






























 



 
STATE  OF  CALIFORNIA -- THE  RESOURCES  AGENCY  Arnold Schwarzenegger,  Governor 

CALIFORNIA  COASTAL  COMMISSION 
SOUTH CENTRAL COAST AREA 
89 SOUTH CALIFORNIA ST.,  SUITE 200 
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(805)  585-1800 

 

Filed: 12/10/07 
240th Day: 8/5/2008 
Staff: J. Johnson 
Staff Report: 5/28/08 
Hearing Date: 6/11/08 
Commission Action: 

W 17d  

 
STAFF REPORT:  REGULAR CALENDAR

 
APPLICATION NO.: 4-07-154 
 
APPLICANT:  Seacliff Homeowners Association  AGENTS: Russell Boudreau, 

Kim Garvey, Moffat & Nichol  
 
PROJECT LOCATION: Seacliff Beach Colony, 5310 - 5518 Rincon Beach Park 
Drive, Ventura County 
 
PROJECT DESCRIPTION:  Repair an existing 2,040 foot long rock revetment located 
seaward of 49 existing single family residences.  The repair will involve the retrieval of 
dislodged rocks (approximately 190 stones) from the sandy beach, depositing the 
dislodged rocks on the revetment, and the addition of approximately 5,000 tons of new 
armor stone ranging from 3-5 tons in size/weight in order to restore the revetment to its 
original design height of +11 ft. above MSL (mean sea level) along a 1,600 linear ft. 
section (western section) and its original +14 ft. in height above MSL along a 440 linear 
ft. section (eastern section).  No rock will be placed seaward of the existing toe of the 
revetment.  In addition, the project includes removal of 19 existing unpermitted private 
beach access stairways between the public trail and the sandy beach, improvement of 
two existing beach access stairways for public use, and the demolition and 
reconstruction of one additional beach access stairway for public use.  The project also 
includes removal of unpermitted landscaping, rock, and debris within the public trail on 
Parcel B and an offer to exercise the applicant’s best effort to remove an unpermitted 
privacy wall and landscaping (located on an adjacent parcel owned by Caltrans) which 
blocks access to the public trail on the subject site. 
 
 Revetment Length:                                  2,040 ft. 
 Existing Max. Height Above Mean Sea Level:              +9.5 -  +14 ft. 
 Proposed and Approved Max. Height Above Mean Sea Level:     +11 -  +14 ft. 
 

SUMMARY OF STAFF RECOMMENDATION 
 
Staff recommends that the Commission approve with conditions the proposed repair 
of an existing 2,040 foot long rock revetment involving the retrieval of dislodged stones 
from the sandy beach and the addition of approximately 5,000 tons of new armor stone 
(a 14 % addition to the existing rock revetment involving the placement of approximately 
of 190 new stones ranging from 3-5 tons in size/weight).  The proposed project will 
restore the revetment to its original approved +11 feet MSL height along a length of 
1,600 feet (western section) and its original approved +14 feet MSL height along a 
length of 440 feet (eastern section) protecting 49 existing residences on separate lots.  
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The proposed placement of new and errant rock will be located landward of the 
previously approved toe of the rock revetment.   
 
The purpose of the proposed project is to repair and maintain the existing rock 
revetment on site.  The project will also serve to extend the expected lifespan of the 
existing revetment.  The primary issues raised by this application include potential 
adverse impacts to public access and shoreline sand supply that will result from 
extending the life of the existing revetment on site.  Therefore, in order to address these 
impacts, staff recommends approval of the project with the following special conditions: 
1) recordation of the permit conditions; 2) Mitigation for impacts to Public Access and 
Sand Supply requiring the applicant to fund access off-site public access improvement; 
3) revetment maintenance and repair program, 4) removal of unpermitted development 
and improvement of three approved stairways; 5) public access program; 6) public 
access signage program; 7) assumption of risk; 8) plans conforming to engineers 
recommendations; 9) construction responsibilities and debris removal; 10) engineer 
survey of revetment toe; 11) required approvals, and 12) condition compliance.  Staff 
recommends that the Commission find that the project, as conditioned, will be 
consistent with the applicable public access and resource protection provisions of the 
Coastal Act.   
 
Although the Commission has previously certified a Local Coastal Program for Ventura 
County, portions of the proposed project will be located, at times, on state tidelands and 
is located within an area where the Commission has retained jurisdiction over the 
issuance of coastal development permits.  Thus, the standard of review for this project 
is the Chapter 3 policies of the Coastal Act.  The proposed project, only as conditioned, 
will be consistent with the applicable public access and resource protection provisions of 
the Coastal Act.   
 

STAFF NOTE 
 
This project was originally submitted as Coastal Development Permit (CDP) Application 4-06-
049, which was filed on April 16, 2007.  Due to several unresolved issues regarding the impacts 
of the proposed project on public access and shoreline sand supply, at the request of Staff, the 
applicant withdrew Application No. 4-06-049 and resubmitted the same application, which was 
filed as 4-07-154, at the end of 2007, in order for the applicant and Staff to be able to work 
together to develop an appropriate mitigation program to reduce, avoid, or offset/compensate 
for the adverse impacts to public access and shoreline sand supply that would result from 
extending the life of the existing revetment on site.  This new application (CDP 4-07-154) was 
filed on December 7, 2007, and would have had to have been acted on by the Commission at 
its May 2008 meeting in order to comply with the Permit Streamlining Act.  However, in order to 
allow for additional time to continue working with staff to resolve the issues raised by the 
project, the applicant has further extended the Commission’s review time by 60 days. Since this 
application has now been extended to the 240th day for Commission action (August 5, 2008) the 
Commission must act on this application by the July 9-11, 2008 Commission meeting. 



Application No. 4-07-154                                                             Page 3 
Seacliff Homeowners Association 
 
LOCAL APPROVALS RECEIVED:  None required.  
 
SUBSTANTIVE FILE DOCUMENTS: Coastal Permit No. 4-06-049, Seacliff 
Homeowners Association; Coastal Permit Application No. 4-95-241, Seacliff Land 
Company; Coastal Permit No. 4-04-071, Holmgren; Wave Uprush Study, by Moffatt & 
Nichol, Engineers, dated February, 2006; Letter received March 5, 2008 from Russell 
Boudreau, Moffett & Nichols;  Email received May 1, 2008 from Kim Garvey, Moffett & 
Nichols;  Letter received May 21, 2008 from Pat McDonald, President, Seacliff Beach 
Colony Association.. 
 
STAFF RECOMMENDATION: 
 
 MOTION:  I move that the Commission approve Coastal Development 

Permit No. 4-07-154 pursuant to the staff recommendation. 
  
Staff recommends a YES vote.  Passage of this motion will result in approval of the 
permit as conditioned and adoption of the following resolution: 
 
I. Resolution for Approval with Conditions
 
The Commission hereby approves a coastal development permit for the proposed 
development and adopts the findings set forth below on grounds that the development 
as conditioned will be in conformity with the policies of Chapter 3 of the Coastal Act and 
will not prejudice the ability of the local government having jurisdiction over the area to 
prepare a Local Coastal Program conforming to the provisions of Chapter 3.  Approval 
of the permit complies with the California Environmental Quality Act because either 1) 
feasible mitigation measures and/or alternatives have been incorporated to substantially 
lessen any significant adverse effects of the development on the environment, or 2) 
there are no further feasible mitigation measures or alternatives that would substantially 
lessen any significant adverse impacts of the development on the environment. 
 
II. Standard Conditions
 
1. Notice of Receipt and Acknowledgment.  The permit is not valid and 
development shall not commence until a copy of the permit, signed by the permittee or 
authorized agent, acknowledging receipt of the permit and acceptance of the terms and 
conditions, is returned to the Commission office. 
 
2. Expiration.  If development has not commenced, the permit will expire two years 
from the date on which the Commission voted on the application.  Development shall be 
pursued in a diligent manner and completed in a reasonable period of time.  Application 
for extension of the permit must be made prior to the expiration date. 
 
3. Interpretation.  Any questions of intent or interpretation of any condition will be 
resolved by the Executive Director or the Commission. 
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4. Assignment.  The permit may be assigned to any qualified person, provided 
assignee files with the Commission an affidavit accepting all terms and conditions of the 
permit. 
 
5. Terms and Conditions Run with the Land.  These terms and conditions shall be 
perpetual, and it is the intention of the Commission and the permittee to bind all future 
owners and possessors of the subject property to the terms and conditions. 
 
III. Special Conditions
 
1.  Recordation of Permit Conditions 

 
Prior to issuance of the coastal development permit, the applicant homeowners 
association (HOA) shall do one of the following: 
 
A. Submit to the Executive Director, for review and approval, documentation 

demonstrating that the applicant has executed and recorded a deed restriction in a 
manner that will cause said deed restriction to appear on the title of each of the 49 
residential lots on the project site, Parcel B, and all other land owned/controlled by 
the Seacliff Homeowners Association, in a form and content acceptable to the 
Executive Director, (1) indicating that, pursuant to this permit, the California Coastal 
Commission has authorized development on the subject property, subject to terms 
and conditions that restrict the use and enjoyment of that property; and (2) imposing 
the Special Conditions of this permit as covenants, conditions and restrictions on the 
use and enjoyment of the subject property.  The deed restriction shall include a legal 
description of the entire parcel or parcels against which it is recorded.  The deed 
restriction shall also indicate that, in the event of an extinguishment or termination of 
the deed restriction for any reason, the terms and conditions of this permit shall 
continue to restrict the use and enjoyment of the subject property so long as either 
this permit or the development it authorizes, or any part, modification, or amendment 
thereof, remains in existence on or with respect to the subject property, or; 

 
B. Modify the Declaration of Covenants, Conditions and Restrictions (or CC&R’s) of the 

Seacliff Beach Colony or the Bylaws of the HOA in a form and content acceptable to 
the Executive Director, to reflect the obligations imposed on the HOA and the 
restrictions that apply to all members of the community pursuant to Special 
Conditions 3 (Revetment Maintenance and Repair Program), 5 (Public Access 
Program), 6 (Public Access Signage Program), 7 (Assumption of Risk), and 11 
(Engineer Survey of Revetment Toe) of this permit.  In order to satisfy this condition, 
a proposed version of an amendment to the CC&R's or Bylaws shall be submitted to 
the Executive Director for review and approval prior to its adoption. The Executive 
Director's review shall be for the purpose of insuring that the additions to the CC&Rs 
or Bylaws reflect the above-referenced Special Conditions and the requirements of 
this condition.  The permittee shall demonstrate that the recorded CC&R’s or Bylaws 
for the 49 residential lots on the project site, Parcel B, and all other land 
owned/controlled by the Seacliff Homeowners Association have been amended, as 
approved by the Executive Director, in a manner that would put any prospective 
purchaser of a lot within the Seacliff Beach Colony on notice of such amendment.  
Within 30 days after recordation of the amended CC&Rs or amending the Bylaws, 
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the applicant shall distribute the amended CC&Rs or Bylaws to each member of the 
Seacliff Homeowners Association.  The amendment must satisfy the following 
requirements: 

 
1. The CC&R’s or Bylaws shall state that the terms and conditions of the CC&Rs or 

Bylaws that are specifically related to any term or condition of Coastal 
Development Permit 4-07-154 may not be removed or modified without a Coastal 
Commission-approved amendment to this coastal development permit.   

2. If the Bylaws are amended, rather than the CC&Rs, the amendment shall include 
an amendment to Article I, section 3, to make clear that the additions required by 
this condition expand the scope of the Bylaws to apply to the management of 
some common areas as well to the residential lots. 

3. The CC&R’s or Bylaws shall indicate that the public shall have the right to use 
the three stairways approved in Coastal Permit No. 4-07-154 to pass and repass 
between the existing lateral public accessway located landward of the revetment 
and the existing lateral public accessway on the sandy beach seaward of the 
revetment, each of which was deed restricted to protect public access on August 
26, 1983 (Instrument No. 93922), as required pursuant to Coastal Permit No. 4-
82-595.  The CC&R’s or Bylaws shall indicate that the homeowners may not 
interfere with or block the public’s ability to utilize the stairways or any other 
designated public access areas on site. 

4. The CC&R’s or Bylaws shall designate responsibility for the maintenance of the 
three (3) stairways approved by CDP 4-07-154 of this permit to the Homeowner’s 
Association. 

5. The CC&R’s or Bylaws shall include a formal legal description and graphic 
depiction, prepared by a licensed surveyor, of each of the three specific stairway 
areas, as identified on Exhibits 11 - 13. 

 
2.  Mitigation for Impacts to Public Access and Sand Supply  

A.  PRIOR TO THE ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
Permittee shall submit to the Executive Director, for review and written approval, a plan 
to establish a Shoreline Sand Supply and Public Access Fund Account to be managed 
by the Beach Erosion Authority for Clean Oceans and Nourishment (BEACON), or other 
entity if approved by the Executive Director.  Subsequent to Executive Director approval 
of the plan, the Permittee shall establish such fund as an interest bearing account and 
deposit a sum of $60,000 (Sixty Thousand) United States Dollars into that fund in order 
to mitigate for impacts to shoreline sand supply and the loss of public recreational use 
over 25 years resulting from effects associated with extending the life of the structure on 
the sandy beach.  The required in-lieu fee mitigation covers impacts only through the 
expected 25-year life of the revetment.  The permittee shall deposit the entire mitigation 
fee in the Shoreline Sand Supply and Public Access Fund account within 60 days after 
approval of the plan by the Executive Director, unless additional time is granted by the 
Executive Director for good cause.  After 25 years, a new coastal development permit 
may be required for future maintenance.  
 
The purpose of the account shall be to construct a new public access stairway to the 
beach and/or public parking improvements at Oil Piers Beach or to establish a new or 
improved public access or recreation project at another appropriate location within the 
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Coastal Zone in Ventura County, as authorized by the Executive Director.  The account 
shall be structured to ensure that the entire fee and any accrued interest shall be used 
for the above-stated purpose, in consultation with the Executive Director, within ten 
years of the fee being deposited into the account.  Any portion of the fee that remains 
after ten years shall be donated to an organization acceptable to the Executive Director, 
for the purpose of providing new or improved public access or recreation projects at 
another appropriate location in coastal Ventura County, or to implement beach 
nourishment projects which provide sand to the region's beaches within the Coastal 
Zone in Ventura County. 
 
B. The fund shall also be structured to ensure that, PRIOR TO EXPENDITURE OF 
ANY FUNDS CONTAINED IN THIS ACCOUNT, the Executive Director shall review and 
approve, in writing, the proposed use of the funds as being consistent with the intent 
and purpose of this condition.  In addition, the entity accepting the in-lieu fee funds 
required by this condition shall enter into a memorandum of understanding (MOU) with 
the Commission, which shall include, but not be limited to, the following: (1) a 
description of how the funds will be used to create or enhance public access to the 
beach or provide for beach nourishment activities in the Coastal Zone; (2) a requirement 
that the entity accepting the funds must preserve any newly created public access to the 
beach or recreational facilities in perpetuity; and (3) an agreement that the entity 
accepting the funds will obtain all necessary regulatory permits and approvals, 
including, but not limited to, a coastal development permit for development of the public 
access to the beach or recreational facilities required by this condition. 
 

3. Revetment Maintenance and Repair Program 

By acceptance of this permit, the permittee acknowledges and agrees to the following:  
 
A. Future maintenance and repair of the rock revetment located seaward of the 50 

existing lots in the Seacliff Beach Community (as shown on Exhibits 5-7) may be 
completed without a new coastal development permit for a period of 25 years 
commencing from the date of Commission action on this permit (until June 11, 2033) 
consistent with the following limitations (any other proposed maintenance or repair, 
and any maintenance or repair of the rock revetment after June 13, 2033, may 
require the issuance of a new coastal development permit from the California 
Coastal Commission): 

 
1 Prior to the commencement of any such repair or maintenance work, the 

permittee must obtain written authorization from the Executive Director of the 
California Coastal Commission.  The permittee shall submit a written report 
prepared by a professional engineer, for the review and approval of the 
Executive Director, identifying the proposed maintenance and repair work, 
method for performing work, analysis of the necessity for the work, and a 
quantification of any additional rock to be added to the revetment.  The 
maintenance and repair report shall be submitted at least 60 days in advance of 
the proposed work to allow time for review by the Executive Director.  The 
Executive Director’s review will be for the purpose of ensuring that the nature of 
the work, the method proposed for the work, and all other aspects of the 
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proposed work is consistent with the provisions of this condition, including 
Subparts A2, A3, A4, and A5 of this condition listed below. 

 
2. No future repair or maintenance, enhancement, reinforcement, or any other 

activity affecting the rock revetment shall be undertaken if such activity extends 
the seaward footprint of the subject shoreline protective device.  No rock shall be 
placed seaward of the approved toe of the revetment and no increase in the 
approved height of the revetment shall occur as specifically identified in the 
drawings by Moffatt and Nichol dated 1-25-07 and 2-20-08 and approved by 
Coastal Permit No. 4-07-154.  Any debris, rock, or other materials which become 
dislodged after completion through weathering, wave action or settlement shall 
be removed from the beach or deposited on the revetment on an as-needed 
basis as soon as feasible after discovery.  In no event shall more than 5,000 tons 
of new armor stone (approximately 15% of the approved volume of the 
revetment) be imported for any individual repair project.  The addition of more 
than 5,000 tons of new armor stone for any individual repair project shall require 
a new coastal development permit and is not exempt pursuant to this condition. 

 
3. Maintenance or repair work shall only occur during the late fall or winter season 

from October 1 to March 15.  Any repair or maintenance of the shoreline 
protective device between March 16 and September 30 shall require a new 
coastal development permit and is not exempt pursuant to this condition, with the 
exception that removal of any debris, rock or other material from the sandy beach 
that becomes displaced from the revetment and will be deposited on the 
revetment or exported to an offsite disposal area shall occur on an as-needed 
basis, regardless of the time of the year and without the requirement for 
submitting a written report 60 days in advance of the work or for prior written 
authorization from the Executive Director. 

 
4. Maintenance or repair work shall be completed incorporating all feasible Best 

Management practices.  No machinery shall be allowed in the active surf zone at 
any time.  The permittee shall remove from the beach any and all debris that 
results from the construction/repair work period. 

 
5. The applicant shall, by accepting the written authorization from the Executive 

Director, shall agree and ensure that the project contractor shall comply with the 
following construction-related requirements: 

 
 (a) No construction materials, debris, or waste shall be placed or stored 

where it may be subject to wave erosion and dispersion; 
 (b) Any and all debris resulting from construction activities shall be removed 

from the beach prior to the end of each work day; 
  (c) No machinery or mechanized equipment shall be allowed at any time 

within the active surf zone, except for that necessary to remove the errant 
rocks from the beach seaward of the revetment; 

 (d) All excavated beach sand shall be redeposited on the beach. 
 
B. The permittee shall be responsible for maintenance, repair, and replacement of the 

three public stairways approved pursuant to Coastal Permit No. 4-07-154 that 
traverse vertically across the top of the rock revetment connecting the existing lateral 
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public accessway landward of the revetment to the lateral public accessway on the 
sandy beach seaward of the revetment, each of which was deed restricted to protect 
public access on August 26, 1983, via Instrument No. 93922, as required by Coastal 
Permit No. 4-82-595.  Such maintenance shall occur on as needed basis, in 
perpetuity for the life of the rock revetment, in order to ensure the public’s ability to 
use the stairways. 

 
4.  Removal of Unpermitted Development and Improvement of Three Approved 

Stairways 
 
A. The permittee shall: (1) remove the 19 unpermitted beach access stairways, (2) 

remove any landscaping, rock, and debris which is encroaching onto the 
identified public accessway located landward of the rock revetment on Parcel B, 
and (3) improve, repair, or replace the three stairways designated for public 
access (as shown on Exhibits 11-16) pursuant to the approved plans within 180 
days after issuance of this permit.  The Executive Director may grant additional 
time for good cause.  

 
B. In addition, by acceptance of this permit, the permittee agrees to exercise its best 

effort to remove, or work with the owner of the residence on APN 060-044-055, 
to remove the unpermitted development on Caltrans property (including the block 
wall, rock, and landscaping) which is blocking the entrance to the public 
accessway located landward of the revetment on Parcel B.  Removal of the 
unpermitted development on Caltrans property shall be performed as quickly as 
possible and shall be consistent with any necessary authorization by Caltrans for 
the removal of the unpermitted development located on Caltrans property. 

 
5. Public Access Program
 
By acceptance of this permit, the permittee, or its successor in interest, agrees to the 
following: 
 
A. Public Access: The public shall have the right to use the three stairways approved 

by this permit to pass and repass between (1) the existing lateral public accessway 
located landward of the revetment and (2) the existing lateral public accessway 
sandy beach seaward of the revetment, each of which is privately owned but deed 
restricted to protect public access, pursuant to a requirement in Coastal Permit No. 
4-82-595.  The homeowners association, as the permittee, individual homeowners, 
and any successors-in-interest to the homeowners or the association (as owners of 
the land on which the stairways lie or entities with any control over those stairways) 
shall not interfere with or block the public’s ability to utilize the stairways or any 
other designated public access areas on site, as generally shown on Exhibits 11 - 
13 (including the deed restricted public access areas located landward and seaward 
of the revetment).  The homeowners association shall also take all reasonable 
steps to ensure that its members abide to the same prohibition, including, but not 
necessarily limited to, (1) amending the CC&Rs as required by Special Condition 1 
and (2) distributing notice to its members of this prohibition. 
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B. The permittee, or its successor in interest, shall maintain the three stairways that 

traverse the rock revetment in good condition for the life of the revetment and 
replace when necessary in order to ensure the public’s ability to utilize the stairs.   

 
6. Public Access Signage Program 
 
A.  PRIOR TO THE ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall submit for the review and approval by the Executive Director a Public 
Access Signage Program showing the location, size, design, and content of all signs to 
be installed on the subject site consistent with the following provisions: 
 

1. Signage shall be adequate to inform the public of their right to utilize all public 
access areas on site (including the recorded lateral public access trail 
immediately landward of the revetment, the portion of the sandy beach between 
the mean high tide line and the toe of the revetment, and the three public access 
stairways approved pursuant to this permit).  At a minimum, the Program shall 
provide for the installation of signs to be installed at both the western (upcoast) 
end and eastern (downcoast) end of the public trail located landward of the 
revetment.  The plan shall also provide for the installation of signs at the seaward 
and landward ends of each of the three approved stairways.   

 
2, The language shall inform the public of the right to access the landward lateral 

and seaward lateral accessways and the connecting three stairways.  The 
applicant acknowledges and agrees that no signs shall be posted on the sandy 
beach, the rock revetment, or along the identified public access areas unless 
specifically authorized by the approved signage plan, a separate coastal 
development permit, or an amendment to this coastal permit.  The signs may 
indicate that the residential lots located landward of the public access areas are 
private property.  No signs that  restrict public access to State tidelands, public 
vertical or lateral access easement areas, or which purport to identify the 
boundary between State tidelands and private property shall be permitted.  

 

B. The permittee shall install all signs in accordance with the approved plans within 
180 days after issuance of this permit.  The Executive Director may grant additional time 
for good cause.  The permittee, or its successor in interest, shall maintain the approved 
signs in good condition for the life of the project and replace when necessary. 
 
7. Assumption of Risk 
 
By acceptance of this permit, the applicant acknowledges and agrees (i) that the site 
may be subject to hazards from tsunami, storm waves, surges, erosion, and flooding; (ii) 
to assume the risks to the applicant and the property that is the subject of this permit of 
injury and damage from such hazards in connection with this permitted development; 
(iii) to unconditionally waive any claim of damage or liability against the Commission, its 
officers, agents, and employees for injury or damage from such hazards; and (iv) to 
indemnify and hold harmless the Commission, its officers, agents, and employees with 
respect to the Commission’s approval of the project against any and all liability, claims, 
demands, damages, costs (including costs and fees incurred in defense of such claims), 
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expenses, and amounts paid in settlement arising from any injury or damage due to 
such hazards. 
 
8.  Plans Conforming to Engineers’ Recommendations
 
By acceptance of this permit, the applicant agrees to comply with the recommendations 
contained in the Wave Uprush Study dated February 2006 by Moffatt & Nichol.  These 
recommendations, including recommendations concerning the shore protection repair 
design, shall be incorporated into all final design and construction plans, which must be 
reviewed and approved by the consultant prior to commencement of development.   
 
The final plans approved by the consulting engineer shall be in substantial conformance 
with the plans approved by the Commission relative to construction, grading, and 
drainage.  Any substantial changes in the proposed development approved by the 
Commission that may be required by the consultant shall require an amendment(s) to 
the permit(s) or new coastal development permit(s). 
 
9. Construction Responsibilities and Debris Removal
The applicant shall, by accepting this permit, agree and ensure that the project 
contractor shall comply with the following construction-related requirements: 
 
 (a) No construction materials, debris, or waste shall be placed or stored where 

it may be subject to wave erosion and dispersion; 
 (b) Any and all debris resulting from construction activities shall be removed 

from the beach prior to the end of each work day;. 
  (c) No machinery or mechanized equipment shall be allowed at any time within 

the active surf zone, except for that necessary to remove the errant rocks 
from the beach seaward of the revetment; 

 (d) All excavated beach sand shall be redeposited on the beach. 
 
10. Engineer Survey of Revetment Toe 
 
Prior to issuance of the coastal development permit, the applicant shall submit, for 
the review and approval of the Executive Director, a site plan with a surveyed line 
identifying the seaward toe of the existing rock revetment and confirming that the 
footprint of the existing revetment is in conformance with the approved plans.  This 
survey line shall not be set based upon the location of any errant rocks that are 
proposed to be re-located further seaward onto the revetment.  The survey line shall be 
completed by a State licensed surveyor and include identification of reference 
benchmarks and measured survey positions at appropriate locations on an accurate site 
plan exhibit. 
 
Within 60 days of the completion of the revetment repairs, the applicant shall submit, for 
the review and approval of the Executive Director, an as-built or post construction 
survey of the revetment, prepared by a qualified coastal engineer. The plans shall 
quantify the amount of rock placed on the revetment in terms of tonnage, the actual 
number of rocks placed on the revetment, state on stamped plans that no rock is 
located seaward of the toe and that the completed work was done in compliance with 
approved plans.    
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11.   Required Approvals
 
By acceptance of this permit, the applicant agrees to obtain all other necessary State or 
Federal permits that may be necessary for all aspects of the proposed project (including 
the California State Lands Commission, Caltrans, and the U.S. Army Corps of 
Engineers) or evidence that no such approvals are required.    
 
12. Condition Compliance
 
Within 90 days of Commission action on this coastal development permit application, or 
within such additional time as the Executive Director may grant for good cause, the 
applicant shall satisfy all requirements specified in the conditions hereto that the 
applicant is required to satisfy prior to issuance of this permit.  Failure to comply with 
this requirement may result in the institution of enforcement action under the provisions 
of Chapter 9 of the Coastal Act. 
 
 
IV. Findings and Declarations
 
The Commission hereby finds and declares: 
 

A. Project Description and Background/History: 
 

1. Project Description 
 

The applicant proposes to repair an existing 2,040 foot long rock revetment located 
seaward of 49 existing single family residences.  The repair will involve the retrieval of 
dislodged rocks (approximately 190 stones) from the sandy beach, depositing the 
dislodged rocks on the revetment, and the addition of approximately 5,000 tons of new 
armor stone ranging from 3-5 tons in size/weight in order to restore the revetment to its 
original design height of +11 ft. above MSL (mean sea level) along a 1,600 linear ft. 
section (western section) and its original +14 ft. in height above MSL along a 440 linear 
ft. section (eastern section).  No rock will be placed seaward of the existing toe of the 
revetment.  In addition, the project includes removal of 19 existing unpermitted private 
beach access stairways between the public trail and the sandy beach, improvement of 
two existing beach access stairways for public use, and the demolition and 
reconstruction of one additional beach access stairway for public use.  The project also 
includes removal of unpermitted landscaping, rock, and debris within the public trail on 
Parcel B (owned by the Seacliff Homeowners Association) and an offer to exercise the 
applicant’s best effort to remove an unpermitted privacy wall and landscaping (located 
on an adjacent parcel owned by Caltrans) which blocks access to the public trail on the 
subject site. 
 
The Seacliff Beach Colony consists of 49 existing residences and one vacant lot 
seaward of Pacific Coast Highway.  The revetment is located on a separate lineal parcel 
known as “Parcel B” located immediately seaward of the western (upcoast) 40 
residential lots and on an “unparceled” lot located seaward of the 10 downcoast 
(eastern) lots.  The project area is characterized by a relatively narrow beach that is 
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frequently entirely inundated to the toe of the rock revetment.  Due to the narrowness of 
the beach and frequency of total inundation of the sandy beach, the project site is not 
expected to support any potential grunion spawning habitat. 
 
The proposed repair project is intended to restore the existing revetment on site to its 
original design condition and footprint by: 1) restoring a durable 1.5:1 
(horizontal:vertical) slope along the entire length of the revetment; 2) restoring the pre-
existing crest elevation of +11 feet MSL for the section of revetment along the western 
40 lots; and 3) restoring the pre-existing crest elevation of +14 feet MSL for the section 
of revetment along the eastern 10 lots.  The repair will be completed by importing an 
additional estimated 5,000 tons of 3 to 5 ton armor stone.  The addition of new rock 
represents approximately 14% of the total revetment design volume.  Existing dislodged 
armor stone (approximately 192 stones) will be salvaged/retrieved and re-stacked on 
the revetment..  Any waste concrete or other debris found seaward of the revetment will 
be disposed offsite outside the Coastal Zone.   
 
To complete the construction of the revetment repairs, common tire and/or tractor-
mounted earth moving equipment will be used from the seaward side of the revetment 
during low tide hours.  Staging of construction equipment and material will be on a 
vacant lot (owned by the Seacliff Beach Colony Homeowners Association) at the east 
end of the project property, on the landward side of the shore protection and at the east 
terminus of Rincon Beach Park Drive (a private road).  Construction access to the 
beach will be provided via a temporary ramp constructed of beach-quality sand, or small 
(up to 6-inch stone) over the far eastern end of the revetment, as done in the past.  The 
ramp will be removed by spreading the beach-quality sand on the fronting beach and/or 
removing and trucking the small stone to an appropriate off-site disposal location.   
 
In addition, 22 existing concrete stairways have been constructed across the revetment 
without the required coastal development permits in order to provide for private access 
from several of the residences to the beach area.  The stairways descend to the sandy 
beach from a trail which extends parallel to the beach along the landward edge (and 
along the top) of the entire length of the revetment (between the 49 existing residences 
and the revetment itself).  A deed restriction has been previously recorded on the 
subject site acknowledging and protecting the public’s right to use this trail and all 
portions of the sandy beach seaward of the toe of the existing revetment for public 
access by beachgoers, pursuant to Coastal Permit No. 4-82-595.  The unpermitted 
stairs/walkways are of various widths, lengths, and shapes, and are constructed 
primarily of concrete.  The proposed project includes demolishing 19 of these existing 
stairways.  In addition, the project also specifically includes the repair and improvement 
of two of the remaining stairways and replacement/reconstruction of the third remaining 
stairway, with the specific provision that all three of the improved/repaired stairways will 
be made available for public access.  
 
This application (CDP 4-07-154) was filed on December 7, 2007, and would have had to 
have been acted on by the Commission at its May 2008 meeting in order to comply with 
the Permit Streamlining Act.  However, in order to be able to continue working with staff 
to resolve several outstanding issues regarding the impacts of the proposed project on 
public access and shoreline supply, the applicant extended the Commission’s review 
time by 60 days.  Since the deadline for Commission action on this application has now 
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been extended to the 240th day (August 5, 2008), the Commission must act on this 
application by the July 9-11, 2008 Commission meeting.  The applicant’s 
representatives have since worked with Commission staff to significantly revise the 
originally proposed project to include the following: (1) remove all unpermitted private 
access stairways on site, (2) ensure that the three approved stairways will be available 
for public access, and (3) remove unpermitted development on the upcoast end of the 
recorded public lateral accessway and beyond the boundaries of the western most lot  
in order to restore public access.  In addition, the applicant has agreed to pay $60,000 
to fund additional offsite public access improvements in the nearby area. 
 

2. Background and Permit History 
 

Seacliff Beach Colony residences were constructed on the western 40 lots during the 
1950’s.  In 1970, the California Department of Transportation improved and relocated a 
7,000 foot section of Highway 101 as a six lane freeway with one large “cloverleaf” 
offramp onto the beach and extending out into what had been open ocean, creating an 
artificial “headland” upcoast and adjacent to the Seacliff Beach Colony.  The existing 
revetment was originally constructed in two phases: first (prior to effective date of the 
Coastal Act or its predecessor) seaward of the western 40 lots in 1972, and second, in 
1976, seaward of what are now the eastern 10 lots (Coastal Permit No. 88-8 approved 
July 1976) by the California Department of Transportation (Caltrans).   
 
In addition, there have been previous legal actions involving development on site 
including a law suit brought by the Homeowner Association against Caltrans 
immediately after the construction of the above referenced highway improvements.  The 
legal actions claimed that the plaintiff’s oceanfront property was damaged and a portion 
thereof was taken by erosion as a direct result of Caltrans construction of Highway 101 
near the plaintiff’s property.  To resolve the legal challenge, Caltrans agreed to 
construct the revetment, and upon completion, the plaintiffs released Caltrans from all 
liability for damage to their respective properties as a result of construction of the 
Highway 101 improvement, and the plaintiffs dismissed the complaint.  The 1977 
General Release Agreement released Caltrans and the State from any requirements to 
maintain the revetment in the future and provided that the homeowners would be 
entirely responsible for the future maintenance of the revetment.   
 
The Commission approved a 10 lot subdivision of the parcel to the east of the 
easternmost house in the 40-lot Seacliff Beach Colony subdivision on March 23, 1983 
(CDP No. 4-82-595, Coast Ranch Family/Seacliff Land Company).  The subdivision of 
that parcel resulted in what are now the eastern 10 lots in the Seacliff Beach Colony.  
The permittee at that time held fee title to the entire Seacliff Beach Colony site, 
including the sandy beach, with the 40 existing homeowners leasing their sites from the 
permittee.  The Commission approved this 10 lot subdivision (Exhibits 3 & 4) with a 
special condition that required the permittee to record a deed restriction providing for 
two lateral public accessways (recorded as Instrument No. 93922 on August 26, 1983) 
seaward of all 50 residential lots in the community.  One lateral public accessway is 
located on the sandy beach between the Mean High Tide Line and the toe of the rock 
revetment within the Seacliff Beach Colony and includes all areas of the sandy beach 
between those two lines.  The second lateral public accessway is located between the 
landward edge of the revetment and the seaward lot boundary of the residential lots and 
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follows an existing dirt path which runs the entire length of the revetment.  The purpose 
of this second lateral public access path located between the homes and the revetment 
was to ensure that the public would still have access to and along this stretch of beach 
even during higher tidal events when all areas of the sandy beach seaward of the toe of 
the rock revetment become inundated.  In addition, the deed restriction acknowledged 
that the applicant was solely responsible for reasonably maintaining these two 
accessways in a clear and safe manner.   Nine residences were subsequently approved 
by Ventura County and constructed on these eastern lots in 1984 and 1985.     
 
In 1996, minor repairs to the revetment were completed with approximately 120 stones 
(300 cubic yards), as approved pursuant to a coastal permit issued by Ventura County 
on April 11, 1996 (PD-1662).  In 1998, further repairs were completed with 
approximately 1,780 tons of 3 to 4 ton stone also as approved pursuant to a coastal 
permit issued by Ventura County, on March 3, 1998 (Site Plan Adjustment to PD-1662).      
 
 3.  Existing Beach Access Within Project Vicinity
 
The adjoining parcel immediately northwest (upcoast) of the subject site is owned by the 
Department of Transportation (Caltrans).  Hobson County Beach Park and Campground 
is located immediately adjacent and to the southeast (downcoast) end of the project 
site, and an adjoining rock revetment is located on that parcel as well.  Highway 1 
(Pacific Coast Highway) is located to the north (inland) side of subject site.  Highway 
101 is located immediately landward and parallel to Highway 1 along this stretch of 
coast.  Rincon Beach Park Drive, a private street, lies between the homes and Pacific 
Coast Highway and provides access to the Seacliff Colony residences from Pacific 
Coast Highway.  Public vertical access from Pacific Coast Highway to the beach is 
available on both of these adjacent parcels (Hobson County Beach Park and the 
Caltrans site) but not via Rincon Beach Park Drive.   

 
The existing trail on the Caltrans parcel extends from Pacific Coast Highway to the 
beach adjacent to a small unimproved drainage channel.  Although not formally 
designated as a public access route, this existing trail is located on public land owned 
by the State and provides important public vertical access for beachgoers from Pacific 
Coast Highway to the beach.  Further, the two recorded lateral public accessways on 
the subject site (located immediately seaward and landward of the Seacliff Colony rock 
revetment), both abut this existing vertical access trail which provide a critical link 
between the available existing public vertical access at either end of the community.  In 
1982, in it’s approval of CDP No. 4-82-595 for the previous subdivision of the subject 
site, the Commission specifically found that: 
 

Vertical access is presently available at both ends of the Seacliff community but no 
formal public lateral access exists on the beach between these points.  By providing 
lateral access across the entire shore of the community, the intensity of use at those 
vertical access points (i.e., Caltrans and County park land) would be lessened consistent 
with PRC Sections 30210, 30212(a), 30212.5 and 30214(a). 

 
However, unpermitted development (including a concrete block wall, landscaping and 
loose rock) has been constructed within the upcoast portion of the existing 
landwardmost public access trail located between the residences and the rock 
revetment.  Although the unpermitted development was constructed partially on 
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Caltrans property and partially on Parcel B (owned by the Homeowners Association) the 
permittee has informed staff that this development was not constructed by the 
Homeowners Association but was actually constructed by the northernmost (upcoast) 
property owner of Seacliff Colony.  Further, the unpermitted concrete wall and 
landscaping is blocking all public access from the existing vertical public trail on the 
Caltrans parcel to the recorded lateral public access trail along the landward edge of the 
revetment.  In response to a request by Commission staff, the applicant has revised the 
original project description in order to propose the removal of unpermitted landscaping, 
rock, and debris within the public trail on Parcel B and offer to exercise the applicant’s 
best effort to remove an unpermitted privacy wall and landscaping (located on an 
adjacent parcel owned by Caltrans) which blocks access to the public trail on the 
subject site.   
  

4. Ventura County Local Coastal Program 
 
Although the Commission has previously certified a Local Coastal Program for Ventura 
County, portions of the proposed project will be located, at times, on state tidelands and 
is located within an area where the Commission has retained jurisdiction over the 
issuance of coastal development permits.  Thus, the standard of review for this project 
is the Chapter 3 policies of the Coastal Act.  The proposed project, only as conditioned, 
will be consistent with the applicable public access and resource protection provisions of 
the Coastal Act.   
 
B. Public Access and Recreation
 
The Coastal Act mandates the provision of maximum public access and recreational 
opportunities along the coast.  The Coastal Act contains several policies that address 
the issues of public access and recreation along the coast. 
 
Coastal Act Section 30210 states that: 
 

In carrying out the requirement of Section 4 of Article X of the California Constitution, 
maximum access, which shall be conspicuously posted, and recreational opportunities shall 
be provided for all the people consistent with public safety needs and the need to protect 
public rights, rights of private property owners, and natural resource areas from overuse. 

 
Coastal Act Section 30212(a) states:  
 

Public access from the nearest public roadway to the shoreline and along the coast shall be 
provided in new development projects except where: 
 

(1) it is inconsistent with public safety, military security needs, or the protection of fragile 
coastal resources. 
 
(2)  adequate access exists nearby, or,  

 
(3)  agriculture would be adversely affected.  Dedicated access shall not be required 
to be opened to public use until a public agency or private association agrees to 
accept responsibility for maintenance and liability of the accessway. 

 
Section 30220 of the Coastal Act states that: 
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 Coastal areas suited for water-oriented recreational activities that cannot readily be 

provided at inland water areas shall be protected for such use. 
 
Section 30221 of the Coastal Act states that: 

 
Oceanfront land suitable for recreational use shall be protected for recreational use and 
development unless present and foreseeable future demand for public or commercial 
recreational activities that could be accommodated on the property is already 
adequately provided for in the area. 
 

Section 30251 of the Coastal Act states that: 
 

The scenic and visual qualities of coastal areas shall be considered and protected as a 
resource of public importance.  Permitted development shall be sited and designed to 
protect views to and along the ocean and scenic coastal areas, to minimize the 
alteration of natural land forms, to be visually compatible with the character of 
surrounding areas, and, where feasible, to restore and enhance visual quality in 
visually degraded areas.  New development in highly scenic areas such as those 
designated in the California Coastline Preservation and Recreation Plan prepared by 
the Department of Parks and Recreation and by local government shall be subordinate 
to the character of its setting. 
 

Coastal Act Section 30210 mandates that maximum public access and recreational 
opportunities be provided and that development not interfere with the public’s right to 
access the coast.  Likewise, Section 30212 of the Coastal Act requires that public 
access to the sea be provided through new development projects.  Section 30251 of the 
Coastal Act requires that the scenic and visual qualities of coastal areas be protected as 
a resource of public importance and that development be designed to protect views to 
and along the ocean and scenic coastal areas.   
 
1.  Proposed Project and Site Shoreline Characteristics
 
The beachfront project site is located along a portion of the northern Ventura County 
coast line that is primarily characterized by narrow beaches.  Northwest (upcoast) of the 
subject site (The Seacliff Beach Colony) is a southbound offramp for Highway 101.  This 
offramp was constructed in the late 1960’s on filled land in open coastal waters and 
forms an artificial headland protected by a rock revetment that juts prominently into the 
ocean.  To the southeast (downcoast) of the subject site is Hobson County Park, a 
public beachfront campground.  The subject site is accessed from Rincon Beach Park 
Drive, a private road with one gated entrance from Pacific Coast Highway (Highway 1) 
located along the northeast boundary of the Colony.      
 
The applicant requests approval to repair and maintain a 2,040 lineal foot long rock 
revetment located along the existing 50 lot residential development of Seacliff Beach 
Colony (49 of these lots have existing residential development and one lot located at the 
southeast end is vacant and held by the Homeowners Association as a common area).  
The repair consists of adding up to 5,000 tons of additional new armor stone and 
retrieved dislodged armor stone to the existing 2,040 foot long rock revetment in order 
to restore the revetment to its original +11 feet MSL height along a length of 1,600 feet 
(western section) and its original +14 feet MSL height along a length of 440 feet 
(eastern section).  The crest elevation of the existing revetment ranges from + 9.5 to 
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+14 feet above mean sea level (MSL).  The revetment is constructed of 1 to 4 ton armor 
stone over an underlayer of smaller stone and fabric.   
 
The repair will restore the revetment to its original design condition and will be within the 
original design footprint by: 1) restoring a durable 1.5:1 (horizontal:vertical) slope along 
the entire length of the revetment; 2) restoring the pre-existing crest elevation of +11 
feet MSL for the section of revetment along the western (upcoast) 40 lots; and 3) 
restoring the pre-existing crest elevation of +14 feet MSL for the section of revetment 
along the eastern (downcoast) 10 lots.  The repair will be completed with an estimated 
5,000 tons of 3 to 5 ton armor stone.  The addition of new rock represents 
approximately 14% of the total revetment design volume.  Existing dislodged armor 
stone (approximately 192 stones) will be salvaged/retrieved and re-stacked on the 
revetment if feasible.  Any waste concrete or other debris found seaward of the 
revetment will be disposed offsite.   
 
To complete the construction of the revetment repairs, common tire and/or tractor-
mounted earth moving equipment will be used from the seaward side of the revetment 
during low tide hours.  Staging of construction equipment and material will be on a 
vacant lot (owned by the Seacliff Beach Colony Homeowners Association) at the far 
east end of the project property, on the landward side of the shore protection and at the 
east terminus of Rincon Beach Park Drive (a private road).  Construction access to the 
beach will be provided via a temporary ramp constructed of beach-quality sand, or small 
(up to 6-inch stone) over the far eastern end of the revetment, as was done in the past.  
The ramp will be removed by spreading the beach-quality sand on the fronting beach 
and/or removing and trucking the small stone to an appropriate off-site disposal 
location.   
 
The applicant’s engineer has indicated that the proposed repair of the revetment is 
necessary to protect the existing 49 residences along Seacliff Beach Colony from 
periodic storm damage as noted in the report titled “Wave Uprush Study, Shore 
Protection at Seacliff Beach Colony Ventura, California, Moffatt & Nichol” dated 
February 2006.   
 
The location of the seawardmost portion of the existing rock revetment ranges from 
approximately 40 to 50 feet seaward of each of the individually owned lot’s southern 
property line, and approximately 80 to 140 feet seaward of each existing residence.  
Between the rock revetment and the existing residences is an unpaved path 
(designated as a public access trail pursuant to a deed restriction required by the 
Commission as a condition of approval for the subdivision of one parcel into 10 lots, 
Coastal Permit No. 4-82-595), landward of the revetment, estimated to be between 6 to 
18 feet wide with some residences at the western end exhibiting a greater setback.  
Many residences have splash walls of low height separating their property from this 
path and the revetment.  These secondary walls are not seawalls designed to withstand 
wave forces, but they reduce flooding from water that overtops the revetment according 
to the applicant’s engineer.  The path is drained by a series of drain pipes which 
discharge near the toe of the revetment.      
 
 2.  Public Access Considerations for Beachfront Projects
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All beachfront projects requiring a coastal development permit must be reviewed for 
compliance with the public access provisions of Chapter 3 of the Coastal Act.  In past 
permit actions, the Commission has often required that public access to and along the 
shoreline be provided in conjunction with beachfront development projects and has 
required design changes in other projects to reduce interference with access to and 
along the shoreline.  The principal access impacts associated with such projects that 
have provided the nexus for these requirements in permits involving shoreline protection 
are the occupation of sand area by a structure and/or the potential for adverse effects 
from a shoreline protective device on shoreline sand supply and public access and 
recreation, in contradiction of Coastal Act policies 30210, 30212, 30220, and 30221.   
 
Past Commission review of shoreline residential projects in Ventura County has shown 
that individual and cumulative adverse effects to public access from such projects can 
include encroachment on lands subject to the public trust (or, in a case such as this, 
otherwise subject to public access rights), thus physically excluding the public; 
interference with the natural shoreline processes necessary to maintain publicly-owned 
tidelands and other public beach areas; overcrowding or congestion of such tideland or 
beach areas; and visual or psychological interference with the public’s access to and 
the ability to use public tideland areas.  Similarly, the substantial repair of an existing 
shoreline protective device serves to extend the life of the device and in doing so 
extends the period of time that the shoreline protective device will result in adverse 
impacts to shoreline sand supply and public access. 
 
The proposed project must be judged against the public access and recreation policies 
of the State Constitution and Sections 30210 and 30212 of the Coastal Act.  Although 
the Commission does not know the exact boundary between private and public land on 
this site because the landward boundary of State Lands’ public trust lands is “‘a shifting 
boundary, going landward with erosion and waterward with accretion”1, it appears that 
at least part of the project site that would be covered by rock is public land located, at 
times, seaward of the ambulatory mean high tide line.  In addition, as indicated above, 
even if the entire area to be covered by rock were private land, the rock will 
nevertheless have impacts on the adjacent public sandy beach that may affect the 
maintenance of that beach area, and thus, public access.  Finally, even if it were all 
private property, this gives rise to issues involving implied dedication and the protection 
of public rights acquired through use, rather than ownership2.  Coastal Act Section 
30211, as incorporated into the LCP, requires the Commission to ensure that 
development not interfere with such rights.    
 
In this case, the applicant submitted a Wave Uprush Study by Moffatt and Nichol dated 
February, 2006, which indicates that the Mean High Tide Line (MHTL) is located, at 
times, at the seaward edge of the existing rock revetment.  In addition, during winter 
storm and high tide events, additional portions of the revetment appear to be located, at 
times, seaward of the MHTL.  The State Lands Commission, in a letter dated April 5, 
2006 (Exhibit 10), reviewed the proposed project and its location and decided to decline 
to assert a claim, at this time, that the project intrudes onto sovereign lands or that it 
would lie in an area that is subject to the public easement in navigable waters (Exhibits 

 
1 Lechuza Villas West v. California Coastal Comm’n (1997) 60 Cal. App. 4th 218, 238-39, quoting 
City of Oakland v. Buteau (1919) 180 Cal. 83. 
2 Gion v. City of Santa Cruz (1970) 2 Cal. 3d 29, 39. 
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5 & 6).  Nevertheless, given that the applicant proposes to remove dislodged armor 
stone located seaward of the base of the rock revetment, which, at times, is located 
below the MHTL, it appears that portions of the proposed development will, at times, be 
located below the mean high tide line on State Tidelands.   
 
Regardless, the Commission has also routinely found in past permit actions that 
shoreline protective devices, even when located above the mean high tide line, may still 
involve adverse effects on shoreline processes as wave energy reflected by those 
structures contributes to erosion and steepening of the shore profile, and ultimately, to 
the extent and availability of tidelands.  For these reasons, the Commission must also 
consider whether a project will have indirect effects on public use of these shorelands. 
 
The interference by a shoreline protective device, such as a rock revetment, has a 
number of adverse effects on the dynamic shoreline system and the public’s beach 
ownership interests.  First, changes in the shoreline profile, particularly changes in the 
slope of the profile, which result from reduced beach width, alter the usable area under 
public ownership.  A beach that rests either temporarily or permanently at a steeper 
angle than under natural conditions will have less horizontal distance between the mean 
low water and mean high water lines.  This reduces the actual area of public property 
available for public use.  The second effect on access is through a progressive loss of 
sand, as shore material is no longer available to nourish the bar.  The lack of an 
effective bar can allow such high wave energy on the shoreline that materials may be 
lost far offshore where it is no longer available to nourish the beach.  The effect that this 
has on the public is a loss of area between the mean high water line and the actual 
water.  Third, shoreline protective devices such as revetments and bulkheads 
cumulatively affect public access by causing accelerated and increased erosion on 
adjacent public beaches.  This effect may not become clear until such devices are 
constructed individually along a shoreline, eventually affecting the profile of a public 
beach.  Fourth, if not sited as far landward as possible, in a location that ensures that 
the revetment is only acted upon during severe storm events, beach scour during the 
winter season will be accelerated because there is less beach area to dissipate wave 
energy.  Finally, revetments and bulkheads interfere directly with public access by their 
occupation of beach area that will not only be unavailable during high tide and severe 
storm events but also potentially throughout the winter season.   
 
In past permit actions, the Commission has found that rock revetments require relatively 
frequent repair and maintenance due to: (1) the natural settling or subsidence of the 
rock structure into the sand over time and (2) the inadvertent loss of rock material due 
to errant rock becoming dislodged from the structure and settling on the sandy beach 
seaward of the structure.  In this case, the existing revetment is considered necessary 
to protect the 49 existing residences on site.  The proposed repair work will serve to 
maintain the original footprint, location, design height and shape of the previously 
approved revetment.  Specifically, the proposed addition of new rock will be located 
landward of the previously approved toe of the existing rock revetment and will not 
encroach further seaward into the previously recorded lateral public access area located 
seaward of the revetment.  In addition, existing dislodged rock now located on the 
sandy beach will be retrieved and relocated back to the revetment.  However, the 
proposed repair, maintenance and addition of rock will extend the life of the rock 
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revetment structure and in doing so extends the period of time that the revetment will 
result in adverse impacts to shoreline sand supply and public access.   
 
In order to address these impacts, Commission staff worked with the applicant’s 
representatives to identify potential public access improvement projects within the 
nearby area of Ventura County that could be used to offset the unavoidable adverse 
impacts resulting from the proposed project, including new improvements at nearby Oil 
Piers Beach, located approximately 1/2 mile upcoast of the subject site (Exhibit 2).  Oil 
Piers Beach was historically developed by Oil Companies with multiple piers which have 
since been removed.  The beach is now owned by the State Lands Commission.  
Currently, public parking is available at Oil Piers at an unimproved dirt parking area and 
the public is able to access the beach by descending a low bluff via a relatively steep 
dirt trail leading from the parking area to the sandy beach below.  In consultation with 
staff, the applicant’s engineering consultants prepared a cost estimate for the 
construction of a new public access stairway at this location.  The applicant’s engineer 
has estimated the total engineering, permitting and construction cost to be $60,000.  
Therefore, in order to mitigate the potential adverse impacts to public access resulting 
from the extension of the life of the revetment, Special Condition Two (2) requires that 
prior to the issuance of the coastal development permit, the applicant shall submit to the 
Executive Director for review and written approval, a plan to establish a Shoreline Sand 
Supply and Public Access Fund Account to be managed by the Beach Erosion Authority 
for Clean Oceans and Nourishment (BEACON), or other entity if approved by the 
Executive Director.  Subsequent to Executive Director approval of the plan, the 
Permittee shall establish such fund as an interest bearing account and deposit a sum of 
$60,000 (Sixty Thousand) United States Dollars into that fund in order to mitigate for 
impacts to shoreline sand supply and the loss of public recreational use over 25 years 
resulting from effects associated with extending the life of the structure on the sandy 
beach.   
 
In addition, Special Condition Two (2) provides that the $60,000 deposited by the 
applicant into the account shall be used to construct a new public access stairway to the 
beach and/or public parking improvements at Oil Piers Beach or to establish new or 
improved public access or recreation project at another appropriate location within the 
Coastal Zone in Ventura County, as authorized by the Executive Director.  The account 
shall be structured to ensure that the entire fee and any accrued interest shall be used 
for the above-stated purpose, in consultation with the Executive Director, within ten 
years of the fee being deposited into the account.  Any portion of the fee that remains 
after ten years shall be donated to an organization acceptable to the Executive Director, 
for the purpose of providing new or improved public access or recreation projects at 
another appropriate location in Coastal Ventura County or to implement beach 
nourishment projects which provide sand to the region's beaches within the Coastal 
Zone in Ventura County. 
 
Further, the beaches of Ventura County are extensively used by visitors of both local 
and regional origin, and most planning studies indicated that attendance of recreational 
sites will continue to significantly increase over the coming years.   Presently, this 
shoreline remains open and can be used by the public for access and general 
recreational activities.  Vertical access is available at both ends of the Seacliff Colony 
community across the parcel owned by Caltrans immediately upcoast of the subject site 
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and the Ventura County Hobson Beach Park and Campground located immediately 
downcoast (Exhibits 17 & 18).  Seacliff Beach area includes a surfing area on the 
upcoast known locally as “Stanley’s” along the east end of the Highway 101 southbound 
offramp.  This north side of the Seacliff Colony community is accessed along a Caltrans 
vertical accessway from Pacific Coast Highway (former Highway 101) to the beach.  
This Caltrans accessway also provides access to an existing public access path located 
landward of the Seacliff Colony’s rock revetment, which traverses laterally along the 
entire length of the Seacliff Colony Residential Community to the Hobson Beach Park 
and Campground located downcoast.  In addition, the area of the sandy beach between 
the toe of the revetment and the mean high tide line is also designated for public 
access.     
 
In addition, Hobson Beach Park, located downcoast and south of Seacliff Colony’s rock 
revetment is developed with a public camping ground and a stairway which provides 
vertical public access across the Park’s rock revetment to the sandy beach below.  The 
Hobson Park stairway is located approximately 180 feet southeast (downcoast) of the 
Seacliff Colony revetment.  Due to the presence of the rock revetment and a small 
natural headland between the subject site and the Park property, pedestrian access 
along the sandy beach between these two properties is only available during lower 
tides.     
 
The Commission approved CDP No. 4-82-595 for the subdivision of one parcel into 10 
lots in 1983 with a special condition that required the applicant to record a deed 
restriction providing for two lateral public accessways (recorded as Instrument No. 
93922 on August 26, 1983) seaward of all 50 residential lots in the community.  Further, 
the two recorded lateral public accessways on the subject site (located immediately 
seaward and landward of the Seacliff Colony rock revetment), provide a critical link 
between the available existing public vertical access at either end of the community.  In 
1982, in it’s approval of CDP No. 4-82-595 for the previous subdivision of the subject 
site, the Commission specifically found that the provision of lateral public access across 
the subject site was of critical importance in providing a critical public access link 
between the existing vertical public access located on the Caltrans property upcoast 
and the County parks property located downcoast.  The Commission found that: 
 

Vertical access is presently available at both ends of the Seacliff community but no 
formal public lateral access exists on the beach between these points.  By providing 
lateral access across the entire shore of the community, the intensity of use at those 
vertical access points (i.e., Caltrans and County park land) would be lessened consistent 
with PRC Sections 30210, 30212(a), 30212.5 and 30214(a). 

 
The first lateral public accessway includes all areas of the sandy beach between the 
Mean High Tide Line and the toe of the rock revetment within the Seacliff Beach 
Colony.  The second lateral public accessway is located between the landward edge of 
the revetment and the residences and follows an existing dirt trail which is more than 
2,000 ft. in length along the entire length of the revetment.  The purpose of this second 
lateral public access path located between the homes and the revetment was to ensure 
that the public would still have access to and along this stretch of beach even during 
higher tidal events when all areas of the sandy beach seaward of the toe of the rock 
revetment become inundated.  The two existing recorded lateral public access ways on 
site provide the only connection available to the public along the shoreline between the 
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parcel owned by the state (Caltrans) immediately upcoast of the subject site and 
Hobson Beach County Park and Campground located downcoast.  Although 
beachgoers are expected to typically prefer walking on the sandy beach, the purpose of 
the second lateral public access path located between the homes and the revetment 
was to ensure that the public would still have access to and along this stretch of beach 
even during higher tidal events when all areas of the sandy beach seaward of the toe of 
the rock revetment become inundated.   
 
As noted above there is a vertical accessway located to the north adjacent to Seacliff 
Homeowners Association property.  This vertical accessway is owned by Caltrans and 
is located between the subject site and the southbound Seacliff offramp from Highway 
101.  This vertical accessway leads from Pacific Coast Highway to the beach.  The 
southeast end of the Seacliff offramp is known as “Stanley’s” surf break.   From the 
south the public accesses the beach from an existing stairway located on Hobson 
County Beach property across the Hobson Beach rock revetment.  From there, the 
public can reach the seaward lateral by walking along the sandy beach during low tide 
or paddling a surfboard or water craft during other tidal conditions.  Prior to 1987, the 
public would walk from Hobson Beach County Park and campground northwest 
(upcoast) to the landward path on Seacliff property established as a lateral accessway 
in Coastal Permit No. 4-82-595, as approved by the Commission in 1983.  However, a 
chainlink fence located on Hobson Beach County Park was constructed without the 
required coastal development permit between the Park and the Seacliff Colony 
community extending seaward over the existing rock revetment sometime between 
1987 and 1989 blocking direct public access from Hobson Beach County Park to the 
landward lateral access path.  The Commission’s Enforcement Division will evaluate 
alternatives to address this matter. 
 
Staff contacted the Ventura County General Services Agency, Parks Department 
regarding the opportunity to resolve this issue and re-open public access to Hobson 
County Park from the southeast (downcoast) end of the public access trail on the 
Seacliff Beach Homeowners Association property.  Staff conducted a site visit with the 
Deputy Director of the County’s Parks Department to examine the feasibility of 
extending public access from the public lateral access trail on the Seacliff property onto 
Parks property.  However, the Parks Department staff indicated that this was not 
feasible because the trail, as it is currently aligned, would open into an established and 
narrow campground creating conflicts between campers and the public accessing 
through the campground (Exhibit 13).  County Parks staff proposed an alternative 
location for an opening between the two properties at an existing fire access gate 
approximately 150 ft. landward.  This location would require the Seacliff Homeowners 
Association property to dedicate a new public access connection between the trail along 
the revetment to the new pedestrian access gate on Parks property.  The Seacliff 
Homeowners Association representatives have informed Commission staff that they will 
not agree to offer such a connecting easement; however, as an alternative, the 
Homeowner Association is proposing to allow public access over the three proposed 
stairways in order to provide public access between the sandy beach and the public trail 
located along the top of the revetment and provide funds to construct a new public 
access stairway at Oil Piers Beach located north of the subject site (Exhibit 2).  This 
alternative will still allow beachgoers to access Hobson County Beach from the subject 
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site (and vice-versa) during lower tides when there is dry sandy beach available for 
pedestrian use and will provide improved public access at Oil Piers Beach.   
 
Moreover, pursuant to the previously recorded deed restriction, although public lateral 
access was provided along the trail landward of the revetment and along the sandy 
beach seaward of the revetment, CDP No. 4-82-595 did not specifically indicate that 
access was available over the revetment to connect these two lateral access areas.  
Although such a connection was likely intended at the time the Commission approved 
CDP No. 4-82-595, the proposal by the applicant to formally provide public access over 
the revetment via the three proposed stairways will clarify this matter and will serve 
enhance and protect public access on site.   
 
During the processing of this permit application, it was discovered by staff that 22 as-
built concrete stairways have been constructed across the previously approved 
revetment on site without the required coastal development permits.  These stairways 
appear to provide for private access from several of the residences to the beach area.  
The stairways descend to the sandy beach from the public access trail which extends 
parallel to the beach along the landward edge of the entire length of the revetment 
(between the 49 existing residences and the revetment itself).  The unpermitted 
stairs/walkways are of various widths, lengths, and shapes, and are constructed 
primarily of concrete.  Construction of multiple concrete private access stairways over a 
rock revetment can result in additional adverse impacts to shoreline sand supply and 
visual impacts.  The addition of concrete stairs on a rock revetment can function in a 
similar manner to the use of concrete grout to fill the empty voids within the revetment.  
The addition of solid surfaces on the otherwise, partially permeable and porous 
revetment, may result in increased wave reflection energy and would not serve to 
minimize impacts to shoreline sand supply, public access, or public views. 
 
The applicant has worked with staff to resolve this issue and has revised the originally 
proposed project to specifically include the demolition of 19 of these existing stairways.  
Further, as discussed above, the applicant has revised the proposed project to include 
the repair and improvement of two of the remaining stairways and 
replacement/reconstruction of the third remaining stairway with the specific provision 
that all three of the improved/repaired stairways will be made available for public 
access. 
  
Therefore, in order to ensure that the applicant’s proposal to remove the 19 unpermitted 
stairs is effectively implemented, Special Condition Four (4) requires the applicant to 
remove the 19 unpermitted beach access stairways within 180 days of the issuance of 
this coastal development permit amendment.  In addition, the permittee shall improve, 
repair, or replace the three stairways designated for public access (as shown on 
Exhibits 11- 6) pursuant to the approved plans also within 180 days after issuance of 
this permit.  The Executive Director may grant additional time for good cause. 
 
In addition, during the processing of this permit application, staff also discovered that 
unpermitted development (including a concrete block wall, landscaping and loose rock) 
had been installed between the upcoast Caltrans property and the northernmost 
(upcoast) residential lot within the public access trail along the top of the rock 
revetment.  The unpermitted development is completely blocking the public from gaining 
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access from the vertical public trail on the Caltrans parcel to the recorded lateral public 
access trail along the top of the revetment.  In response to discussions with staff, the 
applicant has revised the original project description to include the removal of any 
unpermitted encroachments on Parcel B (the parcel owned by the Homeowners 
Association) and the proposal to exercise its best effort to remove, or work with the 
owner of the residence on APN 060-044-055, to remove the unpermitted development 
on Caltrans property (including the block wall, rock, and landscaping) which is blocking 
the entrance to the public accessway located landward of the revetment on Parcel B, 
consistent with any necessary authorization by Caltrans for the removal of the 
unpermitted development located on Caltrans property.  Therefore, in order to ensure 
that the applicant’s proposal is adequately implemented, Special Condition Four  (4) 
requires that the permittee shall remove any landscaping, rock, and debris which is 
encroaching onto the identified public accessway located landward of the rock 
revetment on Parcel B, pursuant to the approved plans, within 180 days after issuance 
of this permit.  In addition, Special Condition Four (4) also provides that by 
acceptance of this permit, the permittee agrees to exercise its best effort to remove, or 
work with the owner of the residence on APN 060-044-055, to remove the unpermitted 
development on Caltrans property (including the block wall, rock, and landscaping) 
which is blocking the entrance to the public accessway located landward of the 
revetment on Parcel B.  Removal of the unpermitted development on Caltrans property 
shall be performed as quickly as possible and shall be consistent with any necessary 
authorization by Caltrans for the removal of the unpermitted development located on 
Caltrans property.   
 
Further, to ensure that the applicant’s proposal to allow public access over the three 
approved beach access stairways, Special Condition Five (5) requires that the 
applicant agree, by acceptance of this permit, that the public shall have the right to use 
the three stairways approved by this permit to pass and repass between the existing 
recorded lateral public access way located landward of the revetment and the existing 
recorded lateral public access way located on the sandy beach seaward of the 
revetment (previously required and recorded as a deed restriction pursuant to Coastal 
Permit No. 4-82-595).  Special Condition Five (5) further specifies that the 
homeowners shall not interfere or block the public’s ability to utilize the stairways or any 
other designated public access areas on site, as generally shown on Exhibits 11-16 
(including the deed restricted public access ways located landward and seaward of the 
revetment) and that the permittee, or its successor in interest, shall maintain the three 
stairways that traverse the rock revetment in good condition for the life of the project 
and replace when necessary in order to ensure the public’s ability to utilize the stairs. 
 
Moreover, in order to ensure that the provisions of Special Condition Five (5) are 
implemented and that current and future members of the Seacliff Homeowner 
Association are notified of these provisions, Special Condition No. One (5) requires 
the Homeowner Association to provide notice of the requirements to its members, and 
Special Condition No. One (1) requires that prior to issuance of the coastal 
development permit, the Homeowner Association shall either: (1) execute and record a 
deed restriction in a manner that will cause said deed restriction to appear on the title of 
each of the 49 residential lots on the project site, Parcel B, and all other land 
owned/controlled by the Seacliff Homeowners Association, in a form and content 
acceptable to the Executive Director, imposing the Special Conditions of this permit as 
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covenants, conditions and restrictions on the use and enjoyment of the subject property 
or (2) amend the current Covenants, Conditions and Restrictions (CC&R’s) for the 
Seacliff Homeowner Association or its Bylaws to specifically incorporate Special 
Condition 3 (Revetment Maintenance and Repair Program), Special Condition 5 (Public 
Access Program), Special Condition 6 (Public Access Signage Program), Special 
Condition 7 (Assumption of Risk), and Special Condition 11 (Engineer Survey of 
Revetment Toe) of this permit.  Prior to recordation of the amended CC&R’s associated 
with the development approved by this permit, a proposed version of said amendment 
shall be submitted to the Executive Director for review and approval.  The amended 
CC&R’s or Bylaws shall specifically provide that the public shall have the right to use the 
three stairways approved in Coastal Permit No. 4-07-154 to pass and repass between 
the existing lateral public accessway located landward (and along the top) of the 
revetment and the sandy beach seaward of the revetment, each of which is reflected in 
a deed restriction previously required pursuant to Coastal Permit No. 4-82-595 and 
recorded as Instrument No. 93922, on August 26, 1983.  The homeowners shall not 
interfere or block the public’s ability to utilize the stairways or any other designated 
public access areas on site.  The purpose of Special Condition One (1) is to impose the 
terms and conditions of this permit as a restriction on the use and enjoyment of the 
property and to provide not only current owners, but also any prospective purchaser of 
any of the 49 residential lots, with recorded notice of the restrictions imposed on the 
subject property. 
 
The applicant proposes to remove the errant rocks from the sandy beach which have 
migrated seaward of the previously approved toe of the revetment over time and re-
place the same rock on top of the revetment again landward of the toe.  Special 
Condition No. Ten (10) requires the applicant to submit an engineered survey 
identifying the existing toe of the revetment as a baseline for any future revetment 
related development or maintenance to ensure any future revetment related 
development or maintenance does not extend further seaward.  No development is 
proposed to extend seaward of the existing rock revetment and, thus, the proposed 
project has no potential to exceed the applicable stringline setback.   
 
Further, as noted above, beachgoers who access the beach from the public 
accessways from Pacific Coast Highway and from Hobson County Park walk along the 
shore past the applicant’s proposed project or along the public accessway located 
landward of the existing rock revetment.  In addition, potential conflicts and confusion 
between the beach users and private property owners regarding which portions of 
Seacliff Beach Colony are private and which are public would result in adverse impacts 
to public access.  The placement of signs on residential beachfront property which state 
“PRIVATE BEACH” or “PRIVATE PROPERTY” or contain similar such message 
prohibiting public use of the beach have routinely caused members of the public to 
believe that they do not have the right to use the shoreline along the beaches of 
Ventura County.  In effect, these signs have served to contradict the public’s rights to 
use the shoreline pursuant to the California Constitution and California common law.   
 
Therefore, in order to ensure that the general public is not precluded from using the 
shoreline, the two lateral accessways and the three connecting stairways, the 
Commission finds it necessary to impose Special Condition No. Six (6), which would 
prohibit the landowners from placing any signs on the project site (including the sandy 
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beach and the rock revetment) unless specifically authorized by a new coastal 
development permit or an amendment to this permit.  No signs which restrict public 
access to State tidelands, public vertical or lateral access easement areas, or which 
purport to identify the boundary between State tidelands and private property shall be 
permitted.  Special Condition No. Six (6) also provides that the applicant shall submit, 
subject to the review and approval of the Executive Director, a Public Access Signage 
Program showing the location, size, design, and content of all signs to be installed on 
the subject site.  Specifically, this condition requires that signage shall be adequate to 
inform the public of their right to utilize all public access areas on site (including the 
recorded lateral public access trail immediately landward of the revetment, the portion of 
the sandy beach between the mean high tide line and the toe of the revetment, and the 
three public access stairways approved pursuant to this permit.  At a minimum, the 
Program shall provide for the installation of signs to be installed at both the western 
(upcoast) end and eastern (downcoast) end of the public trail located landward of the 
revetment.  The plan shall also provide for the installation of signs at the seaward and 
landward ends of each of the three approved stairways.  The signs may indicate that the 
residential lots located landward of the public access areas are private property.  
Special Condition Six (6) further provides that the permittee shall install all signs in 
accordance with the approved plans within 180 days after issuance of this permit.  The 
Executive Director may grant additional time for good cause.  The permittee, or its 
successor in interest, shall maintain the approved signs in good condition for the life of 
the project and replace when necessary. 
 
 
In addition, the applicants have also requested a long term maintenance and repair 
program to allow for occasional maintenance and repair including the addition of limited 
quantities of rock over an extended period of time without the requirement to obtain a 
coastal development permit.   Special Condition No. Three (3) clarifies that this permit 
approval does include authorization for such future work, but with strict limits on the 
nature of projects covered by that authorization.  It also specifically limits this work to 
work identified in a written report prepared by a professional engineer reviewed and 
approved by the Executive Director identifying the proposed maintenance and repair 
and any additional rock to be added to the revetment.  The maintenance and repair 
report must be submitted at least 60 days in advance of the proposed work to allow time 
for review by the Executive Director.  The maintenance or repair is limited to within the 
approved footprint and design height of the revetment as identified on the drawings by 
Moffet and Nichol dated 1-25-2007 and 2-20-08 and approved in Coastal Permit No. 4-
07-154.  Errant rock located seaward of the revetment shall be retrieved and either 
placed on the revetment or exported to an approved disposal site.  The maintenance or 
repair may be completed during the late fall or winter season from October 15 to March 
15 without obtaining a new coastal development permit for during next 25 years until 
June 13, 2033. The proposed maintenance or repair shall be completed incorporating 
Best Management practices and heavy equipment or rock is not located within the 
intertidal area or beyond 20 feet of the seaward footprint of the revetment.  Further, it is 
the property owner’s responsibility to maintain the revetment in a structurally sound 
manner.  Removing or re-depositing any debris, rock or material that becomes 
dislodged after completion of the approved revetment repair authorized by Coastal 
Permit No. 4-07-154 shall occur on an as-needed basis after such displacement occurs, 
regardless of the time of the year. 
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Additionally, any future improvements to the proposed revetment that might result in the 
seaward extension of the shoreline protection device would result in increased adverse 
effects to shoreline sand supply and public access.  Therefore, to ensure that the 
proposed project does not result in new future adverse effects on shoreline sand supply 
and public access and that future impacts are reduced or eliminated, Special 
Condition No. Three further prohibits any future repair or maintenance, enhancement, 
reinforcement, or any other activity affecting the shoreline protective device approved 
pursuant to this permit, if such activity extends the seaward footprint of the subject 
shoreline protective device.  
 
Therefore, the Commission notes that the proposed project, only as conditioned, will 
serve to maximize public access and recreational opportunities consistent with the 
Coastal Act sections cited above.   
 
 3. Public Views
 
And lastly, pursuant to Section 30251 of the Coastal Act, the Commission reviews the 
publicly accessible locations along adjacent public roads and the sandy beach where 
the proposed development is visible to assess visual impacts to the public.  The 
Commission examines the proposed construction site and the size of the proposed 
project.   
 
The existing 49 residences and vegetation along Seacliff Colony Beach currently block 
public views of the coast from Pacific Coast Highway.  The proposed addition of up to 
5,000 tons of additional new armor stone and the retrieval of dislodged armor stone will 
be visible from the sandy beach area and its lateral accessway, the lateral public 
accessway along the landward side of the revetment, the Caltrans vertical accessway 
adjacent to the northwest end of Seacliff Beach Colony, and from Hobson Beach 
County Park.  Although the proposed addition of new rock to the existing rock revetment 
will be visible from the locations noted above, the new rock will not result in a 
substantially larger revetment or result in any significant changes to the visibility of the 
proposed project.  Further, in past Commission actions, the Commission has limited the 
seaward encroachment of new development on sandy beaches in order to minimize 
adverse impacts to public views along the beach.  In this case, the proposed placement 
of new rock on the existing revetment will be located landward of the approved toe of 
the revetment and will not result in any further seaward encroachment by new 
development.  Thus, the proposed repair/maintenance of the rock revetment will not 
adversely affect existing public views.   
 
During the processing of this permit application, it was discovered by staff that 22 as-
built concrete stairways have been constructed across the previously approved 
revetment on site without the required coastal development permits.  These stairways 
are of various widths, lengths, and shapes and are constructed primarily of concrete 
(Exhibits 11-16).  Clearly for a residential beach community with 49 residences, a total 
of 22 private stairways, one stairway for nearly every two residences, is not necessary.  
The applicant has worked cooperatively with staff to resolve this issue and has revised 
the originally proposed project to specifically include the demolition of 19 of these 
existing stairways.  The Commission finds that consolidating these existing stairways to 
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three common stairways and removing the remaining 19 stairways would reduce the 
visual impacts from the public locations noted above. Therefore, in order to ensure that 
the applicant’s proposal to remove the 19 unpermitted stairs is effectively implemented, 
Special Condition Four (4) requires the applicant to remove the 19 unpermitted beach 
access stairways within 180 days of the issuance of this coastal development permit 
amendment.  In addition, the permittee shall improve, repair, or replace the three 
stairways designated for public access (as shown on Exhibits 11-16) pursuant to the 
approved plans also within 180 days after issuance of this permit.  The Executive 
Director may grant additional time for good cause. 
 
 
Therefore, for all the reasons discussed above, the Commission finds that the proposed 
project, as conditioned, will serve to maximize public access and recreational 
opportunities and protect and visual resources.  Therefore, the Commission finds that 
the project, as conditioned, is consistent with Coastal Act Sections 30210, 30211, 
30212, and 30251. 
 
 
C. Shoreline Development and Geologic Stability
 
Section 30253 of the Coastal Act states in pertinent part that new development shall: 
 

(l) Minimize risks to life and property in areas of high geologic, flood, and fire hazard. 
 
(2) Assure stability and structural integrity, and neither create nor contribute 
significantly to erosion, geologic instability, or destruction of the site or surrounding 
area or in any way require the construction of protective devices that would 
substantially alter natural landforms along bluffs and cliffs. 

 
Section 30235 of the Coastal Act states: 
 

Revetments, breakwaters, groins, harbor channels, seawalls, cliff retaining walls, and 
other such construction that alters natural shoreline processes shall be permitted when 
required to serve coastal-dependent uses or to protect existing structures or public 
beaches in danger from erosion and when designed to eliminate or mitigate adverse 
impacts on local shoreline sand supply.  Existing marine structures causing water 
stagnation contributing to pollution problems and fish kills should be phased out or 
upgraded where feasible. 

 
Section 30253 of the Coastal Act mandates that new development provide for geologic 
stability and integrity and minimize risks to life and property in areas of high geologic, 
flood, and fire hazard.   
 
1. Storm, Wave and Flood Hazard
 
The Ventura coastal area has been subject to substantial damage as a result of storm 
and flood occurrences and geological failures.  Therefore, it is necessary to review the 
proposed project and project site with respect to the area’s known hazards.   
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The applicant requests approval to repair and maintain an existing 2,040 lineal foot long 
rock revetment protecting  49 existing residences.  The repair consists of retrieving 
displaced stone from the sandy beach and restacking the rock on the revetment.  In 
addition, in order to restore the revetment to its original design height, the applicant is 
proposing to add up to 5,000 tons of new armor stone.  This will restore the revetment 
to its original +11 feet MSL height. along the western section, a length of 1,600 feet, and 
its original +14 feet MSL height along the eastern section, a length of 440 feet.  The 
crest elevation of the existing revetment ranges from + 9.5 to +14 feet above mean sea 
level (MSL).  The revetment is constructed of 1 to 4 ton armor stone over an underlayer 
of smaller stone and fabric.  No new rock is proposed to be placed seaward of the toe of 
the existing revetment and the repairs will not result in any expansion of the footprint of 
the existing revetment. 
 
The site is susceptible to flooding and/or wave damage from storm waves and storm 
surge conditions.  Past occurrences have resulted in public costs for public service 
(including low-interest loans) in the millions of dollars in the Ventura County area.  Along 
the Ventura coast, significant damage has occurred to coastal areas from high waves, 
storm surge and high tides in past years. 
 
Shoreline protective devices individually and cumulatively affect coastal processes, 
shoreline sand supply, and public access by causing accelerated and increased erosion 
on the adjacent public beach. Adverse impacts resulting from shoreline protective 
devices may not become clear until such devices are constructed individually along a 
shoreline and they eventually affect the profile of an entire beach.  Changes in the 
shoreline profile, particularly changes in the slope of the profile, caused by increased 
beach scour, erosion, and a reduced beach width, alter usable beach area under public 
ownership.  A beach that rests either temporarily or permanently at a steeper angle than 
under natural conditions will have less horizontal distance between the mean low water 
and mean high water lines.  This reduces the physical area of public property available 
for public beach use. Additionally, through the progressive loss of sand caused by 
increased scour and erosion, shore material is no longer available to nourish the beach 
and seasonal beach accretion occurs at a much slower rate.  The Commission notes 
that if a seasonal eroded beach condition occurs with greater frequency due to the 
placement of a shoreline protective device on the subject site, then the subject beach 
would also accrete at a slower rate.  As the natural process of beach accretion slows 
the beach fails to establish a sufficient beach width, which normally functions as a buffer 
area absorbing wave energy.  The lack of an effective beach width can allow such high 
wave energy on the shoreline that beach material may be further eroded by wave action 
and lost far offshore where it is no longer available to nourish the beach.  The effect of 
this on public access along the beach is again a loss of beach area between the mean 
high water line and the actual water.  
 
Shoreline protection devices also directly interfere with public access to tidelands by 
impeding the ambulatory nature of the mean high tide line (the boundary between public 
and private lands) during high tide and severe storm events, and potentially throughout 
the entire winter season. The impact of a shoreline protective device on public access is 
most evident on a beach where wave run-up and the mean high tide line are frequently 
observed in an extreme landward position during storm events and the winter season. 
As the shoreline retreats landward due to the natural process of erosion, the boundary 
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between public and private land also retreats landward. Construction of rock revetments 
and seawalls to protect private property fixes a boundary on the beach and prevents 
any current or future migration of the shoreline and mean high tide line landward, thus 
eliminating the distance between the high water mark and low water mark. As the 
distance between the high water mark and low water mark becomes obsolete the 
seawall effectively eliminates lateral access opportunities along the beach as the entire 
area below the fixed high tideline is inundated. The ultimate result of a fixed tideline 
boundary which would normally migrate and retreat landward, while maintaining a 
passable distance between the high water mark and low water mark overtime, is a 
reallocation of tideland ownership from the public to the private property owner. 
 
Furthermore, if not sited landward in a location that ensures that the seawall is only 
acted upon during severe storm events, beach scour during the winter season will be 
accelerated because there is less beach area to dissipate wave energy. The adverse 
effects of shoreline protective devices are greater the more frequently that they are 
subject to wave action.  In order to minimize adverse effects from shoreline protective 
devices, when such devices are found to be necessary to protect existing development, 
the Commission has required applicants to locate such structures as far landward as is 
feasible. 
 
2. Sea Level Rise 
 
In addition, sea level has been rising slightly for many years.  As an example, in the 
Santa Monica Bay area, the historic rate of sea level rise has been 1.8 mm/yr. or about 
7 inches per century3. Sea level rise is expected to increase by 8 to 12 inches in the 21st 
century.4  There is a growing body of evidence that there has been a slight increase in 
global temperature and that an accelerated rate of sea level rise can be expected to 
accompany this increase in temperature.  Mean water level affects shoreline erosion in 
several ways and an increase in the average sea level will exacerbate all these 
conditions. 
 
On the California coast the effect of a rise in sea level will be the landward migration of 
the intersection of the ocean with the shore.  On a relatively flat beach, with a slope of 
40:1, every inch of sea level rise will result in a 40-inch landward movement of the 
ocean/beach interface.  For fixed structures on the shoreline, such as a single family 
residence, pilings, or seawalls, an increase in sea level will increase the inundation of 
the structure.  More of the structure will be inundated or underwater than are inundated 
now and the portions of the structure that are now underwater part of the time will be 
underwater more frequently.   
 
Accompanying this rise in sea level will be increased wave heights and wave energy.  
Along much of the California coast, the bottom depth controls the nearshore wave 
heights, with bigger waves occurring in deeper water.  Since wave energy increases 
with the square of the wave height, a small increase in wave height can cause a 
significant increase in wave energy and wave damage. Combined with the physical 
                                            
3 Lyles, S.D., L.E. Hickman and H.A. Debaugh (1988) Sea Level Variations for the United States 
1855 – 1986. Rockville, MD: National Ocean Service. 
4 Field et. al., Union of Concerned Scientists and the Ecological Society of America (November 
1999) Confronting Climate Change in California, www.ucsusa.org.  



Application No. 4-07-154                                                             Page 31 
Seacliff Homeowners Association 
 
increase in water elevation, a small rise in sea level can expose previously protected 
back shore development to both inundation and wave attack, and those areas that are 
already exposed to wave attack will be exposed to more frequent wave attack with 
higher wave forces.  Structures that are adequate for current storm conditions may not 
provide as much protection in the future.   
 
A second concern with global warming and sea level rise is that the climatic changes 
could cause changes to the storm patterns and wave climate for the entire coast.  As 
water elevations change, the transformation of waves from deep water will be altered 
and points of energy convergence and divergence could shift.  The new locations of 
energy convergence would become the new erosion “hot spots” while the divergence 
points may experience accretion or stability.  It is highly likely that portions of the coast 
will experience more frequent storms and the historic “100-year storm” may occur every 
10 to 25 years. For most of California the 1982/83 El Niño event has been considered 
the “100-year storm.” Certain areas may be exposed to storms comparable to the 
1982/83 El Niño storms every few decades.  In an attempt to ensure stability under such 
conditions, the Commission has required that all new shoreline structures be designed 
to withstand either a 100-year storm event, or a storm event comparable to the 1982/83 
El Niño.  Also, since it is possible that storm conditions may worsen in the future, the 
Commission has required that structures be inspected and maintained on a regular 
basis. The coast can be altered significantly during a major storm and coastal structures 
need to be inspected on a regular basis to make sure they continue to function as 
designed.  If storm conditions worsen in future years, the structures may require 
changes or modifications to remain effective.  In some rare situations, storm conditions 
may change so dramatically that existing protective structures may no longer be able to 
provide any significant protection, even with routine maintenance. 
 
In the case of the propose project, the applicant has submitted plans prepared by Russ 
Boudreau, Moffatt & Nichol, dated 1-25-07 illustrating the subject lots and surrounding 
area in addition to the existing rock revetment where the proposed addition of imported 
rock will be installed and where the proposed relocation of the dislodged rock will also 
be located.  The plan show that all proposed rock will be located landward of the 
previously approved toe of the existing revetment.   
 
3.  Engineer’s Recommendations 
 
In addition, the applicant has submitted a Wave Uprush Study, by Moffatt & Nichol, 
Engineers, dated February, 2006.  This Wave Uprush Study discusses the history of the 
subject revetment as summarized in Section IV. A. 2. above.  This report includes a 
discussion of beach scour level, wave runup, overtopping, and end effects.  The report 
concludes that the revetment was built on bedrock at an elevation of -1.3 MSL which 
constitutes the maximum scour level.  The wave runup is predicted to be 19.6 feet MSL 
which is higher than the proposed repair and addition of rock at +11 feet MSL for the 40 
western lots and +14 feet MSL for the eastern 10 lots, indicating that wave overtopping 
will occur during extreme wave and water level events.  This overtopping has been 
mitigated over the years by the setback distance between the revetment crest and the 
residences and by the existence of low splash walls fronting the residences located 
landward of the public access path located along the top and landward of the revetment.  
The setback and splash walls provide a buffer and protection from flooding due to wave 
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overtopping.  The report concludes that the 30 year old revetment has experienced 
several significant storm events and overtopping with little or no damage to the 
residences reported since the existence of the revetment.  Lastly, the report concludes 
that the proposed repair will not change the character of the structure nor how it 
interacts with the adjacent properties as the northern terminus ties into the revetment 
fronting Highway 101 Seacliff offramp and the southern terminus ties into the revetment 
fronting Hobson Park.       
 
The recommendations in the Study states that: 
 

Repair Description 
 
This proposed project will restore the existing rock revetment shore protection 
to current design standards, using both imported and salvaged materials.  The 
repairs will be constructed within the physical limits of the existing design.   
 
The proposed repair is to: 1) restore a durable 1.5:1 (horizontal:vertical) slope 
along the entire length of revetment and 2) restore the pre-existing crest 
elevation of +11 feet MSL for the section of revetment along the western 40 lots.  
This will be done using 3 to 5 ton armor stone.  Total quantity of stone is 
estimated to be 3,800 tons.  (Staff note: the application proposes 3,800 to 5,000 
tons of stone, the higher quantity is the maximum quantity proposed in this 
application)  Existing armor stone that has been dislodged seaward will be 
salvaged and re-used as accessibility permits.   … 
 

Construction Staging and Access 
 
Staging of construction equipment and material will be on a vacant lot at the 
east end of the project property, on the landward side of the shore protection, 
at the east terminus of Rincon Beach Park Drive (a private road).  Construction 
access at the beach will be provided via a temporary ramp constructed over the 
far eastern end of the revetment, as has been done in the past.   
 
Construction of the revetment repairs will be conducted using common tire 
and/or tractor mounted earth moving equipment.  Repairs will be constructed 
from the seaward side of the revetment during low tide hours.  The contractor 
will be required to implement all relevant Best Management Practices (BMPs) 
and conform to all permit conditions related to protection of air quality, water 
quality, and public safety. 

 
The applicant’s consulting engineer has concluded that repair proposed for the rock 
revetment will provide the necessary level of shore protection for the 49 existing 
residences in accordance with original design parameters.   
 
The consulting engineer further submitted the following information regarding the 
existing design life of the Seacliff Revetment and requested approval for periodic 
revetment maintenance:   
 

“Rock is a common revetment construction material in the marine environment 
due to its durability and resistance to abrasion.  As long as the rock is properly 
sized and placed in a design section developed in accordance with the current 
standard of care in coastal engineering, and the material quality meets design 
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standards, then there is no need to artificially place a limit on the design longevity 
as long as it is properly maintained.  Maintenance is a key element of any 
revetment design, since some movement and loss of material during extreme 
events is expected.  With proper maintenance, the design life of a revetment can 
be indefinite. 
 
At Seacliff, the revetment fronting the western 40 lots has been in place for over 
35 years, the eastern 10 lots over 25 years, each with periodic maintenance 
commensurate with typical performance in Southern California.  Given the general 
stability of the shoreline position, there is no expectation of increasing rate of 
damage over time, assuming proper maintenance.  A remaining design life of on 
the order of 50 years plus is considered appropriate.  It should be noted that 
future performance may be affected by accelerating sea level rise, and the impact 
of sea level rise on shore protective device design throughout the State should be 
closely monitored. 
 
Periodic maintenance must be incorporated into the Coastal Development Permit.  
Maintenance implies restoring the existing design cross section, i.e. maintaining 
the same footprint and crest elevation.  It is very difficult to predict the frequency 
and extent of future maintenance since the need will be determined to a great 
extent by the frequency and severity of future coastal storm events, and the joint 
probability of these occurring during extreme tide conditions.  Given these 
uncertainties, an allowance of up to 15 percent of the total outer armor volume 
should be considered to be either salvaged from the beach or imported and used 
for maintenance.  A typical maintenance interval for planning purposes is every 5 
to 10 years.  In summary, we suggest the permit acknowledge that on the order of 
5,000 tons of armor stone (approximately 15% of outer armor volume) to be 
imported / salvaged every 5 to 10 years.  Note this is for general planning 
guidance only; the property owners should be permitted to maintain the revetment 
in proper condition as determined by their engineer.  It should also be noted that 
in some cases maintenance may include simply salvaging and re-placing 
dislodged stone from the revetment without additional import.  This action is in 
the spirit of the Coastal Act since it restores the available lateral access along the 
shoreline. 
 
The appropriate season for revetment repair should avoid months of peak 
recreational use and key environmental windows.  Limiting maintenance 
operations to the period between October through February is typical.  However, 
repairs outside this period should not be prohibited in the rare case of imminent 
threat to property occurring outside this construction window.” 
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4. Alternatives 
 
The applicant’s consulting engineer in the Wave Uprush Study reviewed three 
alternatives to the proposed project, including no project, use of beach 
nourishment/sand importation, and removal of the revetment and construction of a 
vertical seawall in a further landward location.  First, the no project alternative was 
rejected due to the inherent risk of allowing the structure to continue to deteriorate, 
further reducing the capacity of the revetment to protect Seacliff Colony properties.  
Second, the applicant analyzed the use of beach nourishment/sand replenishment.  The 
cost for an initial beach nourishment project was estimated by the consulting engineer 
at $3,170,000 with significant continuing costs (in perpetuity) to provide regular re-
nourishment.  The beach nourishment alternative was rejected not only due to its cost 
but because the consultant does not believe that sand replenishment alone would serve 
to protect the existing residences on site due to the expectation that any imported sandy 
would be continually lost due to active littoral sand transport on a relatively narrow sand 
starved beach during the winter.  Third, the alternative of removing the existing rock 
revetment and constructing a new vertical seawall in a further landward location at the 
dripline of the existing residences on site would require removal of all rock on site, 
backyard/landscape improvements on each of the existing 49 residential properties and 
the removal of the existing public trail landward of the revetment.  The applicant’s 
engineer indicates that this alternative would be infeasible based on the estimated cost 
by the consulting engineer of $10,084,000 to carry out this alternative (significantly more 
than the proposed addition of 5,000 tons of stone with a repair cost estimated at $ 
385,500).  The infeasibility of the two alternatives, beach nourishment and removing the 
existing rock revetment and constructing a new vertical seawall in a further landward 
location are the assertions of the applicant’s consulting engineer and not the findings of 
the Commission.  Therefore, the Commission finds that, in this specific case, there are 
no feasible, less environmentally damaging alternatives to the proposed project . 
 
5. Shoreline Processes and Sand Supply
 
Although construction of a seawall is required to protect the 49 existing principle 
structures on the site, Section 30235 of the Coastal Act requires that the shoreline 
protection be designed to eliminate or mitigate adverse impacts on local shoreline sand 
supply.  There are a number of adverse impacts to public resources associated with the 
construction of shoreline protection.  The natural shoreline processes referenced in 
Section 30235, such as the formation and retention of sandy beaches, can be 
significantly altered by construction of a shoreline protective device.  Some of the 
effects of a shoreline protective structure on the beach such as scour, end effects and 
modification to the beach profile are temporary or difficult to distinguish from all the 
other actions which modify the shoreline.  Seawalls also have non-quantifiable effects to 
the character of the shoreline and visual quality.  However, some of the effects that a 
structure may have on natural shoreline processes can be quantified.  Three of the 
effects from a shoreline protective device which can be quantified are:  1) loss of the 
beach area on which the structure is located; 2) the long-term loss of beach which will 
result when the back beach location is fixed on an eroding shoreline; and 3) the amount 
of material which would have been supplied to the beach if the back beach or bluff were 
to erode naturally.  
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In addition, if the natural shoreline were to be allowed to erode, the beach would retreat 
inland and a narrow sandy beach would persist.  However, when the back shoreline 
location is fixed (as a result of the construction of a shoreline protective device, such as 
the rock revetment on the subject site) the inland migration of the beach is halted.  This 
will result in a long-term loss of recreational opportunity as the development of new 
inland beach land fails to keep pace with the loss of or inundation of the seaward 
portion of the beach. 
 
In past permit actions, the Commission has found that rock revetments require relatively 
frequent repair and maintenance due to: (1) the natural settling or subsidence of the 
rock structure into the sand over time and (2) the inadvertent loss of rock material due 
to errant rock becoming dislodged from the structure and settling on the sandy beach 
seaward of the structure.  In this case, the existing revetment is considered necessary 
to protect the 49 existing residences on site.  The proposed repair work will serve to 
maintain the original footprint, location, design height and shape of the previously 
approved revetment; however, it also constitutes a significant repair of the existing 
revetment  and will serve to extend the life of the rock revetment. 
 
Thus, although the proposed project is for the repair of an existing 2,040 ft. long rock 
revetment and does not involve the construction of any new shoreline protective 
devices, this development constitutes a significant repair of the existing revetment  and 
will serve to extend the life of the rock revetment.  Moreover, extending the life of the 
existing revetment will also serve to extend the period of time that the revetment will 
result in adverse impacts to shoreline sand supply and public access.   
 
In order to address these impacts, Commission staff worked with the applicant’s 
representatives to identify potential public access improvement projects within the 
nearby area of Ventura County which could be used to offset the unavoidable adverse 
impacts resulting from the proposed project, including new improvements at nearby Oil 
Piers Beach, located approximately 1/2 mile upcoast of the subject site  (Exhibit 2).    Oil 
Piers Beach was historically developed by Oil Companies with multiple piers which have 
since been removed.  The beach is owned by the State Lands Commission.  Currently, 
public parking is available at Oil Piers at an unimproved dirt parking area and the public 
is able to access the beach by descending a low bluff via a relatively steep dirt trail 
leading from the parking area to the sandy beach below.  In consultation with staff, the 
applicant’s engineering consultants prepared a cost estimate for the construction of a 
new public access stairway at this location.  The applicant’s engineer has estimated the 
total engineering, permitting and construction cost to be $60,000.  Therefore, in order to 
mitigate the potential adverse impacts to public access resulting from the extension of 
the life of the revetment, Special Condition Two (2) requires that prior to the issuance 
of the coastal development permit, the applicant shall submit to the Executive Director 
for review and written approval, a plan to establish a Shoreline Sand Supply and Public 
Access Fund Account to be managed by the Beach Erosion Authority for Clean Oceans 
and Nourishment (BEACON), or other entity if approved by the Executive Director.  
Subsequent to Executive Director approval of the plan, the Permittee shall establish 
such fund as an interest bearing account and deposit a sum of $60,000 (Sixty 
Thousand) United States Dollars into that fund in order to mitigate for impacts to 
shoreline sand supply and the loss of public recreational use over 25 years resulting 
from effects associated with extending the life of the structure on the sandy beach.   
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In addition, Special Condition Two (2) provides that the $60,000 deposited by the 
applicant into the account shall be used to construct a new public access stairway to the 
beach and/or public parking improvements at Oil Piers Beach or to establish new or 
improved public access or recreation project at another appropriate location within the 
Coastal Zone in Ventura County, as authorized by the Executive Director.  The account 
shall be structured to ensure that the entire fee and any accrued interest shall be used 
for the above-stated purpose, in consultation with the Executive Director, within ten 
years of the fee being deposited into the account.  Any portion of the fee that remains 
after ten years shall be donated to an organization acceptable to the Executive Director, 
for the purpose of providing new or improved public access or recreation projects at 
another appropriate location in Coastal Ventura County or to implement beach 
nourishment projects which provide sand to the region's beaches within the Coastal 
Zone in Ventura County. 
 

6. Storm and Flood Hazard 
 
However, the Commission further notes that the proposed development is located on a 
beachfront property in Ventura County.  The Ventura County coast has historically been 
subject to substantial damage as the result of storm and flood occurrences--most 
recently, and perhaps most dramatically, during the past 1998 El Nino severe winter 
storm season.   
 
The subject site is clearly susceptible to flooding and/or wave damage from storm 
waves, storm surges and high tides.  The El Nino storms recorded in 1982-1983 caused 
high tides of over 7 feet, which were combined with storm waves of up to 15 feet.  
These storms caused substantial damage to structures in Ventura County.  The severity 
of the 1982-1983 El Nino storm events are often used to illustrate the extreme storm 
event potential of the California, and in particular, Ventura County’s coast.    
 
Thus, ample evidence exists that all beachfront development in the Ventura County 
area is subject to an unusually high degree of risk due to storm waves and surges, high 
surf conditions, erosion, and flooding.  The residential development on site, even after 
the completion of the repair/maintenance work, will continue to be subject to the high 
degree of risk posed by the hazards of oceanfront development in the future, as will the 
residence that the revetment helps to protect.  The Coastal Act recognizes that 
development, such as the proposed maintenance of the rock revetment, even as 
designed and constructed to incorporate the recommendations of the consulting coastal 
engineer, may still involve the taking of some risk.  When development in areas of 
identified hazards is proposed, the Commission considers the hazard associated with 
the project site and the potential cost to the public, as well as the individual’s right to use 
the subject property.   
 
The Commission finds that due to the possibility of liquefaction, storm waves, surges, 
erosion, and flooding, the applicant shall assume these risks as conditions of approval.  
Because this risk of harm cannot be completely eliminated, the Commission requires 
the applicant to waive any claim of liability against the Commission for damage to life or 
property which may occur as a result of the permitted development.  The applicant’s 
Assumption of Risk, Waiver of Liability and Indemnity, as required by Special 
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Condition No. Seven (7), will show that the applicant is aware of and appreciates the 
nature of the hazards which exist on the site, and that may adversely affect the stability 
or safety of the development it protects, and will effectuate the necessary assumption of 
those risks by the applicant. 
 
To ensure that the potential for construction activities to adversely effect the marine 
environment are minimized, Special Condition No. Nine (9) requires the applicants to 
ensure that no construction materials, debris or waste shall be placed or stored where it 
may be subject to wave erosion and dispersion, that all debris resulting from 
construction activities shall be removed from the beach prior to the end of each work 
day; no machinery or mechanized equipment shall be allowed in the intertidal zone, 
except for that necessary to remove the errant rocks from the beach seaward of the 
revetment; and all excavated beach sand shall be redeposited on the beach.  
 
The applicant’s consulting engineer has determined that the existing revetment has a 
remaining design life of on the order of 50 plus years, assuming proper maintenance.  In 
order to complete this maintenance, the applicants have requested a long term 
maintenance and repair program to allow for occasional maintenance and repair 
including the addition of limited quantities of rock over an extended period of time 
without the requirement to obtain a coastal development permit.   Special Condition 
No. Three (3) clarifies that this permit approval does include authorization for such 
future work, but with strict limits on the nature of projects covered by that authorization.  
It also specifically limits this work to work identified in a written report prepared by a 
professional engineer reviewed and approved by the Executive Director identifying the 
proposed maintenance and repair and any additional rock to be added to the revetment.  
The maintenance and repair report must be submitted at least 60 days in advance of 
the proposed work to allow time for review by the Executive Director.  The maintenance 
or repair is limited to within the approved footprint and design height of the revetment as 
identified on the drawings by Moffet and Nichol dated 1-25-2007 and 2-20-08 and 
approved in Coastal Permit No. 4-07-154.  In no event shall more than 5,000 tons of 
new armor stone (approximately 15% of the approved volume of the revetment) be 
imported for any individual repair project.  Errant rock located seaward of the revetment 
shall be retrieved and either placed on the revetment or exported to an approved 
disposal site.  The maintenance or repair may be completed during the late fall or winter 
season from October 15 to March 15 without obtaining a new coastal development 
permit for during next 25 years until June 13, 2033.  Repair of the rock revetment after 
this 25 year period may require a new coastal permit. 
 
In addition, Special Condition Three (3) requires that the proposed maintenance or 
repair shall be completed incorporating Best Management practices and heavy 
equipment or rock is not located within the intertidal area or beyond 20 feet of the 
seaward footprint of the revetment.  Further, it is the property owner’s responsibility to 
maintain the revetment in a structurally sound manner.  Removing or re-depositing any 
debris, rock or material that becomes dislodged after completion of the approved 
revetment repair authorized by Coastal Permit No. 4-07-154 shall occur on an as-
needed basis after such displacement occurs, regardless of the time of the year.  In 
addition, Special Condition No. Three (3) requires that the maintenance, repair, and 
replacement of the three public stairways approved in Coastal Permit No. 4-07-154 that 
traverse vertically across the rock revetment connecting the two lateral accessways 
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approved in Coastal Permit No. 4-82-595 and recorded as a deed restriction in 
Instrument No. 93922 recorded by the Ventura County Recorder on August 26, 1983 
shall be completed on an annual basis, if needed, to assure continued public use. 
 
Further, Special Condition No. Three (3) also requires that any future repair or 
maintenance, enhancement, reinforcement, or any other activity affecting the shoreline 
protective device that is proposed to be completed between March 16 and September 
30 shall require a coastal development permit and is not exempt as such time includes 
higher public use of this beach area during the spring, summer and fall months.   Public 
use of these two lateral accessways is expected to be limited during the late fall and 
winter months.  Additionally, any future improvements to the proposed revetment that 
might result in the seaward extension of the shoreline protection device would result in 
increased adverse effects to shoreline sand supply and public access.  Therefore, to 
ensure that the proposed project does not result in new future adverse effects on 
shoreline sand supply and public access and that future impacts are reduced or 
eliminated, Special Condition No. Three further prohibits any future repair or 
maintenance, enhancement, reinforcement, or any other activity affecting the shoreline 
protective device approved pursuant to this permit, if such activity extends the seaward 
footprint of the subject shoreline protective device.  Approval with this condition ensures 
maintenance and repair activities will not interfere with public access opportunities, so 
that the project maximizes public lateral access in a manner consistent with Public 
Resources Code Sections 30210 and 30211.  
 
Further, to ensure geologic stability and ensure that the recommendations of the 
engineering consultant have been incorporated into all proposed development, the 
Commission, as specified in Special Condition No. Eight (8), requires the applicant to 
incorporate the recommendations cited in the Wave Uprush Study, by Moffatt & Nichol, 
Engineers, dated February, 2006 into all final design and construction plans.  The final 
plans approved by the consultants shall be in substantial conformance with the plans 
approved by the Commission.  Any substantial changes to the proposed development 
approved by the Commission which may be recommended by the consultants shall 
require an amendment to the permit or a new coastal permit.   
 
Therefore, the Commission finds for the reasons set forth above, that the proposed 
development, as conditioned, is consistent with the requirements of Coastal Act 
Sections 30235 and 30253.    
 
D. Violation 
 
Development has occurred on the subject site without the required coastal development 
permits including, but not limited to, the construction of 22 private access stairways 
across the 2,040 ft. long rock revetment.  In addition, other unpermitted development 
(including a concrete block wall, landscaping and loose rock) has been installed on and 
between the Caltrans owned parcel upcoast of the project site and the furthest upcoast 
residence.  This development has been installed in the existing public access trail 
located between the residences and the rock revetment and is completely blocking the 
public from gaining access from the vertical public trail on the Caltrans parcel to the 
recorded lateral public access trail along the top of the revetment.   
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In response to discussions with staff, the applicant has revised the original project 
description to include the removal of 19 of the unpermitted stairways (with the remaining 
three stairways to be upgraded or replaced and made available for public access) and 
the removal of unpermitted rock and landscaping within the lateral public accessway on 
Parcel B (the parcel owned by the Homeowners Association).  In addition, the applicant 
has included the proposal to exercise its best effort to remove, or work with the owner of 
the residence on APN 060-044-055, to remove the unpermitted development on 
Caltrans property (including the block wall, rock, and landscaping) which is blocking the 
entrance to the public accessway located landward of the revetment on Parcel B, 
consistent with any necessary authorization by Caltrans for the removal of the 
unpermitted development located on Caltrans property.  Therefore, in order to ensure 
that the applicant’s proposal is adequately implemented, Special Condition Four  (4) 
requires that the applicant shall remove any landscaping, rock, and debris which is 
encroaching onto the identified public accessway located landward of the rock 
revetment on Parcel B, pursuant to the approved plans, within 180 days after issuance 
of this permit.  The Executive Director may grant additional time for good cause.  In 
addition, Special Condition Four (4) also provides that by acceptance of this permit, 
the applicant agrees to exercise its best effort to remove, or work with the owner of the 
residence on APN 060-044-055, to remove the unpermitted development on Caltrans 
property (including the block wall, rock, and landscaping) which is blocking the entrance 
to the public accessway located landward of the revetment on Parcel B.  Removal of the 
unpermitted development on Caltrans property shall be performed as quickly as 
possible and shall be consistent with any necessary authorization by Caltrans for the 
removal of the unpermitted development located on Caltrans property.   
 
In order to ensure that the violation aspect of this project is resolved in a timely manner, 
Special Condition No. Twelve (12) requires that the applicant satisfy all conditions of 
this permit which are prerequisite to the issuance of this permit within 90 days of 
Commission action or within such additional time as the Executive Director may grant 
for good cause.   
 
Although development has taken place prior to the submission of this permit 
amendment application, consideration of the application by the Commission has been 
based solely upon the Chapter 3 policies of the Coastal Act.  Approval of this permit 
does not constitute a waiver of any legal action with regard to any alleged violations nor 
does it constitute an admission as to the legality of any development undertaken on the 
subject site without a coastal permit.  Only as conditioned is the proposed development 
consistent with the Coastal Act. 
 
D.  CEQA
 
Section 13096(a) of the Commission's administrative regulations requires Commission 
approval of a Coastal Development Permit application 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).  
Section 21080.5(d)(2)(A) of CEQA 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 that the activity may 
have on the environment. 
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The Commission incorporates its findings on Coastal Act consistency at this point as if 
set forth in full.  These findings address and respond to all public comments regarding 
potential significant adverse environmental effects of the project that were received prior 
to preparation of the staff report.  As discussed above, the proposed development, as 
conditioned, is consistent with the policies of the Coastal Act.  Feasible mitigation 
measures which will minimize all adverse environmental effects have been required as 
special conditions.  As conditioned, there are no feasible alternatives or feasible 
mitigation measures available, beyond those required, which would substantially lessen 
any significant adverse impact that the activity may have on the environment. Therefore, 
the Commission finds that the proposed project, as conditioned to mitigate the identified 
impacts, can be found to be consistent with the requirements of the Coastal Act to 
conform to CEQA. 
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