLEY ROAD]
PEDESTRAN- — . >
ORIENTED kih uf
SHOPPING H  He
i =
STORE FRONTS AT
W STREET PROPERTY UNE
PEDESTHIAN ACCESS f
MID-BLOCK PARKING
re 7-49: Pedestrian-Orien Design Con
(8) Drain ins. Drainage basins in new lo t shall be pl i a
nderground; or n the surface if design recreational or other public use an
attractively landscaped.
c. Design = Central Business District
Groun e
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In order to attract customers and promote pedestrian activity, retail uses ore encouraged

n the gri whil ice, residential an her non-retail
houl ] nth r h r ion he site.
Building Design
The design of new construction shall be pedestrian-oriented and have a human scale that
i mpatible with th ! xistin nt i ntral in District.

Prefer| ignm res incl he following:
e Articulati ildi| reate relief and vi
i ral elemen h whnil nd projecti i il
and arcades.
e location ilding entries within recessed entry b itional spaces
h jIdin
] verhan n nings. Iconi r transiti

e Use of transparent glass windows or doors that together comprise more than 50

rcen he entr round level in llow 1 inside.
e Placemen re entr j window. interval. has 2 in
r to maintain visual interest for pedestrians. (s i 7-4

° ilding 0 public space yla [ e site frontage, excer
where in ibl itive_v j r other it nvironmental
constraints.

e Sidewalks along L Valley R h i i li
improv rds. Recommen rials for h i

the public right-of-way are brick, concrete pavers and concrete.
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Cornice

Reveal

Window
Moulding

Length

Length x Height = Ground Floor Facade Area
.50 x Ground Floor Facade Area = Minimum Window Area

Figure 7-50: Example of Building Design
5. mmercial Area ial Community). following standards applv withi
B ood Commercial Ar n in Figure 7-51.
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| of the Lan lem foll : mobile home and vehicl ler
nd supplies; and food and kindr i use,

stabllshed {see Figure 7-40).

igns. Fr nding sign her than monument sign n i . Mon n
lln i f six f n ignh ar f re fi
Wi nd Street. Sidewalks shall incl minimum clear walking lane of si
in width inimum four- i r n curb and si Ik.

(2) Additional width may be needed to accommodate proposed street furniture, or as

n mply with the reguirements of the Americans with Disabiliti

(3) w:%
of the re ;!
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Minor Permit (unless a Development Plan is otherwise required), bas n

site-specific right-of-way and topographic constraints.

f. Setbacks and Parking Location, 2nd Street and Street-Corner Sites. Locate building entry
facades primarily adjacent to, but no more than five feet from the sidewalk along front

n et-corner si roperty lin jacen 2nd r adjacen interior
ith to streets. loc | ing ar the r r side_of non-

residential buildings. Design the parking areas to be integral with (not dominating) the
buildings.

g Bay Access. New development adjacent to the bay shall provide improved public access

h where feasible an nsistent with prot®ction of natural r rces.

(1) Mixed-use projects shall be in ance with the standards in ter 23.08 of th

Coastal Zone Land Use Ordinance for Residential Uses in Office and Professional or
Commercial Categories, except that maximum residential density is 15 dwelling units

r | ed using the acr f the entire mixed use site (residen lus

non-residential).
(2) A

ards super ictin ards of Ch r23. f the Coastal Zon
Land Use Ordinance:

(i)  Location. Residential development shall be located on the upper floor(s)
above a non-residential use or in the rear of the site behind a non-residential

use.

(i)  Density. Maximum residential density is 15 dwelling units per acre, calculated
using the acreage of the entire mixed-use site (residential plus non-

(iii)  Parking. Notwithstanding any other provisions of this plan, the number of
parking spaces shall be as required by the Coastal Zone Land Use Qrdinance

n be provi i
(iv) .
L ommunity Plan and | n erties m in n
e expanded or rem imary use withou limitations imposed
by Section Nonconformi n witho
required to incl merci velopment.
i Residential multi-family development as a principle e in

Z-51. Multi-family dwellings are allowable as a principal use in accordance with applicable
Coastal Zone Land Use Ordinance standards for multi-family development, except as

follows:
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(1) Ch r | rdinance. Th ndards for residential

in Office and Professional and Commercial categories shall not apply.

(2) Density. Maximum density sh llin

(3) si nd R i i r rear vard of residential development i

n non-residential lan minimum i
ified in Chapter 23.04 of the | Zone Land Use Ordina for side and rear
setbacks, as applicable, in Commercial and Industrial categories adjacent to a
residential residential
j idelin

h in Appendix B, Figure B-2 L mmunity Plan.
e Design str 1 lan i rking | ildin
encourage pedestrian use and activiti icycle travel,
e Provi ildin r li m r he_si
X where in ibl nsitive v ion or hysical or

environmental constraints.

° Il rign which shoul inter-conn wor
walkw ncour har rking amon in
e Encour the use of modifications to th ] j tal Zone
low, wher ropri h n-str rkin
h j iremen r th r n-Si rkin
e Provi nvenient connections be ing areas an inesses through
rign-ori ] . Fen her barrier. ween hon-
residential development shoul VoIl jally on 2n
e Design new developmen mphasize the importance ublic spaces.
B. Commercial Service (CS)
The followin ndar ly onl ithi rcial Service lan
1. Height. Maximum building height shall b feet.

2. Compatibility. All commercial development subject to discretionary approval shall
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study, to r hei . The si n i h facilities must
with the existin - er of Los Osos an ible with adjacent residential

and retail development. Land use compatibility shall be based on Planning Commission
review of a commercial project’s impacts to nearby residences related to noise, lighting, air

quality, and traffic, based on technica dies associate

ropriate by the Department of Planning and Building.
C. Office and Professional (OP)
The following standards apply only to lands within the Office and Professional land use category in the

specified areas.
1.

3. W ide of 7th Street Between El Moro an n ia Avenues. The followin ndar
ly onl r hown in Figure 7-

accessory uses.

b. Site Design Criteria. All new development shall resemble the size, character and scale of
the surrounding residences, and shall provide landscaping between the new development

and the frontage of the neares blic road. P ian si alk(s) shall be provi

n arking spaces shall be lo way from th jacent residential pr lin

or shall be separated by a minimum 10-foot wide landscaping screen.
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a primary use without the limitations impos ion 23.09.026 Nonconforming Uses of

nd and with ing requir incl mmercial lopment.

D. Open Space (OS)

f privacy. Th i when the LUE/LCP
her instrument.

f li r r violation
identifi need for open space preservation through easemen ntract or
n Allowabl in the Sw rin r

1. ri
ive recreation.

shown in Figure 7-53 are limited to coastal wa n
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property . [~ 1- | |
_ Nodheast comear of Ramona and Brod . [ ) |
IR Bayoos Park avea west of 3rd Streat =
[ Sweet Springs - h

wood Park Ar f

i imitation on . All

facilities on th
an extension of Broderson Avenue, as shown in Figure 7-54.
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Figure 7-54: Broderson Site
2. Limitation on Site Disturbance, LOCSD Property.

a. velopmen he L mmuni rvices District pr inth Wi
Park Area W r r h in Figure 7- hall limi

disturbance of the existing well site.

pment Limitations. Developme ollow_appropriate setback a
r void futur | hazards for the life of the pr | n
without the use of shoreline protective devices.
reati Publi PF

nsmission lin n rli i i ith mmunitywi
sewer project. The following additional uses shall be allowed only in the event that the CDP
for th itywi P_A-3-SLO-09- is amen repl iti
habi ffsite and all itional " nd recreation li mbly an
inmen mpor vents, water w i m r_retail sal
offic
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appropriately scaled lighting that does not adversely affect nearby residents. The site shall be

ril time use.

= N I |
T ] LAND USE CATEGORIES A
- CR Commercial Raimil i
j ‘ P Park -
IR Naw S
Figure 7-55: Midtown Si Valley Road at Palisad n
G. Recreation (REC)
The followin n I ly to lands within the R ation | se categoryin th cified areas.
Designation r ies in the Recreation lan does not in and of itself convey or impl
right of ic use r violati f privacy. Th i en the LUE/LCP i ifies
need for rvation thr men rinstr
1. a Inlet. The followin ndar lies within the Inlet ar isitor-servi
riori a hown in Figure 7-
a.

b. Density. The maximum development potential shall be one dwelling unit. Development

shall be concentrated or clustered in accordance with the communitywide standards of
the Los Osos Community Plan.
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c. Public Access. Maximu i rovi the shoreline in this visitor-

in iori nsistent with the i h mmunity Plan
irculation Elemen h r n ion of sensitive habi
nt. All icati lopment shall
idelands in relation is si lve an i wnership of thi
property.
2. Baywood Park Area West of 3™ Street. The following standards apply to the bayfront area
W i | ro Aven Figure 7-53).

a f - W f 3" Str For th ront ar ween Pi nd El
Morro Avenues, allowable uses are limited to one single family dwelling per legal parcel
residential accessory structures, home occupations, animal raising and keeping, coastal

W n ive recreation (hiking an il natur

b. Land Divisi Prohibited. No further | re allow i ntall
sensitive habi nd lack of appropriate buildi ites on these ront pro i

C. pvelopme imitations. ( 3 appropriate setback and building
sta i re coastal hazards for the life of the proposed devel n
with h f reline pr iv

3. Golf Course ward Avenue, Limitation on Use. Allowable existing golf
rse north of Howard Avenue in the northern i ho ar how

in Figure 7- hall be limi | W rwells and im ndmen n
. 1 the site: . . ..

Figure 7-56: Golf rse North of Howard Av
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4, Santa Ysabel Avenue Coastal Access, Limitation on Use. Allowable uses on the County-
ed coastal | rmi f Santa Ysabel A fP n
Driv whn in Fi 7-22, are limi coastal W nd _passive recreation.

Morro Bay ﬂ;”xil

<
SANTA LUCIA A7 -

]
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I
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Figure 7-57: Santa Y. | Av 1A

H. Residential Rural (RR) — Creekside Area.

The following standards apply only to lands within the Residential Rural land use category in the Creeksid
Area as shown in Figure 7-58.

1. Clustered Development. Minimize site disturbance and concentrate or cluster development
in accordance with the communitywide standards of the Los Osos Community Plan, so long
i isisi ipari wetland habitat;

it i rwise LCP- istent. This is inten ri n
angered or threatene ies--such the Mor Kangaroo R nd the Morro
Shoulderband snail--and their habitat; the Morro Bay estuary; and other sensitive features
described in the L mmuni X
2. Setbacks. New development shall be set back at least 100 feet from the following sensitive
res: wetland v i e uplan f riparian vegetati nd ar f habi
h rare, en red, or threaten ecies.
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Fi -58: RR — Creekside Ar

I. Residential Multi-Family (RMF

The followin ndar ly onl lands within the Residential Multi-Family lan
1. Residenti ity--New Proj
a. Maxim Density. for senior citizen housin i imum
si hall 15 dwelling units per acre on properties less than one acre and 2

Il 10 dwelling uni r acre. Refer h ndards for the Morro Shor
Use Area (Section J) for minimum densities in that area.
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Senior citizen housing may include accommodati independent livin d/or assiste

living. ior citizen developments are subj following:

a.
Figure 7-59: RMF within % Mile from CBD
Floor an n Area. The land us rmit shall require an amoun rivate open
and common area for privacy, recreation, light, and air that is appropriate for the nature
f roj re is no maxi floor area limitation; however, in no case shall

ini pen area fall below 4 he site area, as defined in Chapter 23.

h | Zone Land Use Ordinance.

C. arking, Desig arking ig D ply with the stz i iti
housing listed in the Commercial Retail land use category for the central business district.

J. Morr ixed Use Area RM S

The following standards apply to the Morro Shores Mixed-Use Area in the RMF, RSF, CS categories (see
Eigure 7-60),
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4. Medium to High Density Residential.
a. Development Potential. A maximum of 200 gzsg with a senlgr citizen gggsmg bgngsl

attach rz lot-line units. Creative lot design I uraged h

as "Z" lots, courtyard lots, and others.

c. Densities. If physically feasible and if environmental impacts can be mitigated, the

inimum density shall be 10 dwelling uni re within the developmen . Th
maximum density within th velopm rea shall be 26 dwelling uni cre,

d. Senior Citizen Housing.
(1) !gcentlve Senior citizen housing as defined Subsection H is gncouraggd, but not

r f at 100 senior housing units are provide f 50 additional
residential units with a density of at least 10 dwelling units per acre (up to a maximum
| i hall ranted if physically feasibl if environmental im

can be mitigated.

(2) Density. The maximum density of senior citizen housing shall be 38 dwelling units per
acre within the development area.

(3) Other ngglgg ent §tgngg ds. ngglgggent shall cgmglx wgg the flgg; and ogg

Family land use category listed in Subsection I.
5. ighborhood Commercial. to 3.5 acres are allowabl mmercial uses inten
serve the surrounding neighborhood and employees of the adjacent business park.
Futur mmuni i .5 acres may he plann r a future communit
services center that could include a community hall. a substantially expanded library, a
iff' jon, and medical and social servi
7 nsity Resi

(1) A maximum of 95 low density residential parcels are allowable in area 1.
Area 3: 2.5-Acre Property East of Palisades Avenue (see Figure 7-60).

idential Multi-Famil stal Tabl f L se Element.
(2) idential Development Potential. A maxi f 25 dwelling unit
in Area 3. A vari j r ouraged: single family, multi-famil
_detached, or zero lot-line units. Creative lot igns are al ncoura
such as "Z" lots, courtvard lots, and others.
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Residential Single Family (RSF)

standar sestabllshothers j imi Figures 7-

ights Ar New Land Divisions. The followi
Bayview Heights area (see Figure 7-61).

a.
b.
Figure 7-61: Bayview Heights
inT . The followin ndar in Tr in Fi
a.
number rcels for new land divisi n n
lin ili il r re fi r ite ar
vail frontin
I IIn V II for
c. - j Rosina Drive. Pr land division h of R
Drive ar ign v -de- f i ri
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a. ks. Mini acks for new ction are as follow: h W

construction pr: on bavfront properties is to be set from the Morro B
W s _according to wetland setback requirements in munitywide Standards.
Front: 1 ide: 3 fe r ide: 1 Rear: 10 f

|
i
[
[

1
4
i
\
\ ) ". .
r '-"-.4__£.L[L1.] L
f

|Broderson Avenue

—4

ill 4 j ] | P— J
— it | I
I s O e
| RosinaDrive i| B: sii =iy
11 N ——

rd ly to the two residential parcels n northeast corner of Ramon

Broderson Avenues in the Sweet Springs Ar igure 7-62).
a. inj i The minimum site are

shall not be further subdivided.
b. Density. rcel m I ith a maximum of one dwelling unit).
c. ion. Retain trees to the maximum feasible.
d. rm Water. Surface water, rm_drain h maintai n-site or dir

s e marsh and wetlands habi

e. Development Limitations. Development shall follow appropriate setback and building
standards to avoid coastal hazards for the life of the proposed development without the
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7. Southwestern Hillsides - rillo Estates. The following standards ly onl ti
Figure 7-
a. jvisions. ini rcel size for new land divisions shall r
feet, unl larger parcel size is otherwise requir ion 23.04.028 of th |
Zone Lan rdinance.

rovi f Planning and Buildin ification that the Archi ral
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residential ac r wellings, home oc ion hools-preschool to
limi re center nd w lls and im ents.

d. Setbacks. Minimum setbacks are as shown in Table 7-2.
Table 7-2, Minimum Setbacks — Cabrillo Estates

Setback Location Setbacks for Setbacks for Detached
= ———— Dwellings Accessory Structures
Front 25feet | 25 feet
| Rear 20 feet 8 feet
Side 5 feet 3 feet
Corner Side J 10 feet 10 feet

e. Height Limitation. The maximum height of all structures shall be 15 feet above the
highest point of the lot as measured from the highest point of the roof, not to exceed 28

feet Il poin m ntin | ough th ilding f rint from existin
r rior to the proposed development) to the high int of the roof.
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10. Redfield Woods, L ighlands (Tract 84) and Morro Pali Tract 122) Areas (Figure

-66). Minim ks for new str res ar in Table 7- 3.
Table 7-3, Minimum Setbacks — Redwood Fields, Los Osos Highlands (Tract 84), Morro
Pali Tract 1
=3
Eront Rear Side Corner Side r
e
Tract No. 20 feet 10 feet 10 feet 15 feet
Tract No. 122 20 feet 10 feet 5 feet 15 feet
Redfield Woods 20 feet 5 feet 5 feet 5 feet

| T U

[ ot

specified areas.
1. Land Divisions. The m

2. L r rridor. The followin ndar I Il | jacen
Eto Lake and L reek and its riparian v i n in Figure 7-67.
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a. Clustered Development. Minimize site disturbance and concentrate or cluster

V

ent in r ith itywide Standar f S0S

Community Plan.
b. Setbacks.

(i)

(i)

(iii)

All Areas Except Existing Parcels Adjacent to Palomino Drive. New development
shall be set back at least 100 feet from the following sensitive features: wetland
vegetation, the upland extent of riparian vegetation, and significant areas of

habi hat su rar r n ies a fi in th
Resource Protection standards i unitywide Standards of the Los Osos
Community Plan .

Existing Parcels Adjacent to Palomino Drive. New development shall be set back
at least 50 feet from the sensitive features described above in Subsection b (i).

Adjustments. Th in k justed as follows:
(a) Riparian an etland Setbacks. As provi in Ch 23.07 of the
Coastal Zone Land Use Ordinance.

(b) Setback from Habitat that Supports Rare, Endangered or Threatened
Species. As provided in Chapter 23.05 of the Coastal Zone Land Use

Ordinance in the standards for grading adjacent to Environmentally
Sensitive Habitats.
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Figure 7-67: RS — reek/Eto Lak rridor

3. West of Pecho Area. The following standards ( to the areas shown in Fi 7- at are
in the Resi ial

a. Access — Pecho Valley Road. W lternative access is available, lots fronting on Pecho
Valley Road shall not use Pecho Valley Road for access.
b. W f Pech Il f Monarch Grove.
(i) ildi ight. i ilding height shall be 22 fi
(ii) imitati . Thi rd appli nly to the area west of Pecho Vall
f h Gr i i -

‘ eque andards for that area). All
ial uses (identified as "S" uses in Coastal Table O, Part | of the Land Use
lemen rohibi for: _animal raisin nd keeping, hom
i ilehom identi
I wellin ipelines an ission li

wells and impoundments, and public utility facilities,

c. 17-acrePr North of Pl
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(i) Limitation on Use. Thi ndard applies to the 17-acre pr fronting on

cho Vail as shown in Figure 7-68. Allowabl imited to single
family dwellin w resi i esso hom
occupations, mobilehome water wells and impoundments.

n / <
..g}. /
L} IJ —
! Legend I
177 Area Wesl of Pecho ’ >
3 urban Serviges Line [,/
L urban Reseive Line L

=1 Monarch c_i\we Tract 1589

[T West of Pécho Valley Road, South of Monarch Grave

17 acre y}ropeny north of Seascape Place
!

~ URL
I

Figure 7-68: West of Pecho Area
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illsides. The following standar | he Southw rn Hillsides as

hown in Figure 7-69 in th ifi
a. Building Design, All Areas. In the entir hw rn Hillsi as shown in Figure 7-69
Il buildings shall have 1) low profiles that archi | n natural
| n lors that blend with the natural environment.
b. lley Road. Thi ndar li nl rcels that fron
i fP il ithi r hown in Figure 7-69. Wher
lternati is avail lots fronti n P lley R hall n Pech

road to be offered for dedication and improved to th roperty line to
i r he west i rea B hown in
Figure 7-
(ii) Clustered Develo uba B. At least 60 percent of the site shall be
rmanently pr n habi
L—- 14 Nt
u!:”.'u'f'
GHEHHETER S

Lol

@mmﬁ

-69: h rn Hillsides: r
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[LOS 0SOS URBAN AREA STANDARDS

] L_?'

i .—":-?t J

» 7”,4“*" z

Figare T« Coenmsercial Retarl Category o North side of Los Okas Vallisy Boad hetiveen Sauth Bay Blud, and
Bairehild Way

9.

Figure 7-44; Pedestrian-Orienled Design Coneept
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CHAPTER 8: COASTAL ACCESS

I PURPOSE AND ORGANIZATION

No changes to this section

i. COASTAL ACT POLICIES

No changes to this section

lll. FRAMEWORK FOR PLANNING GOAL, COASTAL PLAN

No changes to this section

IV. COASTAL ZONE LAND USE ORDINANCE

No changes to this section

V. OVERVIEW OF EXISTING AND POTENTIAL COASTAL ACCESS
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VI. ESTERO AREA PLAN GOALS; POLICIES AND STANDARDS

VIiL. MANAGEMENT OBJECTIVES, ESTERO AREA PLAN PROGRAMS

Update Table 8-1 deleting Los Osos
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APPENDIX A

Delete all of Appendix A

CRARTERLNTRODUCHON
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ESTERD PLANNING AREA

TABLE A: RESOURCE SEVERITY LEVELS & POPULATION THRESITOLDS

South Bay Lirban Area

Schonls
3 'h-u 1 OLEEY

Levels of Severity
Respurces 1 H 1
Water Resources 6,100 B.500 12600
Water System NiA NIA N/A
Sewage Treatment Plant' NA N/A N/A
Schools
Elementas 5,800 LRI 11,260
Secondary® 13,100 17.000 22,000
RoadsCireulation® 5,200 10,000 18,500
Marro Bay Urban Area
Levels of Severty
Resources 1 J3 m
Water Resomrces N/A N:A NfA
Watcr Svstem ™LA NA NiA
Sewage Treatmem Plant® 3,000 13,600 15,300
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Table B - Water Resources-Estero Planning Area

Water Resources

Prncipal [fses

Safe Yield (AF/Y)

Los Oso0s Groundwarey

South Bay Domestic Use,
Los Osos Vallev Ag. Use

1,300 - 1,804

Chorro Creek Groundwater | City of Morro Bay 1.500
Busin Domestic Use, Moo Bay
Goll Course and Churro
Vallew Ar. Uses
Morro Creek Groundwater | City of Moo Bay 1,700
Basin Domestic Use, Morro/Little
Morre Valleys Ag. Use
Torro Creek Groundwater | Agriculture Use 530
Basin
Old Creek Geoundwater Cayucos Domestic Use 330
Basin
Whale Rock Reservoir 3740 a.fy. exported, wem
mostly to SLO: 660 a1y,
maximum enfitlement for
Cayucos by recharge of Old
Creek Basin
Cayucos (reck Agriculture Use 6300
Ciroundwater Hasin
Villa Creek Groundwater Agriculiure Use 1,030

Basin

Notes:

I Estimated by the State Department of Water Resources. Sufe yicld of the
Los Osus basin was updated by Brown und Caldwell, consultants, 1974,
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	3-84-226-A3 (Spanish Bay Improvements) immaterial amendment notice 11.22.2024.pdf
	3-84-226-A3 Exhibit 1.pdf
	special conditions
	CDP amendment 3-84-226-A3 is granted subject to the following special conditions:
	1. Habitat Restoration: PRIOR TO CONSTRUCTION of the development associated with CDP Amendment 3-84-226-A3, the Permittee shall submit a final Habitat Mitigation and Monitoring Plan (HMMP) prepared by a qualified restoration ecologist to the Executive...





