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Prepared June 20, 2014 (for July 11, 2014 Hearing) 

To: Commissioners and Interested Persons 

From: Madeline Cavalieri, Central Coast District Manager 
Kevin Kahn, Central Coast District Supervisor, LCP Planning 

Subject: City of Pismo Beach LCP Amendment Number LCP-3-PSB-14-0756-1 (Open 
Space Development Standards)  

Proposed Amendment 
The City of Pismo Beach is proposing to amend its Local Coastal Program (LCP) to provide 
additional standards for development within areas with Open Space land use designations in 
Planning Areas A (The Bluffs/Sunset Palisades) and B (South Palisades). The proposed changes 
include additional standards to ensure that any potentially allowable development within these 
areas does not block blue water views from Highway 101 nor block views of the eastern hills 
from Shell Beach Road. Additionally, when residential development is allowed, at least 60% of 
the parcel must be landscaped with drought tolerant native plants so as to maintain the area’s 
open space character. The proposed changes affect LUP Policies LU-A-8 (Open Space) and LU-
B-2 (Open Space). See Exhibit A for the proposed changes. 

Minor LCP Amendment Determination 
Pursuant to California Code of Regulations (CCR) Section 13555, the Executive Director may 
determine that a proposed LCP amendment is “minor.” CCR Section 13554 defines minor LCP 
amendments. Among other things, minor LCP amendments include: 

CCR Section 13554(d)(3). Additions or revisions to certified policies which impose 
further conditions, restriction or limitations on any use which might adversely affect the 
resources of the coastal zone, if those amendments do not conflict with any policy of 
Chapter 3 of the Coastal Act or with any other certified land use plan policy. 

If the Executive Director determines that an amendment is minor, that determination must be 
reported to the Commission. If one-third of the appointed members of the Commission request 
that it be processed as a major LCP amendment, then the amendment shall be set for a future 
public hearing; if one-third of the appointed members of the Commission do not object to the 
minor LCP amendment determination, then the amendment is deemed approved, and it becomes 
a certified part of the LCP immediately (in this case, on July 11, 2014). 

The purpose of this notice is to advise interested parties of the Executive Director’s 
determination that the proposed LCP amendment is minor.  

The proposed amendment adds standards in the LCP’s Land Use Plan to ensure that any 
development within portions of Planning Areas A and B that are designated as Open Space 

F12b 



LCP Amendment Number LCP-3-PSB-14-0756-1 (Open Space Development Standards) 

2 

protects public views and provides landscaping that complements the area’s open space 
character. Planning Areas A and B are predominantly single-family residential neighborhoods 
located at the northern, upcoast portion of the city. A string of parcels located between Shell 
Beach Road and Highway 101 is designated as Open Space in the LUP, with open space 
designated as the primary land use, and other development potentially allowed so long as it 
maintains the area’s open space character. The amendment adds requirements for any potentially 
allowable development, including that blue water ocean views from Highway 101 and views of 
the eastern hills from Shell Beach Road be protected from any obstruction. These public view 
protections are particularly important because this area provides the first ocean view for 
southbound motorists from Highway 101 since the Golden Gate Bridge, a distance of some 250 
miles. The proposed amendment ensures that these important views are protected. Additionally, 
if a residence is allowed, the amendment adds new language requiring at least 60% of a parcel to 
be landscaped with drought tolerant native plants. Therefore, if a residence is allowed, at least 
60% of the parcel must be landscaped (exclusive of patios, paving, gazebos, and other accessory 
structures) and a maximum of 40% of the parcel may be used for the residential and accessory 
structures. This additional policy language helps implement the existing requirement that any 
development must maintain the area’s open space character. Thus, the amendment adds 
standards to existing certified LUP policies that further restrict uses which might adversely affect 
the resources of the coastal zone, and the proposed standards are not in conflict with any policy 
of Chapter 3 of the Coastal Act or with any other certified Land Use Plan policy. 

California Environmental Quality Act (CEQA) 
The Coastal Commission’s review and development process for LCPs and LCP amendments has 
been certified by the Secretary of Resources as being the functional equivalent of the 
environmental review required by CEQA. The City adopted a Negative Declaration for the 
amendment under CEQA. This report has discussed the relevant coastal resource issues with the 
proposal, and has concluded that the proposed LCP amendment is not expected to result in any 
significant adverse impact on the environment. Thus, it is unnecessary for the Commission to 
suggest modifications to the proposed amendment to address adverse environmental impacts 
because the proposed amendment, as submitted, will not result in any significant environmental 
effects for which feasible mitigation measures would be required. 

Coastal Commission Concurrence 
The Executive Director will report this minor LCP amendment determination, and any comments 
received on it, to the Coastal Commission at its July 11, 2014 meeting at Ventura City Hall at 
501 Poli Street, Ventura. If you have any questions or need additional information regarding the 
proposed amendment or the method under which it is being processed, please contact Kevin 
Kahn at the Central Coast District Office in Santa Cruz.  

Procedural Note - LCP Amendment Action Deadline 
This proposed LCP amendment was filed as complete on May 5, 2014. The amendment modifies 
only the LCP LUP and the 90-day action deadline is August 3, 2014. Thus, unless the 
Commission votes to extend the action deadline (it may be extended by up to one year), the 
Commission has until August 3, 2014 to take a final action on this LCP amendment. 

Exhibit: 
Exhibit 1: Proposed LUP Amendment 
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