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171 NAOMI AVE., SHELL BEACH CA 93449 

PROJECT DATA 

DESCRIPTION 

SITE INFORMATION 

JURISDICTION 

ZONING 

APN 

STREET ADDRESS 

GROSS LOT SIZE 

BUILDING INFORMATION 

NUMBER OF STORIES 

OCCUPANCY 

CONSTRUCTION TYPE 

FIRE SPRINKLERS 

ROOF RATING 

HAZARDS 

DEVELOPMENT STANDARDS 

MAXIMUM HEIGHT 

MAXIMUM BUILDING AREA 
(INCLUDING GARAGE) 

SECOND FLOOR / FIRST 
FLOOR RATIO 

PLANTING AREA RATIO 

LOT COVERAGE RATIO 

GARAGE SETBACK FROM 
STREET PROPERTY LINE 

FRONT YARD, NOT 
INCLUDING GARAGE 

SIDE YARDS/INTERIOR LOTS 

REAR YARD 

DRIVEWAY WIDTH AT STREET 

OVERLAY ZONES 

DEMO OF EXISTING 1,340 SQ. FT. 2 BEDROOM, 2 BATH HOUSE WITH ATTACHED 2 CAR 
GARAGE. PROPOSED CONSTRUCTION OF NEW [2) STORY 2,852 SQ. FT., 3 BEDROOM, 3 .5 
BATH, SINGLE FAMILY DWELLING W/ 689 SQ. FT. ATTACHED GARAGE & 107 SQ. FT. STORAGE 

CITY OF PISMO BEACH 

LOW DENSITY RESIDENTIAL (R-1) 

01 0-505-0 l 3 

171 NAOMI AVE. 

7,300 SF 

BUILDING AND FLOOR AREA PROPOSED 
TWO STORY 

OCCUPANCY R-3 [RESIDENTIAL) 

TYPE V B  [NON-RATED) 

YES 

CLASS C MINIMUM 

PROPERTY IS NOT LOCATED 
WITHIN A HIGH FIRE RISK AREA 
NOR A FLOOD PLAIN AREA 

FIRST FLOOR 

l ST FLOOR LIVING AREA

2ND FLOOR LIVING AREA

TOTAL FLOOR LIVING AREA

l ST FLOOR GARAGE

l ST FLOOR STORAGE

l ST FLOOR COVERED PATIO AREA

2ND FLOOR DECK AREA

ALLOWED: 25'-0" FROM EXISTING SITE GRADE, MEASURE AT 
CENTER OF BUILDING FOOTPRINT & 15' MAX FROM HIGHEST 
ELEVATION ON LOT / 51.3' [HIGH ELEV)+ 15' = 66.3' MAX. HT. 
PROPOSED: 14'-8" FROM HIGHEST ELEVATION ON LOT 
PEAK ELEVATION: 66.0' = OK 

ALLOWED: 86% OF 2,700 + 60% OF LOT EXCESS 
.86 X 2,700 = 2,322 S.F.; .60 X 4,600 = 2,760 S.F. 
TOTAL ALLOWED: 5,082 S.F. 
TOTAL PROPOSED: 3,648 S.F.= OK 

2ND FLOOR CANNOT EXCEED 80% OF SQUARE 
FOOTAGE OF THE FIRST FLOOR INCLUDING GARAGE 
2,028 SQ. FT. X .80 = 1,622 SQ. FT. > 1,620 SQ. FT. = OK 
TOTAL PROPOSED: 80% = OK 

REQUIRED: 20% LOT AREA MINIMUM 
TOTAL REQUIRED: .20 X 7,300 = 1,460 S.F. 
TOTAL PROPOSED: 2,140 S.F. = OK 

ALLOWED: 55% LOT AREA MAXIMUM 
. 55 X 7,300 = 4,015 S.F. 
TOTAL PROPOSED: 2,387 S.F. = OK 

R-1, R-3: 20% OF LOT DEPTH MINIMUM, NO MORE THAN 20' 
REQUIRED (RESIDENTIAL GARAGE ENTRANCES ONLY)
TOTAL PROPOSED: 25'-0" = OK

R-1: 20% OF LOT DEPTH OR THE AVERAGE OF THE EXISTING 
YARDS ON EITHER SIDE, WHICHEVER IS SMALLER (NO LESS 
THAN 10', NO LARGER THAN 20') BLUFFTOP LOTS: 15'
TOTAL PROPOSED: 24'-0" = OK

R-1 AND R-3: 10% OF LOT WIDTH, NO SMALLER THAN 4 FEET 
BUT NOT REQUIRED TO EXCEED 5 FEET
TOTAL PROPOSED: 5'-0" = OK

R-1 AND R-3: 10% OF LOT DEPTH, MINIMUM 5 FEET & NO MORE 
THAN 10 FEET REQUIRED
TOTAL PROPOSED: 10'-0" = OK

NO SMALLER THAN 12' AND NO LARGER THAN 16' IN WIDTH 
TOTAL PROPOSED: REMOVE AND REPLACE EXISTING 16' WIDE 
DRIVEWAY 

CA: COASTAL APPEAL 
HL-1: HEIGHT LIMITATIONS -1 

PROPOSED S.F. 

1,232 S.F. 

1,620 S.F. 

2,852 S.F. 

689 S.F. 

107 S.F. 

359 S.F. 

390 S.F. 

PROJECT NOTES 

1. THIS PROJECT SHALL COMPLY WITH THE 2019 EDITIONS OF THE CALIFORNIA RESIDENTIAL CODE
(CRC) AND/OR CALIFORNIA BUILDING CODE [CBC), CALIFORNIA MECHANICAL CODE (CMC),
CALIFORNIA PLUMBING CODE (CPC), CALIFORNIA ELECTRICAL CODE (CEC), CALIFORNIA
GREEN BUILDING STANDARDS CODE, AND CALIFORNIA ENERGY CODE (CENC), ALL
AMENDMENTS TO THE CA CODES ADOPTED BY THE CITY OF PISMO BEACH, AND ALL OTHER
CODES, REGULATIONS, AND APPROVALS ESTABLISHED BY THE CITY OF PISMO BEACH.

2. THE CONTRACTOR SHALL NOT SCALE THE DRAWINGS. ANY OMISSION IN DIMENSIONING
SHOULD BE BROUGHT TO THE ATTENTION OF THE DESIGNER IMMEDIATELY AND BEFORE WORK IS
STARTED ON THAT SECTION.

3. THE CONTRACTOR SHALL VERIFY ALL DIMENSIONS ON THE JOB. ANY DISCREPANCIES SHALL BE
CALLED TO THE ATTENTION OF THE DESIGNER IMMEDIATELY AND BEFORE WORK IS STARTED ON
THAT SECTION.

4. WHERE NO DETAIL IS SHOWN, CONSTRUCTION SHALL BE AS SHOWN IN SIMILAR DETAILS. IF THE
CONDITION IS NOT CLEAR, THE CONTRACTOR SHALL NOTIFY THE DESIGNER IMMEDIATELY.

5. ANY INCONSISTENCIES IN MATERIAL CALLOUTS OR SPECIFICATIONS SHALL BE CALLED TO THE
ATTENTION OF THE DESIGNER.

6. ALL DIMENSIONS ARE TO FACE OF STUD [UNO) UNLESS NOTED OTHERWISE

7. THE CALIFORNIA ENERGY CONSERVATION STANDARDS FOR NONRESIDENTIAL AND / OR
RESIDENTIAL BUILDINGS HAVE BEEN REVIEWED AND THE BUILDING DESCRIBED ON THE
DRAWINGS IS IN SUBSTANTIAL CONFORMANCE.

8. A DRAINAGE REPORT IS REQUIRED FOR THIS PROJECT.

9. NO HAZARDOUS MATERIALS ARE TO BE STORED AND/ OR USED WITHIN THE BUILDING WHICH
EXCEED THE QUANTITIES LISTED IN CBC TABLES 307.1 (l) AND 307.1 (2).

10. ANY/ALL DEFERRED SUBMITTALS SHALL BE REVIEWED BY THE PROJECT ENGINEER PRIOR TO
SUBMISSION TO THE BUILDING DEPARTMENT FOR REVIEW AND APPROVAL.

11. ALL WORK LOCATED WITHIN THE PUBLIC RIGHT-OF-WAY OR WITHIN THE JURISDICTION OF THE
UTILITIES AND PUBLIC WORKS DEPARTMENTS SHALL COMPLY WITH THE MOST CURRENT EDITION
OF THE ENGINEERING STANDARDS AND STANDARD SPECIFICATION. THE CURRENT ADOPTED
STANDARDS ARE DATED FEBRUARY 2014.

12. THE ADJOINING STREET SHALL BE CLEANED BY SWEEPING TO REMOVE DIRT, DUST, MUD AND
CONSTRUCTION DEBRIS AT THE END OF EACH DAY.

13. TEMPORARY EROSION CONTROL MEASURES SHALL BE REMOVED WHEN PERMANENT
IMPROVEMENTS, PLANTINGS AND FACILITIES ARE IN PLACE. TEMPORARY MEASURES SHALL BE
REMOVED PRIOR TO FINAL INSPECTION APPROVALS.

14. REMODELING PRE-1978 STRUCTURES WITHOUT USING LEAD SAFE WORK PRACTICES IS A
VIOLATION OF CALIFORNIA HEALTH AND SAFETY CODE SECTION 105256. CONTRACTORS,
REMODELERS AND PAINTERS ARE REQUIRED TO USE "LEAD-SAFE" WORK PRACTICES PURSUANT
TO TITLE 17, CA CODE OF REGULATIONS SECTION 36050.

15. PRIOR TO ANY DEMOLITION OR GRADING THE CONTRACTOR SHALL PROTECT ANY TREES
ADJACENT TO THE WORK ZONE.

16. CONTRACTOR TO VERIFY PLUMBING FIXTURES COMPLY WITH GREEN CODE REQ'S

17. A LICENSED SURVEYOR OR ENGINEER SHALL VERIFY PAD ELEVATIONS, FINISH FLOOR ELEVATION,
AND SETBACKS PRIOR TO FOUNDATION INSPECTION, AND ROOF ELEVATIONS, PRIOR TO ROOF
SHEETING INSPECTION. SUBMIT DOCUMENTATION AND OBTAIN APPROVAL PRIOR TO
SUBMITTING REQUEST FOR INSPECTION .

18. CONTRACTOR SHALL PROVIDE AT LEAST THREE RANDOM MOISTURE READINGS PERFORMED AT
WALL AND FLOOR FRAMING IN THE PRESENCE OF THE BUILDING INSPECTOR PRIOR TO
APPROVAL TO ENCLOSE THE WALL AND FLOOR FRAMING TO VERIFY A MAXIMUM 19%
MOISTURE CONTENT.

19. ENERGY COMPLIANCE FORMS CF2R AND CF3R WILL BE COMPLETED AND SUBMITTED TO THE
BUILDING INSPECTOR AT TIME OF INSPECTION OF RELATED COMPONENTS.

20. AT TIME OF ROUGH MECHANICAL INSPECTION, ALL DUCT AND OTHER RELATED AIR DISTRIBUTION
COMPONENTS SHALL BE COVERED WITH TAPE, PLASTIC, SHEET METAL OR OTHER ACCEPTABLE
METHOD TO REDUCE THE AMOUNT OF DUST OR DEBRIS THAT MAY COLLECT IN THE SYSTEM PER
CGBC 4.504. l

21. GAS FIREPLACES SHALL BE A DIRECT-VENT SEALED-COMBUSTION TYPE PER CGBC 4.503. l

22. PRIOR TO START OF CONSTRUCTION, THE CONTRACTOR SHALL SCHEDULE A PRE-CONSTRUCTION
CONFERENCE WITH ALL PARTIES INVOLVED AT THE PROJECT SITE TO REVIEW THE SPECIAL
INSPECTION REQUIREMENTS, PROCEDURES, AND INDIVIDUAL SPECIAL INSPECTORS THAT WILL BE
ASSIGNED TO THE PROJECT, AS WELL AS REQUIREMENTS FOR STRUCTURAL OBSERVATION.
CONTRACTOR SHALL CONTACT THE CITY OF PISMO BEACH BUILDING DIVISION TO CONFIRM AN
ACCEPTABLE MEETING DATE AND TIME.
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Santa Cruz Island Ironwood (Lyonothamnus floribundus ssp. aspleniifolius)

Blueblossom Ceanothus (Ceanothus thyrsiflorus)

Hooker's Manzanita (Arctostaphylos hookeri)

Island Snapdragon (Gambelia speciosa)

Hearst's Ceanothus (Ceanothus hearstiorum)

Point Reyes Ceanothus (Ceanothus gloriosus)

Mock Orange (Philadelphus lewisii)

TREES

California Torreya (Torreya californica)

Santa Cruz Island Ironwood (Lyonothamnus floribundus ssp. aspleniifolius)

Monterey Cypress (Hesperocyparis macrocarpa)

Coast Live Oak (Quercus agrifolia var. agrifolia)

California Pepper Tree (Schinus molle)

MULCH / GRAVEL

Cypress Mulch
1
2" crushed granite or gold rock

1

2

3

A. AUTOMATIC IRRIGATION SYSTEM CONTROLLERS FOR LANDSCAPING PROVIDED AT TIME OF FINAL
INSPECTION SHALL BE (1) WEATHER-OR-SOIL-MOISTURE BASED CONTROLLERS THAT ADJUST IRRIGATION
IN RESPONSE TO CHANGES IN PLANT NEEDS, OR (2) WEATHER-BASED CONTROLLERS THAT ACCOUNT
FOR LOCAL RAINFALLS PER CGBC 4.304.1

LANDSCAPE PLAN GENERAL NOTES

PLANT PALETTE

4

5

MAXIMUM APPLIED WATER ALLOWANCE (MAWA):
THE PROJECT'S MAXIMUM APPLIED WATER ALLOWANCE SHALL BE CALCULATED USING THIS EQUATION:

MAWA = (ETo) (0.62) [(0.7 X LA) + (0.3 X SLA)]

WHERE:

· MAWA = MAXIMUM APPLIED WATER ALLOWANCE (GALLONS
· PER YEAR)
· ETo = REFERENCE EVAPOTRANSPIRATION FROM APPENDIX A
· (INCHES PER YEAR)
· 0.7 = ET ADJUSTMENT FACTOR (ETAF)
· LA = LANDSCAPED AREA INCLUDES SPECIAL LANDSCAPE AREA (SQUARE FEET)
· 0.62 = CONVERSION FACTOR (TO GALLONS PER SQUARE FOOT)
· SLA = PORTION OF THE LANDSCAPE AREA IDENTIFIED AS SPECIAL LANDSCAPE AREA (SQUARE FEET)
· 0.3 = THE ADDITIONAL ET ADJUSTMENT FACTOR FOR SPECIAL LANDSCAPE AREA (1.0 - 0.7 = 0.3)

ETo ARROYO GRANDE = 40
LA= 3,799
SLA= 0

MAWA= (40) (.62) [(0.7 X 3,799) + (.3 X SLA)

MAXIMUM APPLIED WATER ALLOWANCE =65,950.64 GALLONS PER YEAR

WATER BUDGET
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October 20, 2022 

l � ,I 
COA� - \.,:11/vl/SSIONCENTRAL CJAST AREA

760 Mattie Road, Pismo Beach, CA 93449 

(805) 773-4658 I PismoBeach.org

Sent Via USPS Certified Mail 

Tracking Number: 7021 0950 0000 2828 2943 

California Coastal Commission 

725 Front Street, Suite 300 

Santa Cruz, CA 95060 

FINAL LOCAL
ACTION NOTICE

ATTN: Katie Butler, Coastal Planner 
REFERENCE# 

OWNER/ APPLICANT: 

REPRESENTATIVE: 

DESCRIPTION: 

Site Address: 

Project Summary: 

DATE OF ACTION: 

ACTION: 

ATTACHMENTS: 

--------

Notice of Final Action APPEAL PERIOD
by the City of Pismo Beach Community Development�on'e:;p;;a;;r.,tm�en;:;';jt;:-=.....:::..:;::=::===:=======..I 

on a Project located with the Pismo Beach Coastal Zone 

Richard Mittry, Mittry Family Trust 

PO Box 338 

Sultana, CA 93666 

Tel: 559-285-6214 

Frances Romero, TW Land Planning & Development, LLC 

195 S. Broadway Street, Suite #209 

Orcutt, CA 93455 

Tel: 805-720-1120 / Email: fromero@twlandplan.com 

171 Naomi Avenue, Pismo Beach, CA 93449 

Review and ratification of a Coastal Development Permit to construct a new single

family residence at 171 Naomi Avenue; the project is within the Coastal Zone and is 

appealable to the Coastal Commission; APN 010-501-005 

10/18/2022 

Adopted Resolution R-2022-091 ratifying the City Council's April 19, 2022, approval 

of a Coastal Development Permit (P21-000015) to demolish an existing single-family 

residence and construct a new 3,648-square-foot single-family residence at 171 

Naomi Avenue, and approval of a Negative Declaration. 

1) 
2) 

3) 

4) 

5) 

Resolution No. 2022-091 

Staff Report & PowerPoint Presentation 

Approved Project Plans 

Legal AD / Notice of Public Hearing 

Correspondence 

1 

3-PSB-22-0965

10/25-11/7/22
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srn·r E OF CALl f ORNIA --- NATURAL RESOURCES, NCY 

CALIFORNIA COASTAL COMMISSION 
CE NTRAL COAST DIs·1 RICT OFFICE 
725 FRONT S1 .. SUI i F. 300 
SANTA CRUZ, CA 95060-4506 
(831) 427-4863 
CENTRALCOA S T@COASTALCA.GOV 

APPEAL FORM 

GAVIN NEW S OM . GO VERNOF? 

Appeal of Local Government Coastal Development Permit 

Filing Information (STAFF ONLY) 

District Office: Central Coast 

Appeal Number: A-3-p oB-:Z.a.-owJ 
Date Filed: N off cm bcr 7 , :J..D~ 
Appellant Name(; 1Crrco t-01 l if\ 5 a.rd fn I( +bux:J ( 

APPELLANTS 

IMPORTANT. Before you complete and submit this appeal form to appeal a coastal 
development permit (CDP) decision of a local government with a certified local coastal 
program (LCP) to the California Coastal Commission, please review the appeal 
:nforrnation sheet. The appeal information sheet describes who is eligible to appeal 
what types of local government CDP decisions, the proper grounds for appeal, and the 
procedures for submitting such appeals to the Commission. Appellants are responsible 
for submitting appeals that conform to the Commission law, including regulations. 
Appeals that do not conform may not be accepted. If you have any questions about any 
aspect of the appeal process, please contact staff in the Commission district office with 
jurisdiction over the area in question (see the Commission's contact page at 
https./fccastal.ca.govicontact/#/). 

Note regarding emailed appeals. Please note that emailed appeals are accepted 
ONLY at the general email address for the Coastal Commission district office with 
jurisdiction over the local government in question. For the Central Coast district office, 
the email address is Ce11tra lCoast@coastal.c21.gov. An appeal emailed to some other 
email address, including a different district's general email address or a staff email 
address, will be rejected. It is the appellant's responsibility to use the correct email 
address, and appellants are encouraged to contact Commission staff with any 
questions. For more information, see the Commission's contact page at https:// 
ro,:,c<-_;i """ gr-"//('()ri'a{-•/./.t/) ------""--
....... :DVlc-11.I..,..{.-;;;:. "".>' • , t ,\. ,..1l! .'-h . 

RECEIVED 
NOV -7 2022 

CALIFORNIA 
COAIIAL COMMISSION 
CtNil!\AL COAST AREA 
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