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1. Appellant information1

Name: _____________________________________________________

Mailing address: _____________________________________________________

Phone number: _____________________________________________________

Email address: _____________________________________________________

How did you participate in the local CDP application and decision-making process?

Did not participate Submitted comment Testified at hearing Other 

Describe: ____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

If you did not participate in the local CDP application and decision-making process,
please identify why you should be allowed to appeal anyway (e.g., if you did not 
participate because you were not properly noticed).

Describe: ____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

Please identify how you exhausted all LCP CDP appeal processes or otherwise identify 
why you should be allowed to appeal (e.g., if the local government did not follow proper 
CDP notice and hearing procedures, or it charges a fee for local appellate CDP 
processes).

Describe: ____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________ 

1 If there are multiple appellants, each appellant must provide their own contact and participation 
information. Please attach additional sheets as necessary.
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2. Local CDP decision being appealed2 

Local government name: __________________________________

Local government approval body: __________________________________

Local government CDP application number: __________________________________

Local government CDP decision:      CDP approval        CDP denial3

Date of local government CDP decision: __________________________________

Please identify the location and description of the development that was approved or 
denied by the local government.

Describe: ____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

2 Attach additional sheets as necessary to fully describe the local government CDP decision, including a 
description of the development that was the subject of the CDP application and decision.

3 Very few local CDP denials are appealable, and those that are also require submittal of an appeal fee. 
Please see the appeal information sheet for more information.
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3. Identification of interested persons

On a separate page, please provide the names and contact information (i.e., mailing 
and email addresses) of all persons whom you know to be interested in the local CDP 
decision and/or the approved or denied development (e.g., the applicant, other persons 
who participated in the local CDP application and decision making process, etc.), and 
check this box to acknowledge that you have done so.  

Interested persons identified and provided on a separate attached sheet

4. Grounds for this appeal4

For appeals of a CDP approval, grounds for appeal are limited to allegations that the 
approved development does not conform to the LCP or to Coastal Act public access 
provisions. For appeals of a CDP denial, grounds for appeal are limited to allegations 
that the development conforms to the LCP and to Coastal Act public access provisions.
Please clea
applicable, the LCP and Coastal Act provisions, with citations to specific provisions as 
much as possible. Appellants are encouraged to be concise, and to arrange their 
appeals by topic area and by individual policies. 

Describe: ____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

____________________________________________________________

4 Attach additional sheets as necessary to fully describe the grounds for appeal.
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December 1, 2020 
 
 

Grounds for Appeal 
 
This writing details the grounds for appeal as requested under paragraph 4. of the 
Appeal Form.   
 
The grounds for appeal under section 30603 are limited to allegations that the 
development does not conform to the Certified LCP or to the Public Access policies 
of the Coastal Act.  In the instant case, the proposed project fails to conform to the 
San Luis Obispo County Certified Local Coastal Plan for the San Luis Bay Coastal 
Planning Area.  Furthermore, the proposed project fails to comport with the public 
access and public recreation policies of Chapter 3 (commencing 30200) of the 
Coastal Act.   
 

A.  LCP Inconsistencies 
 

Appeal Contention 1.  Coastal Table “O” provides definitions of proposed uses in 
specific use groups.  The proposed project is mischaracterized as a use that falls 
within the definition of Water Wells and Impoundments [F5].  Water Wells and 
Impoundments are defined in Table “O” as, “Water extraction uses or structures 
for small scale domestic or agricultural use including wells, ponds, water 
tanks and distribution facilities.”  More precisely, the proposed project falls 
within an entirely different use group, and definition for Public Utility Facilities [J5].  
Public Utility Facilities is defined in Table “O” as these uses include any of the 
following facilities:…; public water system wells.  The proposed project lies within 
the Recreation Land Use category and Public Utility Facilities are not an allowed use 
in the Recreation Land Use category in Coastal Table “O” of the LCP.  Clearly, the City 
of Pismo Beach is not proposing small-scale domestic or agricultural use for water 
extractions.  Please see the attached Addendum to October 13, 2020 CCB Appeal 
letter, dated October 16, 2020 for greater detail.   

 
Appeal Contention 2.  Recreation Land Use Standards.  Limitation on use 
“allowable uses in the area between HWY 1 and railroad right-of-way are limited to 
recreational vehicle (RV) parks in accordance with Ordinance 1215” (attached).   
The project is proposed to be located within the County owned Coastal Dunes RV 
Park & Campground.  The subject property lies within the area referenced in 
Ordinance 1215 and is therefore limited to urban destination recreational vehicle 
park ONLY.  Consequently, even if the proposed project were allowable under 
Coastal Table “O”, it could not proceed because of the limitation on use provided in 
Ordinance 1215 and is, therefore, inconsistent with the LCP.   
 
Appeal Contention 3.  The proposed project fails to conform with Section 
23.06.040 of the San Luis Obispo County Coastal Zone Land Use Ordinance (CZLUO) 
Noise standards. 
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The proposed project includes well drilling that requires 24/7 construction until 
each well is complete.  It is anticipated well construction will require a minimum of 
two-weeks per well.  Noise from the well drilling is expected to exceed 85 dBA.  The 
project proposes to deploy sound walls to attenuate the sound.  However, even after 
attenuation, noise thresholds are to exceed the nighttime Hourly Equivalent Sound 
Level of 45 dBA.  It is likely nighttime operations will exceed the exterior noise level 
standards provided in the CZLUO and is therefore further inconsistent with the LCP. 
 
Appeal Contention 4.   The proposed project includes groundwater extractions 
from injection well IW-4 for an indeterminate amount of time.  It fails to conform to 
Coastal Watersheds Policy 1, Preservation of Groundwater Basins.  While the parent 
project CCB intends to inject water into the basin, the proposed project is intending 
to extract water.  However, the location of the proposed project, particularly IW-4 is 
in very close proximity to the primary production well (Well No. 8) for the 
community of Oceano.  Please see the attached Figure 7-1 from the CCB DEIR which 
reflects the location of the proposed project and the other four injection wells in 
relation to Services District (OCSD) wells, shown as red dots.  Based upon the 
project description in the Categorical Exemption, groundwater extractions are 
expected up to 1,500 gallons per minute.  In just two–weeks, the project will have 
extracted and discharged to the ocean some 92.8 acre-feet.  If the pumping 
continues for one-month, the total amount of groundwater wasted to the ocean will 
approach 185 acre-feet. For context, the entire community of Oceano, including 
approximately 7,600 residents uses about 55 acre-feet per month from all sources.  
Most recently, the OCSD pumped 147 acre feet in a one-year period, for comparison.  
Moreover, the Disadvantaged Community (DAC) of Oceano, possesses a 900 acre-
foot groundwater entitlement (as adjudicated for the Santa Maria Groundwater 
Basin (SMGB), shown in Figure 4.8-3 attached).  The Oceano Community Services 
District (OCSD) has reduced pumping to approximately sixteen percent (16%) or 
147 acre-feet annually.  Therefore, in just one-month, the proposed project may 
pump, with no beneficial use, over one hundred percent (100%+) of Oceano’s most 
recent groundwater extractions indicated in the Northern Cities Management Area 
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2019 Annual Monitoring Report.  The OCSD primary groundwater extraction well, 
Well No. 8, is located less than one-half mile from IW-4, the key component of the 
proposed project.  The proposed project may impact OCSD’s Well No. 8, given its 
close proximity.    Well No. 8 was the OCSD’s only groundwater well in production 
during the 2019 reporting period.   
 
The long-term integrity of the groundwater basins within the Coastal Zone shall be 
protected.  The proposed project could have a significant adverse impact on the 
groundwater basin, notwithstanding the projects limited duration.  These short-
term impacts to the groundwater basin and Oceano’s groundwater entitlement are 
significant; however, the potential long-term impacts from the parent project, 
Central Coast Blue (CCB), may have longer-lasting adverse effects upon the entire 
DAC of Oceano with Environmental Justice (EJ) implications.  The County-approved 
project included no analysis of the potential short or long-term impacts nor did it 
include any mitigation or compensation to the OCSD for potential impacts to Well 
No. 8 and/or their adjudicated groundwater entitlement.     
    
While the City of Pismo Beach considers the current efforts a regional collaboration, 
with a Memorandum of Agreement (MOA) with only the cities of Arroyo Grande and 
Grover Beach.  The MOA has numerous “opt-out clauses”.    In fact, the OCSD has 
declared they are not participating in the project at all.  The dilemma facing the City 
of Pismo Beach is the concern that, non-participating agencies be PROHIBITED 
from pumping groundwater that may include CCB treated water injected into the 
groundwater basin.  As a result, the City of Pismo Beach has made it clear that the 
OCSD may be limited to recent groundwater extractions of just 147 acre-feet.  This 
could have the effect of confiscating over 700 acre-feet of groundwater entitlement 
for the DAC community.  This alone, smacks of Environmental Injustice given that 
the communities most valuable asset is their 900 acre-foot groundwater 
entitlement.  In fact, the County-approved project has completely failed to consider 
or analyze any EJ factors thus failing to conform to Section 30604(h) of the 
California Public Resources Code.  “When acting on a Coastal Development Permit, 
the issuing agency, or the commission on appeal, may consider Environmental 
Justice, or the equitable distribution of environmental benefits throughout the 
state.”   
 
Ironically, the impetus for the subject proposal and the parent project, CCB, relates 
to representations that seawater intrusion (SWI) is impacting the groundwater 
basin in the area.  This is patently false.  The fiction of SWI surfaced in 2009 and 
involves the Northern Cities Management Area (NCMA) members.  The members 
are the cities of Pismo Beach, Arroyo Grande and Grover Beach plus OCSD who is 
often the “odd man out”.  The community of Oceano, through the OCSD, has a 
diversified water portfolio, including State Project Water, Lopez Lake and 
groundwater entitlements.   Currently, the OCSD is using approximately one-third of 
their combined entitlements.  
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By way of background, the SMGB was adjudicated in 2008.  The City of Pismo 
Beach’s premise for CCB is the incursion of seawater into the groundwater basin.  In 
fact, the City of Pismo Beach presents a revisionist view of local water history.  They 
assert the County of San Luis Obispo constructed the Lopez Dam in 1969 because of 
seawater intrusion in Oceano.  More accurately, the County built Lopez Dam 
fundamentally as a flood control project to protect the downstream properties and 
farms from flooding.  A letter dated February 8, 2012 from the OCSD Board of 
Directors to the then, Board of Supervisors, refutes erroneous assertions regarding 
the historical presence of seawater intrusion.  The letter speaks to data collected in 
2009 and states, “The Oceano groundwater supply is not threatened with seawater 
intrusion.”  The OCSD’s primary groundwater drinking supply Well No. 8 is in close 
proximity to two proposed CCB injection wells including the proposed CCB (IW-4).   
 

B.  Coastal Act Public Recreational Access Policy inconsistencies 
 
Appeal Contention 5.   The Coastal Act requires public recreational access to be 
maximized and lower-cost facilities to be protected and provided as a way to 
maximize access for all segments of the population, including those unable to afford 
expensive accommodations and facilities.  Overnight accommodations are a 
necessary part of providing public access and recreational opportunities for the 
many visitors that live further from the coast, including those from inland areas, 
such as the California Central Valley, where a coastal trip requires a lengthy car ride.  
In fact, many campers travel hundreds of miles to their destination so they may 
enjoy the coast without having to drive back to their home the same day.  The issue 
of coastal access is not so much that visitors stay on or at the beach, but about being 
able to spend time on the coast without the extended travel by having access to 
lower-cost accommodations.  The County-approved project included no analysis of 
potential impacts upon the availability of lower-cost accommodations.  It is not 
enough to simply provide public recreational access to and along the coast, nor is it 
enough to simply protect public recreational access; rather such public recreational 
access must also be MAXIMIZED.  
 
Lower cost visitor-serving accommodations are presently in high demand across the 
county and their availability locally is in short supply presently.  The County-
approved project lacks an adequate analysis of impacts to this class of visitors.  It is 
common knowledge, that the lowest cost camping at the nearby Oceano Dunes State 
Vehicular Riding Area (ODSVRA) is closed indefinitely.  When the ODSVRA does 
reopen for camping, it will be limited to just 500 of the 1,000 campsites.  Camping 
during Covid-19 is in high demand, as this is one of the few activities where social 
distancing is easier and safer.  Moreover, given its moderate climate with seventy-
degree weather, camping demand is extremely high in Oceano because of its 
proximity to the beach.  Options for camping are extremely limited.  The Pismo 
Coast Village, a popular resort on Highway One does not allow tent camping (RV 
camping only).   The County-approved project impacts to lower cost visitor-serving 
accommodations are significant.  It is estimated; approximately 40-camp sites at the 
Oceano Dunes RV Park and Campground will be displaced during the project.  
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Additionally, other campsites within the 230-space campground may be affected 
due to noise and construction activity, making them less desirable.  Likewise, the 
affordable ($59.00 per night King bed) at the eighteen-room Oceano Inn, across the 
street from the project site, is also likely to experience impacts from the project, 
including noise, lighting and traffic, making it a less desirable place to stay, further 
reducing quality and affordable places to stay.  Based upon the above discussion, the 
proposed project clearly fails to conform to Section 30213 of the Coastal Act as it 
relates to the protection of lower cost visitor-serving accommodations in the 
community of Oceano. 
    

C.  No Project Purpose 
 
Appeal Contention 6.  The County-approved project failed to adequately express a 
need or purpose for the project.    The applicant states the proposed project would 
be a preliminary investigation of the physical and technological constraints and 
opportunities in the project area.  The project would expand the knowledge of 
subsurface conditions in the area.  It is unclear if the proposed project is necessary; 
please see a copy of Section 8. References from the NCMA 2019 Annual Monitoring 
Report (attached) with over fifty references to various studies , monitoring reports 
and other documentation prepared by both the public and private sector, making 
the subject groundwater basin one of the most studied on the Central Coast.   It is 
highly likely the information sought from the proposed project is already contained 
in the numerous groundwater basin analyses.                                                                                      
 
 
Substantial Issue Determination 
 
Historically, the Commission has been guided by five factors in its determination of 
whether, or not, a given appeal raises significant question with respect to a decision 
made by a local agency on a given Coastal Development Permit application. 
 
Factor (1) the degree of factual and legal support for local approval and consistency 
determination with the LCP and public access policies.   

On its “face”, the proposed project as a Public Utility Facility is inconsistent 
with the LCP because it is not an allowable use. Likewise, no analysis of 
impacts or mitigation measures related to public access policies was made by 
the County of San Luis Obispo relative to the protection of lower cost visitor-
serving accommodations at the subject campground and the nearby Oceano 
Inn. 

 
Factor (2) the extent and scope of the development approved.   

The $750,000 project includes a permanent municipal groundwater well 
reaching a depth of approximately 400 ft. within a 12 in. diameter casing.  If 
pumped at the expected maximum capacity of 1,500 gallons per minute is the 
equivalent to 2,160,000 per day or 92.8 acre feet during the two-week 
projected duration.  One month of pumping at that rate, is 186 acre feet, 
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which exceeds the entire annual groundwater extractions for the community 
of Oceano in 2019. 

 
Factor (3) the significance of coastal resources affected by the approval.  

Impacts to the groundwater basin from the County-approved project were 
not adequately analyzed regarding the short or long-term impacts to the 
groundwater basin from IW-4, especially to the EJ community of Oceano and 
the adjudicated groundwater basin.  The proposed project may dispose up to 
92.8 acre-feet of groundwater into the ocean with unknown impacts to the 
OCSD primary drinking supply well. 
 
Another Coastal Resource includes Public Recreational Access; the County-
approved project displaces forty camping spaces, at a minimum, and likely 
will affect additional camping spaces within the campground.  The affordable 
Oceano Inn will likely be affected.  

 
Factor (4) the precedential value of the counties approval for future interpretation 
of its LCP.   

An approval of uses that are not allowed by the LCP of any jurisdiction sets a 
bad precedent.  Coastal Table O is part of the San Luis Obispo County LCP.  
Many uses within the respective Use Groups in the Table “O” matrix are 
blank.  “A blank space in a land use category column means the 
corresponding use on the left side of the chart is not allowable in that land 
use category.”  Any differing interpretation would throw the entire Coastal 
Table “O” into chaos.  Likewise, if San Luis Obispo County is enabled to make 
broad interpretations or misinterpretations, it could be duplicated 
throughout the Coastal Zone raising serious questions for local agencies with 
Certified LCP’s. 
 

 
Factor (5) whether the appeal raises only local issues, or those of regional or 
statewide significance.   

The County-approved project raises state-wide issues regarding 
groundwater management in an era of the Sustainable Groundwater Act.  The 
inability of the OCSD to participate in the parent project CCB, including the 
potential short-term threats to its primary groundwater production well and 
the long-term confiscation of their groundwater entitlement raises 
significant EJ concerns.   
 

 
CONCLUSION 
 
The proposed project is not a “small domestic or agricultural use” as defined in 
Coastal Table “O” for Water Wells and Impoundments.  The proposed project is not 
an allowable use on the subject property, because the County-owned campground is 
in the Recreation land use category.  The proposed project is a $750,000 project 

A-3-SLO-20-0072 (Central Coast Blue Test Wells) 
Exhibit 5 

Page 10 of 21



 J. H. EDWARDS COMPANY 
 A REAL PROPERTY CONCERN 

Specializing in Water Neutral Development 

 P.O. Box 6070, Los Osos, CA 93412 (805)235-0873  jhedwardscompany@gmail.com 

 ACQUISITION     MARKETING     LAND USE     REDEVELOPMENT 

  

including a municipal (public) well that is intended to be one of five permanent 
injection wells.  As a Special Use, a Public Utility Facility is allowed in all land use 
categories except Recreation and Open Space.  Even if the proposed project were an 
allowable use, it is precluded by the codified limitation of use standard.  As such, the 
project as proposed is inconsistent with the San Luis Obispo County Certified LCP.   
 
Likewise, the proposed project does not conform to the public access and recreation 
policies of the Coastal Act because of the displacement of low-cost camping in a 
community already experiencing limited availability of lower cost visitor-serving 
accommodations.  Coastal Act Section 30213 specifically requires lower cost visitor 
and recreational facilities be protected, encouraged and where feasible, provided.  
While the displacement of low-cost camping may be temporary, the county approval 
failed to include any analysis of likely impacts or consider appropriate mitigation 
measures.  The proposed project fails to ensure maximum public access for 
members of the public with low or moderate incomes that wish to access and 
recreate at the coast.  Consequently, I respectfully request that a Substantial Issue 
exists with respect to the County-approved projects conformance with the 
provisions of the Certified San Luis Obispo County LCP and with the public 
recreational access policies of the Coastal Act necessitating the Commission 
asserting jurisdiction over the CDP application for the proposed project.   
 
 
 
Please feel free to contact me with any questions you may have. 
 
Sincerely, 
 

Jeff Edwards 

Jeff Edwards 
 
Attachments 
 
Addendum dated October 16, CCB SLO BOS Appeal 
SLO Co.  Limitation of Use Ordinance 1215 
Figure 7-1 CCB DEIR 
Figure 4.8-3 CCB DEIR 
Section 8. References from the NCMA 2019 Annual Monitoring Report 
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October 16, 2020 
 
RE:  Addendum to October 13, 2020 CCB Appeal Letter 
 
To:   Xzandrea Fowler, SLO Co. Planning Supervisor 
 Emi Sugiyama, Project Planner 
  
Good morning Ladies, 
 
It appears there is another major General Plan/Local Coastal Plan land use inconsistency associated with the 
above referenced project.  This is a fatal flaw and the application never should have been taken in or accepted 
for processing, let alone be considered for approval.  As you know, there is a limitation on use affecting the 
Coastal Dunes RV Park & Campground “TO URBAN DESTINATION RECREATIONAL VEHICLE 
PARK…” pursuant to Ordinance 1215. 
 
However, based upon allowable uses in Coastal Table O, the proposed project does not qualify as an allowable 
use and is therefore, not permitable at the proposed location.  At present, staff has considered the proposed 
project under Water Wells & Impoundments.   
Please see the use group below and note it is allowed as an S-9-P subject to provisions in Coastal Zone Land 
Use Ordinance Section 23.08.178.  Unfortunately, the proposed permanent facility (not to be abandoned 
following completion) does not fit the definition of Water Wells & Impoundments, also shown below.  This use 
group is confined “for small scale domestic or agricultural use…”  The CCB test injection well is not small 
scale, it is not private and is not for domestic of agricultural purposes.  Clearly, this is misplaced.   
 
 
Excerpt from Table O, page 21 of 46 
 

 
 
Water Wells and Impoundments [F5] Water extraction uses or structures for small scale domestic or 
agricultural use including wells, ponds, water tanks and distribution facilities. (page 46 of 46, Table O) 
Alternatively, the appropriate use group for the subject proposal is Public Utility Facilities, as shown below: 
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J. H. EDWARDS COMPANY 
A REAL PROPERTY CONCERN 

Specializing in Water Neutral Development 

 P.O. Box 6070, Los Osos, CA 93412 (805)235-0873  jhedwardscompany@gmail.com 

 ACQUISITION     MARKETING     LAND USE     REDEVELOPMENT 

  

 

Public Utility Facilities [J5] Fixed-base structures and facilities serving as junction points for transferring 
utility services from one transmission voltage to another or to local distribution and service voltages. These uses 
include any of the following facilities: electrical substations and switching stations; telephone switching 
facilities; natural gas regulating and distribution facilities; public water system wells, treatment plants and 
storage; and community wastewater treatment plants, settling ponds and disposal fields. Nothing in this 
definition is intended to require a land use permit where Government Code Section 53091 would exempt local 
agencies from permit requirements, except in the coastal zone where permitting requirements are as set forth in 
the Local Coastal Plan. (page 41 of 46, Table O) 
 
The proposed Public Utility Facility use in a Recreation land use category, as in the instant case, is not allowed.  
“A blank space in a land use category column means the corresponding use on the left side of the chart is not 
allowable in that land use category.” (page 15 of 46, Table O) 
 
Excerpt from Table O, page 23 of 46  

 
 
In summary, the proposed project should never have been filed in the first place, let alone be considered for 
approval.  The recommended approval includes Finding B which suggests the project is an allowable use and 
consistent with the San Luis Obispo County General Plan and Local Coastal Plan.  Nothing could be further 
from the truth and as a result Finding B cannot be made.  It is my belief; Coastal Commission staff would 
roundly reject any such interpretation of Coastal Table O as that being advanced presently by your department.   
 
Consequently, the City of Pismo Beach should be advised their project cannot be considered and as a result, the 
application should be withdrawn and the hearing cancelled.   
 
Please let me know if you have any questions. 
 
Thanks, 
Jeff 
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Alternatives 

Draft Environmental Impact Report 7-9 

Figure 7-1 Alternative 3 - Water Distribution Pipeline Alignments and ATF Complex 
Location  
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City of Pismo Beach 
Central Coast Blue Project 

4.8-6 

Figure 4.8-3 Groundwater Basins 
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Ordinance as requiring no permit, in most cases the "A" means a use can be established with a plot plan 
approval as part of a building permit (or more intensive permit process if required by the CZLUO based 
on the size of the use), subject to the Coastal Zone Land Use Ordinance standards that must be 
considered in planning and developing a use. 

The letter "S" means that a use is allowable in a particular land use category only when special standards 
or permit procedures are followed. The number after the "S" refers to the key following the charts, 
which explains where to look in the Coastal Zone Land Use Ordinance to find the special standards. A "P" 
means that the use is principally permitted and encouraged over non-principally permitted uses. A "PP" 
means the same as a "P" where found in the text. A blank space in a land use category column means 
the corresponding use on the left side of the chart is not allowable in that land use category. 

 

KEY TO COASTAL TABLE O 

USE STATUS  DEFINITION 
    

A  Allowed use, unless otherwise limited by a specific planning area standard. Coastal 
Zone Land Use Ordinance Chapter 23.03 ("Required Level of Processing") determines 
the permit necessary to establish an "A" use, and Chapters 23.04 through 23.06 
determine the site design, site development, and operational standards that affect the 
use. See also the "Planning Area Standards" sections of the Land Use Element Area 
Plans and the LCP Policy Document to find any standards that may apply to a project in 
a particular community or area. 

S  Special use, allowable subject to special standards and/or processing requirements, 
unless otherwise limited by a specific planning area standard. The following list shows 
where in the Coastal Zone Land Use Ordinance to find the special standards that apply 
to particular uses. 

P  Principally permitted use, a use to be encouraged and that has priority over non-
principally permitted uses, but not over agriculture or coastal dependent uses. 

 

 

"S" NUMBER  APPLICABLE COASTAL ZONE LAND USE ORDINANCE SECTION AND/OR LAND USE 
ELEMENT REQUIREMENT 

    
1  23.08.120 b MISCELLANEOUS USES 

2  23.08.120 a MISCELLANEOUS USES 

3  23.08.040 AGRICULTURAL USES 

4  23.08.060 CULTURAL, EDUCATIONAL & RECREATIONAL USES 
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LAND USE CATEGORY 

USE GROUP 

PA
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Professional 
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Industrial 

Public Facilities 

O
pen Space 

F) RESOURCE EXTRACTION

Fisheries & Game Preserves 1 6-46 A A A A S-14
Forestry 2 6-46 A A A A A 
Mining 3 6-51 S-9 S-9 S-9 S-14
Petroleum Extraction 4 6-54 S-9 S-9 S-9 S-9 S-9 S-9 S-9
Water Wells & Impoundments 5 6-61 S-9-P S-9-P S-9-P S-9-P S-9-P S-9-P S-9-P S-9-P S-9-P S-9-P S-9-P S-9-P S-9-P S-9-P

G) RETAIL TRADE
Auto, Mobilehome & Vehicle 
Dealers & Supplies 1 6-40 S-10 S-7 S-7
Building Materials & Hardware 2 6-41 S-10-P P A 
Eating & Drinking Places 3 6-44 S-10 S-10-P S-10 S-10 A P A S-2
Food & Beverage Retail Sales 4 6-46 S-10-P S-10 S-10 S-10 S-10 S-10 P A S-2
Fuel & Ice Dealers 5 6-46 S-5 S-5-P
Furniture, Home Furnishings & 
Equipment 6 6-47 P A 
General Merchandise Stores 7 6-47 S-1-P P A 
Mail Order & Vending 8 6-50 P P A 
Outdoor Retail Sales 9 6-53 S-7 S-7 S-7 S-7 S-7 S-7 S-7 S-7 S-7
Roadside Stands 10 6-56 S-3 S-3 S-3 S-3 S-3
Service Stations 11 6-57 S-10 S-10-P S-10-P S-10
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LAND USE CATEGORY 
 

 
 
 
  

USE GROUP 
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J) TRANSPORTATION                 

Airfields & Landing Strips 1  S-13 S-13 S-13 S-13 S-13    S-13  S-13 S-13 S-13-P  
Harbors 2              S-1-P  
Marine Terminals & Piers 3     S-5       S-5 S-5 S-5-P  
Pipelines & Transmission Lines 4  S-13 S-13 S-13 S-13 S-13 S-13 S-13 S-13 S-13 S-13 S-13 S-13 S-13 S-14 
Public Utility Facilities 5  S-13 S-13 S-13  S-13 S-13 S-13 S-13 S-13 S-13 S-13 S-13 P  
Transit Stations & Terminals 6     S-2     S-2 S-2 S-2 A A  
Truck Stops 7            A A   
Vehicle & Freight Terminals 8            A A   
Vehicle Storage 9     S-13     S-13 S-13 P A A  

                 

K) WHOLESALE TRADE                 

Warehousing 1   S-19 S-19        P A A  
Wholesaling & Distribution 2   S-19 S-19        P A   

                 

L) CANNABIS USES                 

Cannabis Cultivation 1  S-21 S-21 S-21  S-21       S-21   
Cannabis Nurseries 2  S-21 S-21 S-21  S-21       S-21   
Cannabis Manufacturing 3   S-21         S-21 S-21   
Cannabis Testing Facilities 4            S-21 S-21   
Cannabis Dispensaries 5   S-21 S-21  S-21      S-21 S-21   
Cannabis Distribution Facilities 6            S-21 S-21   
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Public Safety Facilities [H12] 
Facilities operated by public agencies including fire stations, other fire prevention and firefighting 
facilities, police and sheriff substations and headquarters, including interim incarceration 
facilities (not including jails, which are defined under "Correctional Institutions"). 

Public Utility Facilities [J5] 
Fixed-base structures and facilities serving as junction points for transferring utility services from 
one transmission voltage to another or to local distribution and service voltages. These uses 
include any of the following facilities: electrical substations and switching stations; telephone 
switching facilities; natural gas regulating and distribution facilities; public water system wells, 
treatment plants and storage; and community wastewater treatment plants, settling ponds and 
disposal fields. Nothing in this definition is intended to require a land use permit where 
Government Code Section 53091 would exempt local agencies from permit requirements, 
except in the coastal zone where permitting requirements are as set forth in the Local Coastal 
Plan. These uses do not include those uses that are not directly and immediately used for the 
production, generation, storage, or transmission of water, wastewater or electrical power such 
as office or customer service centers (classified in "Offices"), or equipment and material storage 
yards (classified in Storage Yards and Sales Lots"). [Amended 1995, Ord. 2740] 

Recreational Vehicle Parks [I3] 
Transient lodging establishments primarily engaged in renting, leasing or otherwise providing 
overnight or short-term sites for motorhomes, trailers, campers or tents, with or without 
individual utility hookups, but with other facilities such as public restrooms. May include 
accessory food and beverage retail sales where such sales are clearly incidental and intended 
to serve RV park patrons only. Does not include incidental camping areas, which are included 
under "Rural Recreation and Camping." 

Recycling Collection Stations [D19] 
Facilities for temporary accumulation and storage of recyclable discarded materials, which are 
subsequently transported to recycling centers or solid waste disposal sites for further 
processing. Includes sites for implementing the California Beverage Container Recycling Act 
(AB 2020). (Does not include automobile wrecking yards or any recycling processing facilities, 
which are listed under Recycling and Scrap; does not include temporary storage of toxic or 
radio-active waste materials). 

Recycling and Scrap [D20] 
Establishments primarily engaged in assembling, breaking up, sorting, temporary storage and 
distribution of recyclable or reusable scrap and waste materials, including auto wreckers 
engaged in dismantling automobiles for scrap. Also includes any storage of such materials in an 
area larger than 200 square feet or higher than six feet. Does not include terminal waste 
disposal sites, which are separately defined. Does not include temporary storage of toxic or 
radioactive waste materials. 

Residential Accessory Uses [E9] 
Includes any use that is customarily part of a residence and is clearly incidental and secondary 
to a residence and does not change the character of the residential use. Residential accessory 
uses include the storage of vehicles and other personal property, and accessory structures 
including swimming pools, workshops, studios, greenhouses, garages, and guesthouses 
(without cooking or kitchen facilities). Includes non-commercial TV and radio broadcasting and 
receiving antennas, including equipment for satellite broadcast reception. 
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Vehicle and Freight Terminals [J8] 
Transportation establishments furnishing services incidental to transportation including: freight 
forwarding services; transportation arrangement services; packing, crating, inspection and 
weighing services; freight terminal facilities; joint terminal and service facilities; trucking facilities, 
including transfer and storage; and postal service bulk mailing distribution centers. Includes rail, 
air and motor freight transportation. This definition does not include sites for the storage or 
transfer of hazardous waste materials.(SIC: Groups 40, 42) 

Vehicle Storage [J9] 
Service establishments primarily engaged in the business of storing operative cars, buses and 
other motor vehicles. Includes both day use and long-term public and commercial garages, 
parking lots and structures, except when accessory to a principal use. Does not include 
wrecking yards (classified in "Recycling and Scrap") or farm equipment storage (classified in 
"Storage Yards and Sales Lots"). (SIC: Group 752) 

Warehousing [K1] 
Establishments primarily engaged in the storage of farm products, furniture, household goods, 
or other commercial goods of any nature for later distribution to wholesalers and retailers. Does 
not include warehouse facilities where the primary purpose of storage is for goods for wholesale 
distribution. Does not include terminal facilities for handling freight (classified in "Vehicle and 
Freight Terminals"). Also includes warehouse, storage or mini-storage facilities offered for rent 
or lease to the general public. 

Waste Disposal Sites [H16] 
County-approved or operated refuse dumps, sanitary landfills and other solid waste disposal 
facilities of a terminal nature, where garbage, trash or other unwanted materials are abandoned, 
buried or otherwise discarded with no intention of re-use. This definition does not include 
disposal sites for hazardous waste materials. 

Water Wells and Impoundments [F5] 
Water extraction uses or structures for small scale domestic or agricultural use including wells, 
ponds, water tanks and distribution facilities. 

Wholesaling and Distribution [K2] 
Establishments engaged in selling merchandise to retailers; to industrial, commercial, 
institutional, farm, or professional business users; or to other wholesalers; or acting as agents or 
brokers in buying merchandise for or selling merchandise to such persons or companies. 
Includes such establishments as: merchant wholesalers; agents, merchandise or commodity 
brokers, and commission merchants; assemblers, buyers and associations engaged in the 
cooperative marketing of farm products. (SIC: Group 50, 511-516, 518, 519) 
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