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Regional Location Map 

Project Location 

Pismo Beach 

Morro Bay 

Oceano Dunes 

Source: Google Maps 
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Project Vicinity Map 

PROJECT SITE 

Pismo Creek and Estuary 

Pismo State Beach 

Pismo Pier 
Downtown 

Pismo Beach 

Highway 101 
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Project Site (existing residence) 

 

Pismo Creek and Estuary 

 

Pismo State Beach 

 

Downtown Pismo Beach 

 

Highway 101 

 

Source: California Coastal Records Project, Photo 201902588 
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Project Site (existing residence) 

 

View south from Addie Street looking at project site (2019 photo)  

Pismo State Beach 

 

Pismo Creek and Estuary 

 

Pismo Creek and Estuary 

 

Pacific Ocean 
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Project Site (existing residence) 

 

View southeast from Addie Street end looking at project site (2022 photo) 

Pismo State Beach 

 

Pismo Creek and Estuary 

 

Addie Street improvements 
(under construction) 

Recently constructed Koligian duplex 
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View west of project site and existing residence during 1983 flood event  

Terminus of Addie Street  
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View east, approximately from project site, of Addie Street and Pismo Creek during 1983 flood event  Exhibit 3 
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COMMISSION NOTIFICATION OF APPEAL 

 
 
February 4, 2022 
 
To:  Matt Downing, Director 
 City of Pismo Beach Community Development Department  

760 Mattie Road 
Pismo Beach, CA  93449 
 

From: Kevin Kahn, District Manager 
Katie Butler, Coastal Planner 

 
Re: Commission Appeal No. A-3-PSB-22-0005 
 
Please be advised the coastal development permit decision described below has been 
appealed to the California Coastal Commission pursuant to Public Resources Code 
Sections 30603 and 30625. Therefore, the decision has been stayed pending 
Commission action on the appeal pursuant to the Public Resources Code Section 
30623. 
 
LOCAL PERMIT #: P21-000075 
 
APPLICANT(S): Addie Street Land Group, LTD. Attn: John King 
 
APPELLANT(S):  Commissioners Caryl Hart & Linda Escalante 
 
DESCRIPTION: 195-square-foot bedroom addition and 265-square-foot deck 

addition previously constructed without permits after-the-fact (ATF); 
a new 490-square-foot raised concrete parking deck; and removal 
of an existing exterior stairway and replacement with a raised ramp 
that connects the parking deck to the front door at an existing one-
story residence extending atop a series of piers that is currently 
used as a vacation rental. The project also includes right-of-way 
improvements in the Addie Street right-of-way that provide a 
connection for the new raised parking deck. 

 
LOCATION:   136 Addie Street, Pismo Beach, CA 93449 (APN 005-163-028) 
 
APPEAL FILED: 1/31/2022 
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The Commission appeal number assigned to this appeal is A-3-PSB-22-0005. The 
Commission hearing date has not been scheduled at this time. Within 5 working days 
of receipt of this Commission Notification of Appeal, copies of all relevant 
documents and materials used in the City of Pismo Beach's consideration of this 
coastal development permit must be delivered to the Central Coast District Office 
of the Coastal Commission (California Administrative Code Section 13112). 
Please include copies of plans, relevant photographs, staff reports and related 
documents, findings (if not already forwarded), all correspondence, the mailing 
list used to notice the project, and a list, with addresses, of all who provided 
verbal testimony. 
 
A Commission staff report and notice of the hearing will be forwarded to you prior to the 
hearing. If you have any questions, please contact Katie Butler at 
Katie.Butler@coastal.ca.gov or by mail at the Central Coast District Office. 
 
 
cc: John King 
 Jeff Davenport 
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Applicable LCP Provisions 
 
Hazards 

The LCP requires new development to avoid and minimize risks due to hazards and it requires 
new development to ensure that it will not result in increased hazards. LCP Policy S-2 states:  

S-2: New development. New development within the City’s jurisdiction shall be designed 
to withstand natural and man-made hazards to acceptable levels of risk by: … (c) 
Evaluating new development, particularly industrial, commercial or utility development, 
to ensure that construction or operation of the project will not cause hazardous 
conditions at an unacceptable level of risk; (d) Requiring new development to avoid 
portions of sites with high hazard levels. 

The LCP also specifically addresses the risks due to bluff hazards. It defines bluffs and blufftops, 
it prohibits most new development on bluff faces, it requires adequate setbacks from bluffs, and 
it addresses the need to ensure long-term stability and structural integrity and avoid landform-
altering devices. The LCP also restricts the development of permanent structures on the beach, 
prohibits new development that would require shoreline protection now or in the future, and 
provides criteria and standards for the development of shoreline structures, including groins, 
piers, breakwaters and other similar structures that serve to protect development. Relevant LCP 
policies include:  

IP Chapter 17.006 Definitions. … 17.006.0155 Bluff (Ocean): A bank or cliff rising 
from the beach or coastline. … 17.006.0165 Bluff Top (Ocean): The point at which the 
slope of the bluff begins to change from near horizontal to more vertical. 

S-3: Bluff Set-Backs. All structures shall be set back a safe distance from the top of the 
bluff in order to retain the structures for a minimum of 100 years, and to neither create 
nor contribute significantly to erosion, geologic instability or destruction of the site or 
require construction of protective devices that would substantially alter natural 
landforms along bluffs and cliffs. 

The City shall determine the required setback based on the following criteria: (a) For 
development on single family residential lots subdivided prior to January 23, 1981, the 
minimum bluff setback shall be 25 feet from the top of the bluff (blufftop is defined as the 
point at which the slope begins to change from near horizontal to more vertical). A 
geological investigation may be required at the discretion of the City Engineer, and a 
greater setback may be applied as the geologic study would warrant; (b) For all other 
development, a geologic study shall be required for any development proposed. 

S-4: Blufftop Guidelines/Geologic Studies. Site specific geological reports shall 
incorporate the information requirements contained in the State Coastal Commission’s 
guidelines for Geological Stability of Blufftop Development, as adopted May 3, 1977 and 
updated on December 16, 1981. This guideline is included in the Appendix. The report 
shall consider, describe and analyze the following: (1) A site specific erosion control 
plan to assure that the development would not contribute to the erosion or failure of any 
bluff face shall be prepared by a licensed engineer qualified in hydrology and soil 
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mechanics for all bluff top development; (2) Cliff geometry and site topography, 
extending the surveying work beyond the site as needed to depict unusual geomorphic 
conditions that might affect the site; (3) Historic, current and foreseeable cliff erosion, 
including investigation of recorded land surveys and tax assessment records in addition 
to the use of historic maps and photographs where available and possible changes in 
shore configuration and sand transport; (4) Geologic conditions, including soil, sediment 
and rock types and characteristics in addition to structural features, such as bedding, 
joints and faults; (5) Evidence of past or potential landslide conditions, the implications 
of such conditions for the proposed development and the potential effects of the 
development on landslide activity; (6) Impact of construction activity on the stability of 
the site and adjacent area; (7) Ground and surface conditions and variations, including 
hydrologic changes caused by the development (i.e., introduction of irrigation water to 
the ground water system; alterations in surface drainage); (8) Potential erodability of the 
site and mitigating measures to be used to ensure minimized erosion problems during 
and after construction (i.e., landscaping and drainage design); (9) Effects of marine 
erosion on seacliffs; (10) Potential effects of seismic forces resulting from a maximum 
credible earthquake, and; (11) Any other factors that might affect slope stability. 

S-5: Development on Bluff Face. No additional development shall be permitted on any 
bluff face, except engineered staircase or accessways to provide public beach access, and 
pipelines for scientific research or coastal dependent industry. Drainpipes shall be 
allowed only where no other less environmentally damaging drain system is feasible and 
the drainpipes are designed ad placed to minimize impacts to the bluff face, toe and 
beach. Drainage devices extending over the bluff face shall not be permitted if the 
property can be drained away from the bluff face, toe and beach. 

S-7: Hazards Overlay Zone. Areas where blufftop hazards exist shall be included within 
and subject to the requirements of the Hazards Overlay Zone. 

17.078.060 Shoreline protection criteria and standards. 

 A. No permanent above ground structures shall be permitted on the dry sandy beach 
except facilities necessary for public health and safety, such as, but not limited to 
lifeguard towers and the pier. 

… 

E. New development shall not be permitted where it is determined that shoreline 
protection will be necessary for protection of the new structures now or in the future 
based on a one hundred year geologic projection. 

F. Shoreline structures, including groins, piers, breakwaters, pipelines, outfalls or 
similar structures which serve to protect existing structures, or serve coastal 
dependent uses and that may alter natural shoreline processes shall not be permitted 
unless the city has determined that when designed and sited, the project will: 

1. Eliminate or mitigate impacts on local shoreline sand supply; 

2. Provide lateral beach access; 
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3. Avoid significant rocky points and intertidal or subtidal areas; and 

4. Enhance public recreational opportunities. 

G. No additional development shall be permitted on any bluff face, except engineered 
staircases or accessways to provide public beach access, and pipelines for scientific 
research or coastal dependent industry. Drainpipes shall be allowed only where no 
other less environmentally damaging drain system is feasible and the drainpipes are 
designed and placed to minimize impacts to the bluff face, toe and beach. 

… 

The LCP also addresses hazards due to flooding, restricting development in the flood plain and 
prohibiting new development that in any way obstructs floodwaters or contributes to flooding. 
Relevant policies state: 

S-8: Flood Plain Zoning. Areas subject to flooding shall be mapped within and subject 
to the requirements of the Flood Plain Overlay zone. 

S-9: Restrictions on Development Within the 100-Year Flood Plain. (1) No habitable 
structure shall be approved for construction within the area of the 100-year flood plain 
unless the applicant demonstrates that the finished floor elevations are at least one foot 
above the projected elevation of the 100-year flood, except as allowed by FEMA 
regulations; (2) No new fill, structure, or other obstruction shall be permitted to be 
placed or constructed within a floodway unless a detailed hydrologic study has been 
prepared and approved by the City Engineer ensuring that the proposed project will not 
obstruct, in any way, passing floodwaters; (3) No new development shall be allowed in 
the 100-year flood plain which will contribute to or increase flood hazards on the same 
or other properties or which would require construction of flood control devices; (4) Any 
application for development on a parcel any portion of which is within the boundary of 
the 100-year flood plain shall be required to submit a hydrological engineer’s report 
which assesses the nature of the flood risks, identifies the boundary of the 100-year flood 
plain and specifies the protective measures that should be undertaken to attain 
compliance with the city’s flood plain zoning and with FEMA regulations. 

 
Biological Resources 

 

Principle 2: Natural Resources--Key Foundation of the City  
Pismo Beach is the ocean, beaches, hills, weather and related ecosystems. Conservation 
and protection of these resources shall be the key focus of the General Plan. The unique 
geographical character of Pismo Beach is recognized as the foundation for all other 
aspects of the community. These physiographic characteristics enhance the quality of life 
of residents and visitors and shall not be wasted, destroyed, or neglected. They are 
generally nonrenewable and provide many of the scenic, historic, economic, recreation, 
open space and ecological values for the community. 

Principle 3: Resources and Open Space Belong to Everyone 
Pismo Beach is an integral part of the larger California coastal community, linked by 

Exhibit 8 
A-3-PSB-22-0005 

Page 3 of 9



shared resources that are prized by the state, national and even international community. 
Congenial and cooperative use of these resources by both residents and visitors is 
recognized. Solutions for cooperative use shall always be based on retaining the area’s 
fragile charm and resources. 

Principle 6: The Big Three  
The three primary resources and open space for Pismo Beach are: (1) The Ocean--A 
Resource For Everyone. The ocean, coastal cliffs, and shoreline resources are vital to 
Pismo Beach for their wildlife habitat, recreational use, open space, scenic value and the 
city's overall economy. These natural assets will be protected and made available to all. 
… 

In addition, the LCP defines ESHA broadly and requires it to be preserved and protected within 
the intent of the Coastal Act’s biological resource protection policies. It defines ESHA as 
follows: 

17.006.0435 Environmentally Sensitive Habitat: Those identifiable resources within the 
Coastal Zone which, due to their sensitivity or public value must be protected or 
preserved within the intent of Section 30230, 30231, 30233, 30236 and 30240 of the 
Coastal Act. Also, see Sensitive Coastal Resources Areas.  

17.006.0895 Sensitive Coastal Resource Areas: Those identifiable and geographically 
bounded land and water areas within the coastal zone of vital interest and sensitivity, 
including: (1) Special marine and land habitat areas, wetlands, lagoons, and estuaries as 
mapped and designed in the General Plan/Local Coastal Program Land Use Plan… 

The relevant cross-referenced Coastal Act policies state: 

Section 30230: Marine resources shall be maintained, enhanced, and, where feasible, 
restored. Special protection shall be given to areas and species of special biological or 
economic significance. Uses of the marine environment shall be carried out in a manner 
that will sustain the biological productivity of coastal waters and that will maintain 
healthy populations of all species of marine organisms adequate for long-term 
commercial, recreational, scientific, and educational purposes. 

Section 30231: The biological productivity and the quality of coastal waters, streams, 
wetlands, estuaries, and lakes appropriate to maintain optimum populations of marine 
organisms and for the protection of human health shall be maintained and, where 
feasible, restored through, among other means, minimizing adverse effects of waste water 
discharges and entrainment, controlling runoff, preventing depletion of ground water 
supplies and substantial interference with surface waterflow, encouraging waste water 
reclamation, maintaining natural vegetation buffer areas that protect riparian habitats, 
and minimizing alteration of natural streams. 

Section 30233: (a) The diking, filling, or dredging of open coastal waters, wetlands, 
estuaries, and lakes shall be permitted in accordance with other applicable provisions of 
this division, where there is no feasible less environmentally damaging alternative, and 
where feasible mitigation measures have been provided to minimize adverse 
environmental effects, and shall be limited to the following: 

Exhibit 8 
A-3-PSB-22-0005 

Page 4 of 9



(1) New or expanded port, energy, and coastal-dependent industrial facilities, including 
commercial fishing facilities. 

(2) Maintaining existing, or restoring previously dredged, depths in existing navigational 
channels, turning basins, vessel berthing and mooring areas, and boat launching ramps. 

(3) In open coastal waters, other than wetlands, including streams, estuaries, and lakes, 
new or expanded boating facilities and the placement of structural pilings for public 
recreational piers that provide public access and recreational opportunities. 

(4) Incidental public service purposes, including, but not limited to, burying cables and 
pipes or inspection of piers and maintenance of existing intake and outfall lines. 

(5) Mineral extraction, including sand for restoring beaches, except in environmentally 
sensitive areas. 

(6) Restoration purposes. 

(7) Nature study, aquaculture, or similar resource-dependent activities. 

… 

(c) In addition to the other provisions of this section, diking, filling, or dredging in 
existing estuaries and wetlands shall maintain or enhance the functional capacity of the 
wetland or estuary. Any alteration of coastal wetlands identified by the Department of 
Fish and Game, including, but not limited to, the 19 coastal wetlands identified in its 
report entitled, "Acquisition Priorities for the Coastal Wetlands of California", shall be 
limited to very minor incidental public facilities, restorative measures, nature study, 
commercial fishing facilities in Bodega Bay, and development in already developed parts 
of south San Diego Bay, if otherwise in accordance with this division. 

… 

(d) Erosion control and flood control facilities constructed on watercourses can impede 
the movement of sediment and nutrients that would otherwise be carried by storm runoff 
into coastal waters. To facilitate the continued delivery of these sediments to the littoral 
zone, whenever feasible, the material removed from these facilities may be placed at 
appropriate points on the shoreline in accordance with other applicable provisions of 
this division, where feasible mitigation measures have been provided to minimize adverse 
environmental effects. Aspects that shall be considered before issuing a coastal 
development permit for these purposes are the method of placement, time of year of 
placement, and sensitivity of the placement area. 

Section 30236: Channelizations, dams, or other substantial alterations of rivers and 
streams shall incorporate the best mitigation measures feasible, and be limited to (1) 
necessary water supply projects, (2) flood control projects where no other method for 
protecting existing structures in the flood plain is feasible and where such protection is 
necessary for public safety or to protect existing development, or (3) developments where 
the primary function is the improvement of fish and wildlife habitat. 
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Section 30240: (a) Environmentally sensitive habitat areas shall be protected against 
any significant disruption of habitat values, and only uses dependent on those resources 
shall be allowed within those areas; (b) Development in areas adjacent to 
environmentally sensitive habitat areas and parks and recreation areas shall be sited and 
designed to prevent impacts which would significantly degrade those areas, and shall be 
compatible with the continuance of those habitat and recreation areas. 

Finally, the LCP specifically requires the protection of Pismo Creek and the riparian areas 
around Pismo Creek. The LCP requires a minimum setback of at least 25 feet from the inland 
extent of these habitat areas. 

CO-14: Riparian Habitat. Riparian habitat is the environment associated with lands 
adjacent to freshwater sources – perennial and intermittent streams, estuaries, marshes, 
springs, seeps. The habitat is characterized by plant and animal communities that require 
high soil moisture in excess of that available from precipitation. Among the major plants 
associated with riparian habitat in the Pismo Beach area are sycamore, cottonwood, 
willow and occasionally oak. Large riparian areas occur along the banks of Pismo 
Creek, Meadow Creek and Pismo Marsh, although smaller areas can be found in the 
planning area. It is the policy of the City to preserve riparian habitat under the following 
conditions: (1) As part of discretionary planning permits, a biotic resources management 
plan shall be required; (2) The biotic resources management plan shall include standards 
for project development which will avoid habitat disturbance; (3) The standards specified 
in the biotic resource management plan shall be utilized to determine the extent of 
development. The minimum standards that may be specified in the biotic plan for the 
preservation of habitat shall include: … No significant disruption of riparian vegetation 
will be permitted. In addition, a minimum riparian buffer area shall be identified for each 
riparian habitat area at the time of development review. Except as specified in Policy 
CO-21 for Pismo Creek and policy CO-23 for Pismo Marsh, the minimum width of the 
buffer area shall be as identified by the biotic resources management plan and generally 
not less than 25 feet. Development standards for the minor riparian habitat areas and 
their respective buffer areas shall be the same as provided in Policy CO-21 with respect 
to kinds and locations of allowable uses. 

CO-21: Pismo Creek Protection. Pismo Creek shall be retained in its natural state and 
protected from significant alterations. The following measures shall be employed to 
accomplish this intent: 

(a) Streamside Protection Zone. There shall be a minimum streamside protection zone to 
conserve the environmentally sensitive habitats of the creek. This buffer zone shall be 
measured from the outer edge of the riparian vegetation to where there is no riparian 
vegetation, from the top of the creek bank. The minimum width for the buffer shall be as 
follows: West Bank – 100 feet/Cypress northward to City limits; 25 feet/Cypress to the 
ocean; East Bank – 100 feet/U.S. 101 northward to City limits; 50 feet/U.S. 101 to 
Dolliver Street; 25 feet/Dolliver to the ocean. A lesser buffer may be permitted if: 1) the 
minimum widths set forth above would render a parcel inaccessible or unusable for the 
purpose designated in the land-use plan; or 2) there is a showing by an applicant 
through the resource assessment study identified in item ‘h’ that a lesser buffer will not 
result in loss of, or adverse effects on, streamside vegetation or the biotic quality of the 
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stream. Alternative mitigations shall be required where lesser buffers are authorized. No 
new construction or vegetation removal, except for normal maintenance, shall be allowed 
in the buffer zone with the exception of public roadways or bridges identified in the 
Circulation Element, paths, trails, fences, flood control structures, and other similar 
structures deemed not to adversely affect the creek. 

(b): Open Space. The sandspit and channel where Pismo Creek enters the ocean and 
those portions of parcels located within the creek channel shall remain as open space 
and no structures or fill shall be permitted thereon. 

(c): Conservation Dedication. Any new development shall be required to dedicate as a 
condition of any discretionary approval, an easement for the protection of the streamside 
area consisting of 25 feet or more from the top of the creek bank. In addition, new 
development shall provide access amenities adjacent to the creek for the city to use as a 
greenbelt and/or recreation corridor. 

… 

(h): Resource Protection Plan. A Resource Assessment and Protection Plan shall be 
required and approved concurrent with city action on projects located on parcels which 
have a portion within the streamside protection zone. The plan shall include appropriate 
measures to protect the creeks biological and visual aspects. 

CO-31: Grading and Drainage Regulations. …(b) Development shall be designed to fit 
or complement the site topography, soils, geology, and any other existing conditions and 
be oriented to minimize to the extent of grading and other site preparation…  

 

Public Views 

 
P-2 Natural Resources--Key Foundation of the City: Pismo Beach is the ocean, 
beaches, hills, weather and related ecosystems. Conservation and protection of these 
resources shall be the key focus of the General Plan. The unique geographical character 
of Pismo Beach is recognized as the foundation for all other aspects of the community. 
These physiographic characteristics enhance the quality of life of residents and visitors 
and shall not be wasted, destroyed, or neglected. They are generally nonrenewable and 
provide many of the scenic, historic, economic, recreation, open space and ecological 
values for the community. 

P-6 The Big Three: The three primary resources and open space for Pismo Beach are:  

The Ocean--A Resource For Everyone: The ocean, coastal cliffs, and shoreline resources 
are vital to Pismo Beach for their wildlife habitat, recreational use, open space, scenic 
value and the city's overall economy. These natural assets will be protected and made 
available to all.  

… 

P-7 Visual Quality is Important: The visual quality of the city's environment shall be 
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preserved and enhanced for the aesthetic enjoyment of both residents and visitors and the 
economic well-being of the community. Development of neighborhoods, streets and 
individual properties should be pleasing to the eye, rich in variety, and harmonious with 
existing development. The feeling of being near the sea should be emphasized even when 
it is not visible. Designs reflective of a traditional California seaside community should 
be encouraged. 

P-14 Immediate Ocean Shoreline: The ocean, beach and the immediate abutting land 
are recognized as an irreplaceable national resource to be enjoyed by the entire city and 
region. This unique narrow strip of land should receive careful recognition and planning. 
The purpose of the beach is to make available to the people, for their benefit and 
enjoyment forever, the scenic, natural, cultural, and recreational resources of the ocean, 
beach and related up-lands. 

CO-21 Pismo Creek Protection: Pismo Creek shall be retained in its natural state and 
protected from significant alterations. The following measures shall be employed to 
accomplish this intent:… b. The sandspit and channel where Pismo Creek enters the 
ocean and those portions of parcels located within the creek channel shall remain as 
open space and no structures or fill shall be permitted thereon. …h. Resource Protection 
Plan: A Resource Assessment and Protection Plan shall be required and approved 
concurrent with city action on projects located on parcels which have a portion within 
the streamside protection zone. The plan shall include appropriate measures to protect 
the creeks biological and visual aspects. 

CO-31:…b. Development shall be designed to fit or complement the site topography, 
soils, geology, and any other existing conditions and be oriented to minimize to the extent 
of grading and other site preparation…  

D-2 Building and Site Design Criteria  

a. Small Scale  
New development should be designed to reflect the small-scale image of the city rather 
than create large monolithic buildings. Apartment, condominium and hotel buildings 
should preferably be contained in several smaller massed buildings rather than one large 
building. Building mass and building surfaces such as roofs and exterior walls shall be 
highly articulated to maintain a rich visual texture and an intimate building scale.  

Maximum height, setback, and site coverage standards to achieve the desired small-scale 
character will be regulated by City ordinance. Except where specified otherwise by this 
Plan or further limited by the implementing ordinance, the maximum height standard for 
new buildings shall not be more than 25 feet above existing natural grade in 
Neighborhood Planning Areas A through J, and Q; and not more than 35 feet above 
existing natural grade in the remaining portions of the Coastal Zone.  

b. Entrances  
To residential buildings, to individual dwelling units within the building, and to 
commercial structures should be readily identifiable from the street, parking area, or 
semipublic areas and designed to be of a pedestrian scale.  
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c. Views  
Views to the ocean, creeks, marsh, and surrounding hills should be preserved and 
enhanced whenever possible. The feeling of being near the sea should be emphasized, 
even when it is not visible.  

d. All Facades  
Architectural features shall be consistent throughout a development, even when a portion 
of the development is hidden from public view.  

e. Walls  
Project perimeter walls should complement surrounding architecture and neighborhood 
environment and should avoid monotony by utilizing elements of horizontal and vertical 
articulation.  

f. Driveway Widths  
Driveway widths shall be kept narrow in order to retain a pedestrian street scale. 
Minimum and maximum driveway widths shall be as set forth in the Zoning Ordinance.  

g. Support Structures  
The city shall establish guidelines for architectural review of the appearance of support 
structures allowable for homes jutting over steep slopes. 

D-17 Native and Drought Tolerant Landscaping: Native and drought tolerant 
landscaping with drip irrigation shall be required within all new and rehabilitated 
development requiring discretionary approval in conformance to city water conservation 
policies. 
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