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To: Coastal Commissioners and Interested Persons 
From: Dan Carl, Central Coast District Director 
Subject: Central Coast District Director’s Report for December 11, 2024 (REVISED) 

The following coastal development permit (CDP) waivers, immaterial CDP 
amendments, CDP extensions, emergency CDPs, and LCP certifications for the Central 
Coast District Office are being reported to the Commission on December 11, 2024. 
Pursuant to the Commission’s procedures, each item has been appropriately noticed as 
required, and each item is also available for review in the Commission’s Central Coast 
District Office in Santa Cruz. Staff is only reporting the emergency CDPs and the LCP 
certifications, and is both reporting and asking for the Commission’s concurrence on the 
other items in the Report. Staff will describe any objections received and any other 
relevant information on these items to the Commission when it considers the Report on 
December 11th during the hybrid virtual/in-person hearing. 

With respect to the December 11th hearing, interested persons may sign up to address 
the Commission on items contained in this Report prior to the Commission’s 
consideration of the Report. The Commission can overturn staff’s noticed 
determinations for some categories of items subject to certain criteria in each case (see 
individual notices for specific requirements). 

Items being reported on December 11, 2024 (see attached) 
CDP Waivers 
 3-24-0558-W, MPWMD Carmel River Vegetation Management (Carmel) 
 3-24-0775-W, Strand Avenue Beach and Dune Restoration (Oceano) 
 3-24-0897-W, Oceano CSD Pipeline Replacements (Oceano) 
 3-24-0948-W, Moss Landing Harbor District Improvements (Moss Landing) 
 3-24-0951-W, Arroyo Grande Floodplain Restoration (Oceano) 
 3-24-0964-W, Cayucos Beach Winter Debris Removal (Cayucos) 
CDP Amendments  
 3-84-226-A3, Spanish Bay Golf Course/Access Improvements (Del Monte Forest) 
Emergency CDPs 
 G-3-24-0077, Rocky Creek Slide Viaduct (Big Sur) 
LCP Certifications 
 LCP-3-SLO-21-0028-1-Part G, Los Osos Community Plan (Los Osos) 
CDP Extensions 
 None 
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NOTICE OF PROPOSED PERMIT WAIVER 
Date: November 22, 2024 
To: All Interested Parties 
From: Kevin Kahn, Central Coast District Manager 
 Breylen Ammen, Coastal Planner 
Subject: Coastal Development Permit (CDP) Waiver 3-24-0558-W 

Applicant: Monterey Peninsula Water Management District 

Proposed Development 
Various vegetation management activities (including brush removal to prevent log jams) 
as well as various forms of riparian/bank restoration within and on the banks of the 
Carmel River for a 10-year period (through November 2034), in the Carmel Area of 
unincorporated Monterey County. 

Executive Director’s Waiver Determination  
Pursuant to Title 14, Section 13252 of the California Code of Regulations, and based on 
project plans and information submitted by the Applicant regarding the proposed 
development, the Executive Director of the California Coastal Commission hereby 
waives the requirement for a CDP for the following reasons: 

The lower reach of the Carmel River flows between a mix of private and public 
development, including the Carmel Area Wastewater District’s wastewater treatment 
plant located on an area of fill directly adjacent to the river and protected by levees, as 
well as residences and visitor-serving facilities. Log jams pose a significant threat to 
such development (particularly the wastewater treatment plant) because they can divert 
the river’s flow, causing significant erosion along the riverbank and levees that protect 
such development. In extreme circumstances, log jams could also cause the river to 
jump its banks, resulting in widespread flooding. To reduce the risk of log jams forming, 
the Monterey Peninsula Water Management District (MPWMD) periodically performs 
both routine and emergency vegetation management consisting of: the removal of brush 
that may impede flow during a rain event; cutting trees that fall into the river into 10-15 
foot long sections to reduce the risk they cause a log jam; and occasionally removing 
standing trees on the river bank that are at imminent risk of falling into the channel and 
causing a log jam. These activities are typically authorized via one-time CDP waivers 
and emergency permits (see, for example, ECDP G-3-23-0028 and CDP waivers 3-13-
0512-W and 3-23-0563-W).  
 
The proposed project would allow for the above-described activities, as well as various 
riparian restoration/enhancement activities (e.g., nature-based bank stabilization 
projects, placement of wood or other natural features to increase streambed complexity 
to benefit steelhead, etc.) for a 10-year period. The intent of the program is to more 
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proactively manage the river to reduce fallen trees and ensure a healthy riparian 
system, and to establish a clear set of parameters and best management practices for 
when management for fallen/excessive vegetation must be employed.1 To ensure these 
activities are carried out in a manner protective of the sensitive aquatic/riparian 
environment, MPWMD proposes a suite of mitigation, monitoring, and avoidance 
measures, including pre-construction biological surveys, work avoidance during nesting 
season (except for acute emergency situations), performance of in-stream work with 
hand tools (e.g., clippers, chainsaws), and a limit of  removing at most five standing 
trees in a given event.2 The proposed vegetation management program has been 
reviewed and approved by fellow resource agencies (e.g., the U.S. Army Corps of 
Engineers, the Central Coast Regional Water Quality Control Board, the National 
Marine Fisheries Service, and California Department of Fish and Wildlife) and by the 
Commission’s Ecologist Dr. Rachel Pausch. 
 
In sum, the proposed project, as described above,3 would allow MPWMD to more 
holistically and proactively manage this portion of the Carmel River, and to continue to 
perform routine vegetation management to reduce the risk of log jams. Accordingly, the 
project should benefit coastal resources and can be found consistent with the Coastal 
Act. 
 
California Environmental Quality Act (CEQA) 
CEQA Section 21080.5(d)(2)(a) prohibits a proposed development from being approved 
if there are feasible alternatives and/or feasible mitigation measures available that 
would substantially lessen any significant adverse effect that the development may have 
on the environment. The County of Monterey, acting as lead CEQA agency, determined 
that the proposed project was categorically exempt from CEQA review pursuant to 
Section 15308 (as an action taken by an agency to maintain, restore, enhance or 
protect the environment), and thus the County did not identify any significant adverse 
environmental effects from the proposed project. 

The Commission’s review, analysis, and decision-making process for CDPs and CDP 
amendments has been certified by the Secretary of the Natural Resources Agency as 

 
1 This project proposes riparian bank/river management and does not include any capture or other work 
on fish species.  

2 And MPWMD will notify the Executive Director one month prior to all proposed work for review and 
approval, including documenting the scope of proposed work, the BMPs/mitigation measures employed, 
and consistency with the overall vegetation management program.  
3 Note that CDP waivers, such as this, are issued based on an evaluation of proposed project 
parameters, and only that project as described is what is subject to the waiver’s authorization. What that 
means is that if the project is actually undertaken differently than it is described (other than minor 
changes as may be allowed by the Executive Director if such changes (1) are deemed reasonable and 
necessary; and (2) do not adversely impact coastal resources), then that altered project is not covered by 
the CDP waiver, and instead constitutes unpermitted development and a Coastal Act violation. Thus, the 
Applicant here is on notice as to the limitations of this CDP waiver authorization, where a project that is 
not consistent with the project as described herein is not allowed, and undertaking such a project would 
be a knowing and intentional violation of the Coastal Act.   
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being the functional equivalent of the environmental review required by CEQA (CCR 
Section 15251(c)). Accordingly, in fulfilling that review, this report has discussed the 
relevant coastal resource issues with the proposal and has concluded that approval of 
the proposed CDP waiver is not expected to result in any significant environmental 
effects, including as those terms are understood in CEQA.  

Accordingly, it is unnecessary for the Commission to suggest modifications (including 
through alternatives and/or mitigation measures) as there are no significant adverse 
environmental effects that approval of the proposed CDP waiver would necessitate. 
Thus, the proposed CDP waiver will not result in any significant adverse environmental 
effects for which feasible mitigation measures have not been employed, consistent with 
CEQA Section 21080.5(d)(2)(A). 

Coastal Commission Review Procedure 
This waiver is not valid until it has been reported to the Coastal Commission. This 
waiver is proposed to be reported to the Commission on Wednesday, December 11, 
2024, at the Coastal Commission’s hybrid virtual and in-person meeting at the Newport 
Beach Civic Center. If three or more Commissioners object to this waiver at that time, 
then the application shall be processed as a regular CDP application. 

If you have any questions about the proposal or wish to register an objection, 
please contact Breylen Ammen (Breylen.Ammen@coastal.ca.gov) in the Central 
Coast District office. 
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NOTICE OF PROPOSED PERMIT WAIVER 
Date: November 22, 2024 
To: All Interested Parties 
From: Kevin Kahn, Central Coast District Manager 
 Ryan Moroney, Central Coast District Supervisor 
Subject: Coastal Development Permit (CDP) Waiver 3-24-0775-W 

Applicant: Strand Avenue Sand Group  

Proposed Development 
Five-year beach access and dune restoration pilot project along the Strand Avenue 
paper street (located seaward of homes along Strand Way) and adjoining coastal 
accessways (between Strand Avenue and Strand Way), and on the adjacent dune area 
of Pismo State Beach.1 The project involves both sandy public recreational areas (along 
Strand Avenue and its accessways) and dune habitat areas (along Pismo State Beach), 
and would include removing accumulated sand from the public recreational spaces to 
facilitate access and recreation there (along with some dune revegetation along its 
edges), and use of that sand to facilitate dune restoration at Pismo State Beach 
(including sand contouring, invasives removal, and native plantings). State Parks is a 
project partner, and the project is proposed for a five-year period to measure whether 
such efforts can successfully stabilize and restore the dunes and prevent sand buildup 
in the recreational area, and it includes extensive maintenance, monitoring, and 
reporting (to the Executive Director) provisions.  

Executive Director’s Waiver Determination  
Pursuant to Title 14, Section 13238 of the California Code of Regulations, and based on 
project plans and information submitted by the Applicant regarding the proposed 
development, the Executive Director of the California Coastal Commission hereby 
waives the requirement for a CDP for the following reasons: 

For the last several decades, mounds of wind-driven sand have developed during each 
spring and summer, and over time pile up on the Strand Avenue paper street area and 
adjacent to the homes along Strand Way and the public coastal accessways from 
Strand Way to Strand Avenue. At times the sand would build up so high that beach 
recreational access was essentially blocked off and impossible, and homes would be 
literally inundated by sand drifts, some as high as second stories. Some homeowners in 
the past have used heavy equipment to manipulate sand on their properties and on 
Strand Avenue in order to prevent damage to their homes, but such activities were 

 
1 Strand Avenue is a public and unpaved ‘paper’ street of some 60 feet in width that is essentially entirely 
covered with sand on the seaward side of the residences that line Strand Way, where Strand Way is a 
public street for vehicular and pedestrian/bicycle access and use. Pismo State Beach, owned and 
operated by California State Parks, extends seaward from Strand Avenue. 
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mostly not permitted,2 nor did they include dune restoration/protection measures, nor 
other measures to limit sand migration. In some cases, homeowners planted vegetation 
on the dunes, such as non-native ice plant, in a haphazard attempt to promote stability. 

Starting around 2001, the County began issuing permits to allow some homeowners to 
remove accumulated sand from Strand Way.3 And in 2001, the Coastal Commission 
also authorized limited sand movement during the 2002 and 2003 spring and summer 
seasons as a means to avoid the need for emergency permits while a long-term solution 
could be developed (CDP 3-01-063). Over the next decade, the County issued some 
ECDPs for individual homeowners threatened by sand accumulation, while other 
owners have conducted such work without the benefit of a CDP, both in the County’s 
jurisdiction and the Commission’s jurisdiction. Around 2013, efforts were made to 
develop a long-term solution to the issue, and Commission staff drafted a detailed letter 
to the County and all interested parties identifying the parameters upon which such a 
solution could be authorized, but no long-term, comprehensive solution ever came to 
fruition. 

Over the course of the past few years, however, wind-driven sand has significantly built 
up, again blocking public access, threatening residences, and also precluding the ability 
of native dune plants to take hold. The situation necessitated a reengagement of the 
various parties, including the homeowners, California State Parks, San Luis Obispo 
County, and the Commission, to come together to develop mutually agreeable 
parameters for a dune restoration and public access enhancement project that would 
also serve to protect the homes from excessive sand buildup. The results of such 
collaboration and coordination amongst the various parties, including utilizing 
Commission staff’s 2013 letter as a baseline for such measures, is essentially the 
proposed pilot project herein. Specifically, the proposed project would implement the 
following:  

 State Parks will collect sand from Strand Avenue and the coastal accessways 
extending to Strand Way to bring the grades roughly to the Strand Way grade, 
subject to a defined set of biological monitoring and other BMPs. 

 State Parks will then transport the collected sand to the approximately 5-acre dune 
restoration area that includes the seaward portion of Strand Avenue and the 
adjacent dunes of Pismo State Beach. State Parks would then contour the sand to 
match natural dune topographies, prepare planting areas, plant native dune plant, 
and install symbolic fencing to direct users away from the restoration areas. Excess 
sand would be deposited on the beach landward of the high tide line. Restoration will 
begin no later than February 2026, and all such activities will be substantially in 
conformance with the November 21, 2024 Strand Avenue Sand Abatement and 

 
2 CDP jurisdiction along Strand Avenue and Strand Way is shared by San Luis Obispo County and the 
Commission, with most of the area subject to the County’s CDP jurisdiction under its LCP. This 
application is being processed by the Commission as a consolidated application pursuant to Coastal Act 
Section 30601.3, where the County, the Commission, and the Applicant all agreed to such consolidation, 
and where the standard of review is the Coastal Act.   
3 See, for example, County CDP D010027P; and Emergency CDPs (ECDPs) P000727, P000729, and 
P000735. 
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Dune Restoration Plan and associated attachments (including the Exhibit F Strand 
Avenue Sand Removal and Dune Restoration Project Plan prepared by State 
Parks). Reports will also be submitted (for Executive Director review and approval) 
at least once every two years as well as a final report at the end of the 5-year pilot 
summarizing the efficacy of the project and suggesting adaptive management 
actions moving forward.4 

 Following initial sand movement activities, a 30-foot wide section of Strand Avenue 
nearest the homes, and three 20-foot wide paths along the coastal accessways, 
shall be maintained for transport of sand to the restoration area, passive public 
recreational and emergency access use. Removal of seasonally accumulated sand 
in these areas will be allowed subject to defined parameters and BMPs,5 and will be 
used for restoration purposes at Pismo State Beach. Three additional 10-foot public 
accessways will be delineated with symbolic fencing. 

 Coastal access signage will be placed at the entry each coastal accessway at their 
intersections with both Strand Avenue and Strand Way, including to clearly delineate 
the 30-foot wide Strand Avenue area and the coastal accessways as public use 
areas, where such areas will be maintained free of any development (including but 
not limited to permanent fire rings, picnic tables, furniture, etc.) and maintained free 
of trash and debris. 

The 5-year pilot project thus serves multiple purposes in that it manages sand 
accumulation in a manner that protects and enhances both dune habitat and public 
recreational access, and it is designed to assess the efficacy of the measures identified 
over the longer term, including by understanding whether dune restoration in this area 
can prevent/reduce excessive sand buildup in this dynamic location. In other words, this 
pilot project is a test case to understand management solutions that restore dune, 
protect public access, and reduce the danger to nearby residences. The hope is that 
through implementation of this pilot project, lessons learned can be gleaned to establish 
a more permanent/longer-term comprehensive strategy that best meets these three 
primary goals (i.e., dune habitat health, public access functioning, and residential 
safety). In the meantime, this project has been the subject of extensive input and 
impressive collaboration between the various entities and stakeholders, and is 
supported by the Commission’s Ecologist, Dr. Rachel Pausch, and resource managers 
at California State Parks, all of which agree that the program has the potential to 
provide for enhanced dune habitat values and better ecological functioning. With such 
sand relocation, dune restoration, and related measures (including through signage and 

 
4 For example, the 2013 Commission staff letter spoke to the need to provide a boardwalk or equivalent 
access along Strand Avenue, both to facilitate enhanced public recreational access opportunities and to 
anchor dune restoration and sand management activities around a particular elevation, and additional 
such measures may be proposed in the future as part of the adaptive component of the project.  
5 For example, such work would occur for no more than two days on non-holiday weekdays, or as needed 
if monitored windblown sand accumulates more than 12 inches and threatens adjacent property. Prior to 
any sand movement activity, the Applicant is required to notify State Parks and the Executive Director for 
the purpose of verifying removal depth and location, relocation location and deposition parameters, State 
Parks permission, and monitoring parameters. To protect biological resources, a biologist will monitor the 
project area for rare and endangered plants and animals prior to and during sand moving activities.  
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other means to direct beach access goers to public recreational areas and away from 
restoration areas), the project should result in better dune habitat health, better public 
recreational access, and better homeowner safety overall. 

In summary, the proposed project is an attempt to better address sand management 
needs at this location in a Coastal Act consistent manner, as well as to assess the 
efficacy of the proposed measures over the longer term. The proposed program will be 
completed using detailed protocols to avoid and/or minimize impacts to sensitive coastal 
resources, and the proposed dune restoration work should help improve ecologic 
functioning and public recreational access, and thus can be found consistent with the 
Coastal Act.6 

California Environmental Quality Act (CEQA) 
CEQA Section 21080.5(d)(2)(a) prohibits a proposed development from being approved 
if there are feasible alternatives and/or feasible mitigation measures available that 
would substantially lessen any significant adverse effect that the development may have 
on the environment. The County of San Luis Obispo, acting as lead CEQA agency, 
determined that the proposed project was exempt from CEQA. 

The Commission’s review, analysis, and decision-making process for CDPs and CDP 
amendments has been certified by the Secretary of the Natural Resources Agency as 
being the functional equivalent of the environmental review required by CEQA (CCR 
Section 15251(c)). Accordingly, in fulfilling that review, this report has discussed the 
relevant coastal resource issues with the proposal and has concluded that approval of 
the proposed CDP waiver is not expected to result in any significant environmental 
effects, including as those terms are understood in CEQA.  

Accordingly, it is unnecessary for the Commission to suggest modifications (including 
through alternatives and/or mitigation measures) as there are no significant adverse 
environmental effects that approval of the proposed CDP waiver would necessitate. 
Thus, the proposed CDP waiver will not result in any significant adverse environmental 
effects for which feasible mitigation measures have not been employed, consistent with 
CEQA Section 21080.5(d)(2)(A). 

Coastal Commission Review Procedure 
This waiver is not valid until it has been reported to the Coastal Commission. This 
waiver is proposed to be reported to the Commission on December 11, 2024 during the 
hybrid virtual and in person hearing in Newport Beach. If four or more Commissioners 
object to this waiver at that time, then the application shall be processed as a regular 

 
6 Note that CDP waivers, such as this, are issued based on an evaluation of proposed project 
parameters, and only that project as described is what is subject to the waiver’s authorization. What that 
means is that if the project is ultimately undertaken differently than it is described (other than minor 
changes as may be allowed by the Executive Director if such changes (1) are deemed reasonable and 
necessary; and (2) do not adversely impact coastal resources), then that altered project is not covered by 
the CDP waiver, and instead constitutes unpermitted development and a Coastal Act violation. Thus, the 
Applicant here is on notice as to the limitations of this CDP waiver authorization, where a project that is 
not consistent with the project as described herein is not allowed, and undertaking such a project would 
be a knowing and intentional violation of the Coastal Act.   
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CDP application.  

If you have any questions about the proposal or wish to register an objection, 
please contact Ryan Moroney (ryan.moroney@coastal.ca.gov) at the Central 
Coast District office. 
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NOTICE OF PROPOSED PERMIT WAIVER 
Date: November 22, 2024 
To: All Interested Parties 
From: Kevin Kahn, Central Coast District Manager 
 Devon Jackson, Central Coast Coastal Planner 
Subject: Coastal Development Permit (CDP) Waiver 3-24-0897-W 

Applicant: Oceano Community Services District (OCSD) 

Proposed Development 
Repair and replacement of several pieces of public water infrastructure, including 
replacing old existing waterline main sections and upsizing other ones, replacing ‘dead 
end’ water lines with new waterline loops, installing an emergency intertie with the City 
of Arroyo Grande, and replacing control valves system wide, all under public streets and 
rights-of-way in various places in the unincorporated community of Oceano in San Luis 
Obispo County. 

Executive Director’s Waiver Determination  
Pursuant to Title 14, Section 13238 of the California Code of Regulations, and based on 
project plans and information submitted by the Applicant regarding the proposed 
development, the Executive Director of the California Coastal Commission hereby 
waives the requirement for a CDP for the following reasons: 

The proposed project will provide much needed upgrades to an existing public water 
supply system in the community of Oceano in southern San Luis Obispo County. 
Existing waterlines vary in age from recently installed to almost 70 years old and OCSD 
has prioritized replacing these dated waterline segments to ensure uninterrupted and 
continued service to the community. Such work is proposed both within and outside of 
the coastal zone, with work in the coastal zone taking place under public roads and 
rights-of-way (ROW) within generally developed residential and commercial 
neighborhoods. All improvement work will be done via an open cut or jack and bore 
method, where waterlines and other infrastructure will be dug up, work will be 
completed, these areas will be backfilled with soil or other aggregate, and then they will 
be repaved or compacted to restore the area to its preconstruction state. Since work will 
be taking place in or adjacent to roadways, traffic will sometimes be rerouted around 
work areas, but no project activities will result in the closure of any driveways or public 
streets, thereby minimizing potential access impacts to any publicly accessible areas 
around the community, including to Pismo State Beach. A few of these waterline 
segments are within ROW sections that are located adjacent to sensitive habitat 
features, including areas the Commission’s Ecologist Dr. Rachel Pausch would consider 
ESHA. Despite this, no direct impacts to silver dune lupine, mock heather scrub, or 
Oceano lagoon and its associated riparian habitat, which is considered ESHA under the 
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San Luis Obispo County LCP, are expected to occur during construction. Additionally, 
OCSD will ensure that all staging and storage of materials will take place outside of 
sensitive habitat areas and will fence these areas with orange construction fencing to 
ensure it’s clear to construction workers. Prior to construction, OCSD will conduct 
special status wildlife and nesting bird surveys, and during all project activities near 
sensitive habitat there will be a project biologist on site to monitor birds and special 
status species to ensure wildlife isn’t being impacted. Lastly, there will be worker 
awareness training, invasive plant control measures, and several other general best 
management construction practices in place to reduce potential impacts to nearby 
habitat. OCSD has prepared these construction measures in conjunction with the 
Commission’s ecologists. 

In summary, the proposed project1 will provide for needed repairs and maintenance to 
critical drinking water infrastructure to ensure its continued reliability and functionality 
over time. The project will be undertaken in a manner that will not have any significant 
adverse coastal resource impacts, and therefore the project can be found consistent 
with the Coastal Act and certified San Luis Obispo County Local Coastal Program. 
 
California Environmental Quality Act (CEQA) 
CEQA Section 21080.5(d)(2)(a) prohibits a proposed development from being approved 
if there are feasible alternatives and/or feasible mitigation measures available that 
would substantially lessen any significant adverse effect that the development may have 
on the environment. The Oceano Community Services District, acting as lead CEQA 
agency, determined that impacts from the proposed project are less than significant with 
mitigation incorporated. A Final Initial Study - Mitigated Negative Declaration (MND) 
was completed in August 2024. 

The Commission’s review, analysis, and decision-making process for CDPs and CDP 
amendments has been certified by the Secretary of the Natural Resources Agency as 
being the functional equivalent of the environmental review required by CEQA (CCR 
Section 15251(c)). Accordingly, in fulfilling that review, this report has discussed the 
relevant coastal resource issues with the proposal and has concluded that approval of 
the proposed CDP waiver is not expected to result in any significant environmental 
effects, including as those terms are understood in CEQA.  

Accordingly, it is unnecessary for the Commission to suggest modifications (including 
through alternatives and/or mitigation measures) as there are no significant adverse 
environmental effects that approval of the proposed CDP waiver would necessitate. 

 
1 Note that CDP waivers, such as this, are issued based on an evaluation of proposed project 
parameters, and only that project as described is what is subject to the waiver’s authorization. What that 
means is that if the project is ultimately undertaken differently than it is described (other than minor 
changes as may be allowed by the Executive Director if such changes (1) are deemed reasonable and 
necessary; and (2) do not adversely impact coastal resources), then that altered project is not covered by 
the CDP waiver, and instead constitutes unpermitted development and a Coastal Act violation. Thus, the 
Applicant here is on notice as to the limitations of this CDP waiver authorization, where a project that is 
not consistent with the project as described herein is not allowed, and undertaking such a project would 
be a knowing and intentional violation of the Coastal Act.   
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Thus, the proposed CDP waiver will not result in any significant adverse environmental 
effects for which feasible mitigation measures have not been employed, consistent with 
CEQA Section 21080.5(d)(2)(A). 

Coastal Commission Review Procedure 
This waiver is not valid until the waiver has been reported to the Coastal Commission. 
This waiver is proposed to be reported to the Commission on Wednesday, December 
11, 2024, during the hybrid virtual in person Coastal Commission meeting in Newport 
Beach. If four or more Commissioners object to this waiver at that time, then the 
application shall be processed as a regular CDP application. 

If you have any questions about the proposal or wish to register an objection, 
please contact Devon Jackson (devon.jackson@coastal.ca.gov) in the Central 
Coast District office. 
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NOTICE OF PROPOSED PERMIT WAIVER1 
Date: November 22, 2024 
To: All Interested Parties 
From: Kevin Kahn, Central Coast District Manager 
 Breylen Ammen, Coastal Planner 
Subject: Coastal Development Permit (CDP) Waiver 3-24-0948-W 

Applicant: Moss Landing Harbor District 

Proposed Development 
Replacement of a failed concrete block abutment that supports the gangway that 
provides access to the Moss Landing Harbor District’s North Harbor floating docks with 
a 6-foot-long, 6-foot-wide concrete abutment supported by two concrete piles and a 7-
foot-tall, 30-foot-long sheet pile wall. The application also seeks follow-up authorization 
for the placement of approximately 10 cubic yards of rip rap on the shoreline of the 
South Harbor authorized by ECDP G-3-24-0039. All work is located within the Moss 
Landing Harbor in the Moss Landing area of unincorporated Monterey County.  

Executive Director’s Waiver Determination  
Pursuant to Title 14, Section 13238 of the California Code of Regulations, and based on 
project plans and information submitted by the Applicant regarding the proposed 
development, the Executive Director of the California Coastal Commission hereby 
waives the requirement for a CDP for the following reasons: 

Moss Landing Harbor is an important public access amenity used for recreational 
boating and sightseeing. It also provides for Coastal Act-priority coastal-dependent 
uses, including commercial fishing, charter fishing, and marine research. The state has 
granted much of the submerged lands and tidelands within the Moss Landing Harbor to 
the Moss Landing Harbor District. In these areas, the Harbor District manages various 
public facilities, including boat berthing areas consisting of floating docks accessible via 
metal gangways connected to concrete abutments on the shoreline. 

The proposed project involves the replacement of the concrete block gangway 
abutment that provides the only pedestrian access to the North Harbor floating docks, 
which has failed and is currently unsafe for public use (and thereby preventing access 
to the boat berths). The new abutment will be supported by two concrete piles. A sheet 
pile wall will prevent further shoreline erosion that would otherwise compromise the 
structural integrity of the new abutment. The sheet pile wall was previously authorized 
via emergency permit to protect the existing abutment (see emergency CDP G-3-24-
0039), but the abutment failed before it was constructed. The project also includes the 
follow-up authorization for rip rap placed pursuant to that same ECDP to stabilize the 

 
1 Corrected Notice.  
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harbor shoreline adjacent to an electrical utility box and gangway that serve the South 
Harbor floating docks. The project thus represents important improvements to keep this 
commercial and recreational boating harbor operational, which is a key Coastal Act 
objective and priority land use. All such work is located within this developed and busy 
harbor space, and thus does not implicate any sandy recreational beach or other 
pristine habitat. When understood in this light, the project is a relatively minor, but quite 
important, fix. 

The project also includes a series of construction best management practices to ensure 
protection of the sensitive marine environment, including in terms of potential noise 
impacts during pile driving activities. These best management practices and project-
specific parameters are the same as those recommended by the Commission’s Ecology 
team and the National Marine Fisheries Service for the more extensive harbor 
maintenance and pile-driving work permitted under CDP waiver 3-23-0539 in roughly 
the same locations. They include on-site biological monitoring during construction 
activities, a 50-foot buffer between construction activities and any marine mammals, 
and required work stoppage for any marine mammals spotted within this buffer. The 
Harbor District has agreed to and incorporated such measures into the project. The 
project also includes the Commission’s typical water quality best management practices 
for in-water work, including the prevention of spills and general good housekeeping of 
the site at all times.  

In sum, the project as described above2 will help keep this important harbor space 
operational and will do so in a manner that will not have any significant adverse impacts 
on the marine environment. The project can therefore be found consistent with the 
Coastal Act. 

California Environmental Quality Act (CEQA) 
CEQA Section 21080.5(d)(2)(a) prohibits a proposed development from being approved 
if there are feasible alternatives and/or feasible mitigation measures available that 
would substantially lessen any significant adverse effect that the development may have 
on the environment. Monterey County, acting as lead CEQA agency, determined that 
the proposed project was categorically exempt from CEQA review pursuant to Sections 
15301(d) (as restoration or rehabilitation of deteriorated or damaged structures, 
facilities, or mechanical equipment to meet current standards of public health and 
safety), and thus the County did not identify any significant adverse environmental 
effects from the proposed project. 

The Commission’s review, analysis, and decision-making process for CDPs and CDP 
amendments has been certified by the Secretary of the Natural Resources Agency as 

 
2 Note that CDP waivers, such as this, are issued based on an evaluation of proposed project 
parameters, and only that project as described is what is subject to the waiver’s authorization. What that 
means is that if the project is actually undertaken differently than it is described (other than minor 
changes as may be allowed by the Executive Director if such changes (1) are deemed reasonable and 
necessary; and (2) do not adversely impact coastal resources), then that altered project is not covered by 
the CDP waiver, and instead constitutes unpermitted development and a Coastal Act violation. Thus, the 
Applicant here is on notice as to the limitations of this CDP waiver authorization, where a project that is 
not consistent with the project as described herein is not allowed, and undertaking such a project would 
be a knowing and intentional violation of the Coastal Act.   
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being the functional equivalent of the environmental review required by CEQA (CCR 
Section 15251(c)). Accordingly, in fulfilling that review, this report has discussed the 
relevant coastal resource issues with the proposal, as it is described herein, and has 
concluded that approval of the proposed CDP waiver is not expected to result in any 
significant environmental effects, including as those terms are understood in CEQA.  

Accordingly, it is unnecessary for the Commission to suggest modifications (including 
through alternatives and/or mitigation measures) as there are no significant adverse 
environmental effects that approval of the proposed CDP waiver would necessitate. 
Thus, the proposed CDP waiver will not result in any significant adverse environmental 
effects for which feasible mitigation measures have not been employed, consistent with 
CEQA Section 21080.5(d)(2)(A). 

Coastal Commission Review Procedure 
This waiver is not valid until the waiver has been reported to the Coastal Commission. 
This waiver is proposed to be reported to the Commission on Wednesday, December 
11, 2024, at the Coastal Commission’s hybrid virtual and in-person meeting at the 
Newport Beach Civic Center. If four or more Commissioners object to this waiver at that 
time, then the application shall be processed as a regular CDP application. 

If you have any questions about the proposal or wish to register an objection, 
please contact Breylen Ammen (Breylen.Ammen@coastal.ca.gov) in the Central 
Coast District office. 



STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY  GAVIN NEWSOM, GOVERNOR 

CALIFORNIA COASTAL COMMISSION  
CENTRAL COAST DISTRICT 
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NOTICE OF PROPOSED PERMIT WAIVER 
Date: November 22, 2024 
To: All Interested Parties 
From: Kevin Kahn, Central Coast District Manager 
 Ryan Moroney, Central Coast District Supervisor 
Subject: Coastal Development Permit (CDP) Waiver 3-24-0951-W 

Applicant: San Luis Obispo Flood Control and Water Conservation District  

Proposed Development 
Demolition of a house and accessory structures, septic system decommissioning, 
interior fence removal, and native seeding to facilitate future site restoration at 2325 
Creek Road in the unincorporated community of Oceano in San Luis Obispo County 
(APN 061-161-008). 

Executive Director’s Waiver Determination  
Pursuant to Title 14, Section 13238 of the California Code of Regulations, and based on 
project plans and information submitted by the Applicant regarding the proposed 
development, the Executive Director of the California Coastal Commission hereby 
waives the requirement for a CDP for the following reasons: 

The San Luis Obispo Flood Control and Water Conservation District (District) is 
proposing to voluntarily purchase and remove all structural development from the 
Cardoza Property, an approximately 14 acre residential/agricultural property located on 
the south side of Arroyo Grande Creek. The property was built in the creek’s natural 
floodplain and frequently experiences extensive flooding during large storm events. The 
District proposes to purchase the property, demolish existing structures, and ultimately 
restore the floodplain to its natural condition in order to prevent additional flood damage 
to the property and existing structures, and to improve the ability of the floodplain to 
accommodate flood waters. The District proposes herein to remove all existing 
structures and do some basic native plantings, and then will develop a more 
comprehensive floodplain restoration project in the future and subject to a separate 
CDP authorization. The project is thus an important adaptation strategy to remove 
development from a flood prone area and to ultimately improve riparian habitat and 
floodplain functioning. 
 
As for construction impacts, given the project’s sensitive location near Arroyo Grande 
Creek, the District proposes to implement a series of avoidance measures and Best 
Management Practices (BMPs) to protect sensitive resources, including construction air 
and water quality protection measures, as well as a series of “Conservation Measures” 
mandated by the U.S. Fish and Wildlife Service to protect sensitive biological resources 
such as the California red-legged frog (e.g., limiting the proposed work to the dry 
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season (May 1 – October 31) of 2025, preparing preconstruction surveys and worker 
education, utilizing existing disturbed areas for parking and staging, and avoiding work 
during the nighttime and following rain events).  
 
The project has been approved for funding assistance by the Natural Resource 
Conservation Service (NRCS) through the Emergency Watershed Protection Program, 
Property Buyout Option, which will provide up to 75% of the project costs if work can be 
completed within a 220-day timeline following the grant acceptance. As part of that 
program, the property has been deed restricted to be dedicated and maintained in 
perpetuity as open space for the conservation of natural floodplain functions, with 
allowable compatible uses including parks for outdoor recreation activities, wetland 
management, water quality improvement, environmental education, and other uses 
consistent with restoring the hydrological capacity to the natural environment. Moreover, 
the County has agreed to look for opportunities for potential public access and 
recreational improvements associated with any future use of the site, which will be 
identified as part of future site restoration and a separate CDP approval.  
 
In summary, the proposed project will remove vulnerable development from future 
threats of flooding and restore the property to its historical floodplain status without 
adverse impacts to coastal resources, and thus can be found consistent with the 
Coastal Act.1 
 
California Environmental Quality Act (CEQA) 
CEQA Section 21080.5(d)(2)(a) prohibits a proposed development from being approved 
if there are feasible alternatives and/or feasible mitigation measures available that 
would substantially lessen any significant adverse effect that the development may have 
on the environment. The County of San Luis Obispo, acting as lead CEQA agency, 
determined that the proposed project was exempt from CEQA. 

The Commission’s review, analysis, and decision-making process for CDPs and CDP 
amendments has been certified by the Secretary of the Natural Resources Agency as 
being the functional equivalent of the environmental review required by CEQA (CCR 
Section 15251(c)). Accordingly, in fulfilling that review, this report has discussed the 
relevant coastal resource issues with the proposal and has concluded that approval of 
the proposed CDP waiver is not expected to result in any significant environmental 
effects, including as those terms are understood in CEQA.  

 
1 Note that CDP waivers, such as this, are issued based on an evaluation of proposed project 
parameters, and only that project as described is what is subject to the waiver’s authorization. What that 
means is that if the project is ultimately undertaken differently than it is described (other than minor 
changes as may be allowed by the Executive Director if such changes (1) are deemed reasonable and 
necessary; and (2) do not adversely impact coastal resources), then that altered project is not covered by 
the CDP waiver, and instead constitutes unpermitted development and a Coastal Act violation. Thus, the 
Applicant here is on notice as to the limitations of this CDP waiver authorization, where a project that is 
not consistent with the project as described herein is not allowed, and undertaking such a project would 
be a knowing and intentional violation of the Coastal Act.   
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Accordingly, it is unnecessary for the Commission to suggest modifications (including 
through alternatives and/or mitigation measures) as there are no significant adverse 
environmental effects that approval of the proposed CDP waiver would necessitate. 
Thus, the proposed CDP waiver will not result in any significant adverse environmental 
effects for which feasible mitigation measures have not been employed, consistent with 
CEQA Section 21080.5(d)(2)(A). 

Coastal Commission Review Procedure 
This waiver is not valid until it has been reported to the Coastal Commission. This 
waiver is proposed to be reported to the Commission on December 11, 2024 during the 
hybrid virtual and in person hearing in Newport Beach. If four or more Commissioners 
object to this waiver at that time, then the application shall be processed as a regular 
CDP application.  

If you have any questions about the proposal or wish to register an objection, 
please contact Ryan Moroney (ryan.moroney@coastal.ca.gov) at the Central 
Coast District office. 
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NOTICE OF PROPOSED PERMIT WAIVER 
Date: November 22, 2024 
To: All Interested Parties 
From: Kevin Kahn, Central Coast District Manager 
 Ryan Moroney, Central Coast District Supervisor 
Subject: Coastal Development Permit (CDP) Waiver 3-24-0964-W 

Applicant: County of San Luis Obispo Parks and Recreation Department  

Proposed Development 
Annual clean-up of winter debris (e.g., excessive wooden debris) deposited at Cayucos 
State Beach for a period of five years. 

Executive Director’s Waiver Determination  
Pursuant to Title 14, Section 13238 of the California Code of Regulations, and based on 
project plans and information submitted by the Applicant regarding the proposed 
development, the Executive Director of the California Coastal Commission hereby 
waives the requirement for a CDP for the following reasons: 

Cayucos State Beach, which is owned by California State Parks but managed by the 
County’s Parks and Recreation Department, has historically been impacted by 
substantial debris from winter storms driven by tidal surges and due to its proximity to 
the mouth of Cayucos Creek, which carries debris and deposits it into the ocean during 
storm water runoff events, which are only increasing with climate change and sea level 
rise. As a result, the debris is deposited on the dry sandy beach areas and around 
beach recreational facilities, including the Cayucos Pier, playground, stairways, 
lifeguard facilities, and a public restroom. The County is seeking authorization for 
removal of the debris because it can sometimes: 1) limit accessibility to the beach and 
other recreational facilities; 2) create a public safety nuisance and risk for beachgoers;1 
and 3) cause damage to public coastal access structures, such as the Cayucos Pier 
and other recreational facilities along the beach. For example, in 2023 the Cayucos 
Pier, seawall, and playground were severely damaged by large logs deposited on the 
beach from Cayucos Creek that were battered around by wave action associated with 
large winter storms.  
 
This authorization would allow for annual winter maintenance of the beach to include 
removal of logs, driftwood, and other debris by hand when feasible and by mechanical 

 
1 The wood itself can be a danger to beach goers and especially younger children that play on them and 
build temporary structures subject to collapse, and beach visitors often use the excessive amount of 
wood debris as fuel for unmanaged beach fires, which are only seasonally allowed within fire rings when 
sufficient sandy beach area exits.  
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means (such as a small tractor or mini excavator) when removal by hand is not feasible. 
As viable, the large logs will be utilized for implementation of the Dune Restoration Plan 
for the Morro Bay to Cayucos Connector Trail Project approved by the Commission in 
June 2024 (CDP 3-24-0020). If repurposing such logs is not viable, the logs will be 
placed in a roll over container on the paved surface parking lot on Ocean Front Avenue 
then removed and deposited at a local landfill or composting facility. 
 
This project will include best management practices (BMPs) to protect public access 
and recreation, water quality, and habitat including limiting work to non-holiday 
weekdays and with a minimum of 3 days advance public notice. If mechanized 
equipment is used, the BMPs shall include: maintaining a 25-foot buffer between the 
ocean and creeks, a spill kit on site, a pre-activity biological survey as directed by a 
County-approved biologist and a review of lessons learned and implementation of 
changes and best practices for future removal activities.    
 
In summary, the proposed project is relatively minor and will help to clean the public 
beach and keep it usable for public recreational access purposes, and can be found 
consistent with the Coastal Act.2 
 
California Environmental Quality Act (CEQA) 
CEQA Section 21080.5(d)(2)(a) prohibits a proposed development from being approved 
if there are feasible alternatives and/or feasible mitigation measures available that 
would substantially lessen any significant adverse effect that the development may have 
on the environment. The County of San Luis Obispo, acting as lead CEQA agency, 
determined that the proposed project was exempt from CEQA. 

The Commission’s review, analysis, and decision-making process for CDPs and CDP 
amendments has been certified by the Secretary of the Natural Resources Agency as 
being the functional equivalent of the environmental review required by CEQA (CCR 
Section 15251(f)). Accordingly, in fulfilling that review, this report has discussed the 
relevant coastal resource issues with the proposal and has concluded that approval of 
the proposed CDP waiver is not expected to result in any significant environmental 
effects, including as those terms are understood in CEQA.  

Accordingly, it is unnecessary for the Commission to suggest modifications (including 
through alternatives and/or mitigation measures) as there are no significant adverse 
environmental effects that approval of the proposed CDP waiver would necessitate. 
Thus, the proposed CDP waiver will not result in any significant adverse environmental 

 
2 Note that CDP waivers, such as this, are issued based on an evaluation of proposed project 
parameters, and only that project as described is what is subject to the waiver’s authorization. What that 
means is that if the project is ultimately undertaken differently than it is described (other than minor 
changes as may be allowed by the Executive Director if such changes (1) are deemed reasonable and 
necessary; and (2) do not adversely impact coastal resources), then that altered project is not covered by 
the CDP waiver, and instead constitutes unpermitted development and a Coastal Act violation. Thus, the 
Applicant here is on notice as to the limitations of this CDP waiver authorization, where a project that is 
not consistent with the project as described herein is not allowed, and undertaking such a project would 
be a knowing and intentional violation of the Coastal Act.   
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effects for which feasible mitigation measures have not been employed, consistent with 
CEQA Section 21080.5(d)(2)(A). 

Coastal Commission Review Procedure 
This waiver is not valid until it has been reported to the Coastal Commission. This 
waiver is proposed to be reported to the Commission on December 11, 2024 during the 
hybrid virtual and in person hearing in Newport Beach. If four or more Commissioners 
object to this waiver at that time, then the application shall be processed as a regular 
CDP application.  

If you have any questions about the proposal or wish to register an objection, 
please contact Ryan Moroney (ryan.moroney@coastal.ca.gov) at the Central 
Coast District office. 

 



STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY  GAVIN NEWSOM, GOVERNOR 

CALIFORNIA COASTAL COMMISSION  
CENTRAL COAST DISTRICT 
725 FRONT STREET, SUITE 300 
SANTA CRUZ, CA 95060 
PHONE: (831) 427-4863 
WEB: WWW.COASTAL.CA.GOV 

  

NOTICE OF PROPOSED PERMIT AMENDMENT 
Date: November 22, 2024 
To: All Interested Parties 
From: Kevin Kahn, Central Coast District Manager 
 Breylen Ammen, Coastal Planner 
Subject: Proposed Amendment to Coastal Development Permit (CDP) 3-84-226 

Applicant: Pebble Beach Company  

Original CDP Approval  
CDP 3-84-226 was approved by the Coastal Commission on March 28, 1985 and 
provided for the construction of the Spanish Bay resort, condominiums, and public golf 
course (now collectively known as the Inn at Spanish Bay) in a former sand quarry in 
the Del Monte Forest area of unincorporated Monterey County. Public access mitigation 
for the project included a trail from the resort, through the golf course, and connected to 
a new over half-mile long lateral boardwalk-style section of coastal trail along the coast 
between the golf course and the beach.  

Proposed CDP Amendment 
The proposed amendment includes two main components: 1) repairs to and managed 
retreat of portions of the lateral public coastal boardwalk trail that were destroyed in the 
2022/2023 winter storms; and 2) a reconfiguration of the golf course generally within its 
existing footprint, irrigation system improvements, and realignment and repair of the 
existing storm drain system. The Commission’s reference number for this proposed 
amendment is 3-84-226-A3. 

Executive Director’s Immateriality Determination 
Pursuant to Title 14, Section 13166(b) of the California Code of Regulations, the 
Executive Director of the California Coastal Commission has determined that the 
proposed CDP amendment is immaterial for the following reasons: 

The lateral coastal boardwalk trail was required by the Commission as part of its 
approval of CDP 3-84-226 and is a popular accessway that has been heavily used by 
the public for many decades. It traverses the foredunes of North and South Moss 
Beach, between the Moss Beach parking lot and Sunset Drive, and offers stunning and 
expansive views of the coast and surrounding dunescape. The trail provides 
accessibility for a broad range of users on account of its hard plank surfacing when 
compared to other portions of the coastal trail in the area.1 At the time the trail was 

 
1 The area’s sandy soils mean that less formalized trails can pose an access challenge for young 
children, the elderly, and people with disabilities.  
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constructed it was adequately set back from the shoreline so as to avoid coastal 
hazards; however, wave action from the 2022/2023 winter storms resulted in damage to 
and loss of large portions of the downcoast section of the boardwalk. The Applicant 
proposes to replace those damaged sections of the boardwalk in-kind slightly inland to 
reduce the risk of future damage from storms and to ensure user safety. Such retreat 
would avoid the need for armoring of the accessway in the future while retaining its 
recreational value as an accessible trail with direct access to and between North and 
South Moss Beach as well as the coastal trail connection between Asilomar State 
Beach and the various public access amenities and destinations along 17-Mile Drive 
including the coastal trail, lookouts, and beaches. 

The golf course reconfiguration includes regrading and reshaping the 18-hole golf 
course, all generally within the area of existing play and turf coverage. The end result 
will be an overall reduction of turf coverage (and thus water used for irrigation2) and an 
increase in native plant cover, including native dune and Monterey pine forest habitats, 
in non-play areas of the course. The golf course work has been designed so as to not 
impact any areas of native sensitive species or habitats. The reconfiguration 
necessitates removal of 27 planted Monterey pine trees, all of which will be replanted at 
either a 2:1 ratio (for those trees less than 24-inch diameter at breast height (DBH)) or 
at a 3:1 ratio (for those trees 24-inch DBH or greater), for a total of 63 new planted trees 
(Monterey pines, coast live oaks, and Monterey cypresses) at appropriate locations on 
the Spanish Bay property.  

The Applicant also proposes a modification of the permit’s conditions to add a new 
special condition, which would require Executive Director approval of a habitat 
mitigation and monitoring plan that will provide the final detailed parameters regarding 
the restoration of dune areas of the damaged boardwalk as well as the non-golf play 
areas amidst and surrounding the course prior to the start of construction. See Exhibit 1 
for the condition language. 

In sum, the proposed3 CDP amendment would allow for the rebuilding of an important 
public coastal accessway in response to coastal hazards threats/damage not with hard 
armoring, but instead through relocation inland/managed retreat away from such threat. 
It thus can be considered an important adaptation and resilience strategy. The project 
also includes the reconfiguration of an existing public golf course that will result in 

 
2 The golf course is irrigated with non-potable recycled wastewater supplied by the Carmel Area 
Wastewater District; however, water savings are still a benefit given the overall limited nature of the water 
supply on the Monterey Peninsula (including the amount of recycled water the plant provides, where a 
reduction in recycled water used at this site will free up some recycled water for use in other areas).  
3 Note that immaterial CDP amendments, such as this, are issued based on an evaluation of proposed 
project parameters, and only that project as described is what is subject to the amendment’s 
authorization. What that means is that if the project is ultimately undertaken differently than it is described 
(other than minor changes as may be allowed by the Executive Director if such changes (1) are deemed 
reasonable and necessary; and (2) do not adversely impact coastal resources), then that altered project 
is not covered by the immaterial CDP amendment, and instead constitutes unpermitted development and 
a Coastal Act violation. Thus, the Applicant here is on notice as to the limitations of this immaterial CDP 
amendment authorization, where a project that is not consistent with the project as described herein is not 
allowed, and undertaking such a project would be a knowing and intentional violation of the Coastal Act.   
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additional native habitat and less water use. As such, it can be found consistent with the 
Coastal Act.  

California Environmental Quality Act (CEQA) 
Section 13096(a) of the Commission's regulations requires Commission approval of 
Coastal Development Permit applications 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). The 
findings above are incorporated herein by reference. 

Under Section 15251(c) of Title 14 of the California Code of Regulations, the 
Commission’s CDP regulatory process has been certified as the functional equivalent to 
the CEQA process. As a certified regulatory program, Section 21080.5(d)(2)(A) of 
CEQA still applies to the Commission’s CDP regulatory process and 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 which the activity may have on the environment.  

The proposed project has been conditioned in order to be found consistent with the 
Chapter 3 policies of the Coastal Act. As conditioned, there are no feasible alternatives 
or additional feasible mitigation measures available which would substantially lessen 
any significant adverse effect which the development may have on the environment. 
Therefore, the Commission finds that the subject project, as conditioned to mitigate the 
identified impacts, is the least environmentally damaging feasible alternative, has no 
remaining significant environmental effects, either individual or cumulative, and 
complies with the applicable requirements of the Coastal Act to conform to CEQA. 

Coastal Commission Review Procedure 
The CDP will be amended as proposed if no written objections are received in the 
Central Coast District office within ten working days of the date of this notice. If such an 
objection is received, the objection and the Executive Director’s response to it will be 
reported to the Commission on Wednesday, December 11, 2024 at the hybrid virtual 
and in-person meeting at the Newport Beach Civic Center. If three or more 
Commissioners object to the Executive Director’s determination of immateriality at that 
time, then the application will be processed as a material CDP amendment. 

If you have any questions about the proposal or wish to register an objection, 
please contact Breylen Ammen at the Central Coast District office at 
Breylen.Ammen@coastal.ca.gov. 

Exhibit 1: Proposed New CDP Special Condition 



SPECIAL CONDITION
CDP amendment 3-84-226-A3 is granted subject to the following special condition: 
1. Habitat Restoration: PRIOR TO CONSTRUCTION of the development associated

with CDP Amendment 3-84-226-A3, the Permittee shall submit a final Habitat
Mitigation and Monitoring Plan (HMMP) prepared by a qualified restoration ecologist
to the Executive Director for review and written approval. The HMMP shall address
any restoration necessitated by the removal of abandoned or damaged boardwalk,
as well as the areas of the golf course being restored to coastal habitat, as generally
shown as ‘native sandy transition/dunescape’ on pages 9-14 of the proposed project
plans (titled The Links At Spanish Bay, dated November 5, 2024). The HMMP’s
purpose shall be to describe the methods, timing, monitoring, success criteria, and
necessary remedial measures associated with such restoration, with the goal to
restore such habitat to a high-functioning, self-sustaining state. The Permittee shall
implement the restoration in accordance with the Executive Director-approved
HMMP.

Exhibit 1 
3-84-226-A3
Page 1 of 1
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Enclosure: ECDP Acceptance Form 

cc: (via email): (via email): Craig Spencer (Monterey County); Kenneth Foster (California State Lands 
Commission); Karen Grimmer (Monterey Bay National Marine Sanctuary) 

 

EMERGENCY COASTAL DEVELOPMENT PERMIT 

Emergency CDP G-3-24-0077 (Rocky Creek Slide) 

Issue Date: December 9, 2024 

(This ECDP Supersedes and Revises ECDP G-3-24-0077 dated December 5, 2024) 

Permittee: California Department of Transportation (Caltrans) 

Emergency Location: On the Highway 1 roadway on the Big Sur coast immediately 
south of the Rocky Creek Bridge (at post mile 60.0) in Monterey County. 

Emergency Description: A landslide that occurred on March 30, 2024, undermined 
approximately six feet of the southbound lane of Highway 1, collapsing the roadway and 
closing the highway. On May 3, 2024, the Governor issued an emergency declaration 
covering the March 2024 storms and Rocky Creek Bridge. On May 17, 2024, one lane 
of Highway 1 was re-opened with one-way traffic control and automated traffic signals. 
The Executive Director approved a previous ECDP to temporarily address the landslide 
and stabilize the one-lane opening, which was reported to the Commission on October 
10, 2024, for construction of a shotcrete upper bluff wall, substantial reconstruction and 
expansion to the existing damaged concrete seawall at the base of the bluff, and 
construction of a below-grade temporary soldier pile wall along approximately the 
centerline of Highway 1 (see ECDP G-24-0053). This ECDP will take further emergency 
measures to stabilize the bluff, reopen both lanes of the highway, and restore and repair 
Highway 1.  

Emergency Development: Construction of a roughly 200-foot-long viaduct consisting 
of 12-foot-wide lanes, 4-foot-wide shoulders, ST-75 bridge rails, end blocks, approach 
slabs, and a concrete transition barrier. Work is proposed to occur seven days a week, 
weather permitting. The Executive Director provided initial authorization for such 
emergency development on November 20, 2024, and this hard copy ECDP represents 
the formal ECDP covering all such development. 

Executive Director’s Determination  
The Executive Director of the California Coastal Commission hereby finds that: (a) a 
sudden unexpected occurrence demanding immediate action to prevent or mitigate loss 
or damage to life, health, property or essential public services exists (i.e., an 
“emergency” (see Title 14 California Code of Regulations Section 13009 and California 
Coastal Act (Public Resources Code) Section 30624); (b) the emergency requires 
action more quickly than allowed by the procedures for regular CDPs; (c) the 
emergency development can and will be completed within 30 days unless otherwise 
specified by the terms of this ECDP; (d) the emergency development carried out under 
this ECDP is considered temporary work done in an emergency situation to abate an 
emergency and is undertaken at Permittee risk; (e) a regular CDP must be obtained for 
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the emergency development to become more than temporary emergency abatement 
and/or if the Permittee wishes to expand the scope of work beyond that authorized by 
this ECDP; (f) absent obtaining a regular CDP, the emergency development shall be 
removed and the affected area restored; and (g) Commission staff will review public 
comment on the proposed emergency development as time allows. 

The emergency development is hereby approved, subject to the conditions listed below. 

______________________________________________________________________________________ 

Kevin Kahn, Central Coast District Manager, for Kate Huckelbridge, Executive Director 

Conditions of Approval 

1. The enclosed ECDP acceptance form must be signed by the Permittee and returned 
to the California Coastal Commission’s Central Coast District Office within 15 days 
of the date of this ECDP (i.e., by December 24, 2024). This ECDP is not valid unless 
and until the acceptance form has been received in the Central Coast District Office.  

2. All emergency development shall be limited in scale and scope to that specifically 
identified in the Emergency Permit Application Form dated received in the 
Commission’s Central Coast District Office on July 22, 2024, as updated on file as of 
December 9, 2024. Only that emergency development specifically described in this 
ECDP and for the specific location listed above is authorized. Any other 
development requires separate authorization from the Executive Director or the 
Commission, as applicable. 

3. The emergency development authorized on a temporary basis by this ECDP must 
be completed within 180 days of ECDP issuance (i.e., by June 7, 2025).  

4. This ECDP does not obviate the need to obtain necessary authorizations and/or 
permits from other agencies (e.g., Monterey County, Central Coast Regional Water 
Quality Control Board, California State Lands Commission, Monterey Bay National 
Marine Sanctuary, California Department of Fish and Wildlife, U.S. Fish and Wildlife 
Service, U.S. Army Corps of Engineers, NOAA-NMFS, etc.). The Permittee shall 
submit to the Executive Director copies of all such authorizations and/or permits 
upon their issuance. 

5. By exercising this ECDP, Permittee acknowledges and agrees that: (a) the 
emergency development is temporary, is designed to temporarily abate the 
emergency, and shall be removed unless and until a regular CDP authorizing the 
work is approved, and provided the Permittee adheres to such regular CDP’s terms 
and conditions; and (b) a regular CDP is subject to all of the provisions of the 
California Coastal Act (as codified in Sections 30000 to 30900 of the Public 
Resources Code) and any applicable Local Coastal Program (LCP) policies and may 
be conditioned accordingly to avoid and/or to offset coastal resource impacts 
consistent with the Coastal Act (and LCP as applicable) (including but not limited to 
requirements for public access provisions (such as offers to dedicate, easements, in-
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lieu fees, etc.), assumption/disclosure of risks (including deed restrictions), triggers 
for relocation/removal, offsetting mitigations, etc.). The Permittee acknowledges that 
review of the CDP application to determine consistency with the Coastal Act (and 
LCP as applicable) will be based on the conditions the property was legally in prior 
to initiation of the temporary emergency development that is the subject of this 
ECDP. 

6. By exercising this ECDP, the Permittee acknowledges and agrees in relation to this 
ECDP and the emergency development that it authorizes: (a) to assume all risks 
(including all coastal hazard risks, that include but are not limited to episodic and 
long-term shoreline retreat and coastal erosion, high seas, ocean waves, tidal scour, 
storms, tsunami, coastal flooding, landslide, earth movement, and the interaction of 
all of these, many of which will worsen with future sea level rise); (b) to 
unconditionally waive any claim of damage and/or liability against the Commission 
and/or its officers, employees, agents, successors and/or assigns; (c) to indemnify 
and hold harmless the Commission and its officers, employees, agents, successors 
and/or assigns against any and all liability, claims, demands, damages, costs 
(including costs and fees incurred in defense of such claims), expenses, and 
amounts paid in settlement, including as it relates to any damages to public and/or 
private properties and/or personal injury; (d) that any adverse effects to property or 
people caused by the emergency development shall be fully the responsibility of the 
Permittee. 

7. The Permittee shall reimburse the Commission in full for all Commission costs and 
attorneys’ fees (including but not limited to such costs/fees that are: (a) charged by 
the Office of the Attorney General; and/or (b) required by a court) that the 
Commission incurs in connection with the defense of any action brought by a party 
other than the Permittee against the Commission, its officers, employees, agents, 
successors and/or assigns challenging the approval or issuance of this ECDP, the 
interpretation and/or enforcement of ECDP terms and conditions, or any other matter 
related to this ECDP. The Permittee shall reimburse the Commission within 60 days 
of being informed by the Executive Director of the amount of such costs/fees. The 
Commission retains complete authority to conduct and direct the defense of any 
such action against the Coastal Commission, its officers, employees, agents, 
successors and/or assigns. 

8. Within 30 days of the date this ECDP is reported to the Commission, (i.e., by 
January 10, 2025), the Permittee shall submit revised designs showing that the 
transition between the new viaduct and the existing Rocky Creek Bridge shall be 
designed to minimize visual impacts to the greatest extent feasible, including 
considering more open designs with bridge rails, guardrails, or colorized concrete, or 
other designs that may reduce visual impacts.  

9. Within 180 days of ECDP issuance (i.e., by June 7, 2025), the Permittee shall either: 
(a) remove all of the materials placed or installed in connection with the emergency 
development, and restore all affected areas to their prior condition or better, all 
subject to Executive Director review and approval (and, in some cases, if directed by 
the Executive Director, subject to a regular CDP); or (b) submit a complete 
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application (i.e., satisfying the requirements of Title 14 California Code of 
Regulations Section 13056) for a regular CDP to authorize the emergency 
development (or for a different project designed to address the emergency 
development), including submitting all information and materials requested, and as 
directed, by the Executive Director if/when the Executive Director determines that 
such application is incomplete. If such regular follow-up CDP application is 
withdrawn by the Permittee, or is denied by the Commission, or if it remains 
incomplete for a period of 120 days after the Executive Director informs the 
Permittee that the application is incomplete, then all of the materials placed and/or 
installed in connection with the emergency development shall be removed, and all 
affected areas shall be restored to their prior condition or better, all subject to 
Executive Director review and approval (and, in some cases, if directed by the 
Executive Director, subject to a regular CDP). 

10. The follow-up CDP described above shall at the least include 1) a proposal for a 
program for commensurate public access mitigation, including in-lieu fee and 
identified public access enhancement project components that could be used to 
address public access mitigation associated with Caltrans’ ECDP and CDP 
authorizations in Big Sur; 2) a proposal for commensurate visual mitigation as 
compensation for the change in character and views due to the project; and 3) a 
proposal for commensurate habitat mitigation for any coastal resource habitat 
impacts of the project on ESHA and/or coastal wetlands.  

11. Failure to meet any of the applicable requirements of Condition 9 above shall 
constitute a knowing and intentional violation of the Coastal Act and may result in 
formal enforcement action by the Executive Director and/or the Commission. Such 
formal action may include: recordation of a Notice of Violation on the Permittee’s 
property; the issuance of a Cease and Desist Order and/or a Restoration Order; 
imposition of administrative penalties of up to $11,250 per day per violation; a civil 
lawsuit (that may result in the imposition of monetary penalties, including daily 
penalties of up to $15,000 per violation per day); and/or other applicable penalties 
and relief pursuant to Coastal Act Chapter 9. In addition, failure to follow and meet 
all terms and conditions of this ECDP shall also constitute a knowing and intentional 
Coastal Act violation to which the same actions above may be applied. 

12. All emergency development shall be limited to the least amount necessary to 
temporarily abate the emergency, and shall be undertaken in a time and manner that 
avoids any and all coastal resource impacts as much as possible, including avoiding 
impacts to public access. The Permittee shall keep the Executive Director informed 
regarding emergency development progress, including in terms of any issues 
encountered that may require adjustment. 

13. A licensed civil engineer with experience in coastal structures and processes shall 
oversee all construction activities and shall ensure that all emergency development 
is limited to the least amount necessary to temporarily abate the emergency 
consistent with the terms and conditions of this ECDP. 

14. All emergency construction activities shall limit impacts to coastal resources 



Emergency CDP G-3-24-0077 (Rocky Creek Viaduct) 

Issue Date: December 9, 2024 

 

Page 5 of 7 

(including public recreational access and the Pacific Ocean) to the maximum extent 
feasible including by, at a minimum, adhering to the following construction 
requirements: 

a. Construction is prohibited during weekends, from the Saturday of Memorial Day 
through Labor Day inclusive unless due to extenuating circumstances the 
Executive Director authorizes such work, and measures are applied to ensure 
maximum coastal resource protection to the maximum extent feasible. 
Construction during non-daytime hours (i.e., from one-hour after sunset to one-
hour before sunrise) shall include biological monitors at all times and lighting 
shall be pointed towards the work areas and be minimized to the maximum 
extent feasible. 

b. Construction work and equipment operations: shall avoid areas seaward of the 
tidal extent as much as possible; shall be prohibited in ocean waters and/or 
wetted sand (i.e., areas either wet and/or with a noticeable sheen from tidal 
and/or wave action); and shall avoid beachgoers and beach recreational areas 
as much as possible. 

c. Any grading of or in intertidal areas shall be prohibited. 

d. Any construction materials and equipment placed on the beach during daylight 
construction hours shall be stored beyond the reach of tidal waters. All 
construction materials and equipment shall be removed in their entirety from the 
beach area by one-hour after sunset each day that work occurs.  

e. All construction areas shall be minimized and demarked by temporary fencing 
designed to allow through public access and protect public safety to the 
maximum extent feasible, where such areas shall be limited in their spatial extent 
as much as possible. Construction (including but not limited to construction 
activities, and materials and/or equipment storage) is prohibited outside of the 
defined construction, staging, and storage areas.  

f. The construction site shall maintain good construction site housekeeping controls 
and procedures (e.g., clean up all leaks, drips, and other spills immediately; keep 
equipment covered and out of the rain (including covering exposed piles of soil 
and wastes); dispose of all wastes properly, place trash receptacles on site for 
that purpose, and cover open trash receptacles during wet weather; remove all 
construction debris from the beach; etc.).  

g. All construction activities that result in discharge of materials, polluted runoff, or 
wastes to the beach or the adjacent marine environment shall be prohibited. 
Equipment washing, refueling, and/or servicing shall not take place on the beach. 
Any erosion and sediment controls used shall be in place prior to the 
commencement of construction as well as at the end of each workday. 

h. All areas impacted by construction activities shall be restored to their pre-
construction condition or better within three days of completion of construction. 
Any beach sand that is impacted by construction shall be filtered as necessary to 
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remove any construction debris. 

i. All contractors shall ensure that work crews are carefully briefed on the 
importance of observing the construction precautions given the sensitive work 
environment. Construction contracts shall contain appropriate penalty provisions 
sufficient to offset the cost of retrieval/cleanup of foreign materials not properly 
contained and/or remediation to ensure compliance with this ECDP otherwise.  

j. The Permittee shall notify planning staff of the Coastal Commission’s Central 
Coast District Office immediately upon completion of construction. If planning 
staff should identify reasonable restoration measures, such measures shall be 
implemented immediately. 

15. A qualified biologist or environmental resources specialist acceptable to the 
Executive Director shall monitor all emergency construction activities (including but 
not limited to, placement and removal of equipment, construction activities near 
ocean areas, grading, etc.) to ensure that adverse impacts to sensitive plant and 
animal species and/or their habitats are avoided and, where avoidance is not 
possible, are minimized as much as possible and to the satisfaction of both the 
monitor and the Executive Director. The monitor shall have the authority to stop 
emergency construction activities if sensitive species and/or their habitats may be 
threatened in order to consult with the Executive Director on appropriate impact 
avoidance and minimization measures. 

16. Copies of this ECDP shall be maintained in a conspicuous location at the 
construction job site at all times, and such copies shall be available for public review 
on request. All persons involved with the construction shall be briefed on the content 
and meaning of this ECDP, and the public review requirements applicable to it, prior 
to commencement of construction. 

17. Within 30 days of completion of construction authorized by this ECDP, the Permittee 
shall submit site plans and cross sections to the Executive Director clearly identifying 
all development completed under this emergency authorization (comparing the legal 
pre-emergency development condition to both the emergency condition and to the 
post-emergency development condition), and a narrative description of all 
emergency development activities undertaken pursuant to this ECDP. Photos 
showing the project site before the emergency (if available), during emergency 
development construction activities, and after the work authorized by this ECDP is 
complete shall be provided with the site plans and cross sections.  

18. A construction coordinator shall be designated to be contacted during construction 
should questions arise regarding the construction (in case of both regular inquiries 
and emergencies), and the construction coordinator’s contact information (i.e., 
address, email, phone numbers, etc.) including, at a minimum, an email address and 
a telephone number (with voice mail capabilities) that will be made available 24 
hours a day for the duration of construction, shall be conspicuously posted at the job 
site where such contact information is readily visible from public viewing areas, 
along with indication that the construction coordinator should be contacted in the 
case of questions regarding the construction (in case of both regular inquiries and 
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emergencies). The construction coordinator shall record the contact information 
(e.g., name, address, email, phone number, etc.) and nature of all complaints 
received regarding the construction, and shall investigate complaints and take 
remedial action, if necessary, within 24 hours of receipt of the complaint or inquiry. 
The Permittee shall submit the record of complaints/inquiries and actions taken in 
response to the Executive Director on a weekly basis, and upon completion of 
construction activities. 

19. Minor adjustments to the requirements above, including deadline adjustments, may 
be allowed by the Executive Director if the Executive Director determines that such 
adjustments: (a) are deemed reasonable and necessary to help to temporarily abate 
the identified emergency, including as emergency conditions may change; (b) are 
designed to avoid coastal resource impacts (and limit those that are unavoidable) as 
much as possible; and (c) in the case of deadline extension adjustments, are 
appropriate in light of circumstances, including that the Permittee has shown 
diligence in pursuing the emergency development and meeting all ECDP terms and 
conditions.  

20. By exercising this ECDP, Permittee acknowledges and agrees that this ECDP shall 
not constitute evidence against and/or a waiver of any public rights which may exist 
on the property.  

21. Failure to comply with the terms and conditions of this ECDP may result in 
enforcement action under the provisions of Coastal Act Chapter 9. The issuance of 
this ECDP does not constitute admission as to the legality of any development 
undertaken on the property without a CDP and shall be without prejudice to the 
California Coastal Commission’s ability to pursue any remedy under Coastal Act 
Chapter 9. 

If you have any questions about the provisions of this ECDP, please contact Eric 
Stevens of the Commission's Transportation Unit at 301 East Ocean Boulevard. Suite 
300, Long Beach, CA 90802; eric.stevens@coastal.ca.gov; or the Commission’s Central 
Coast District office at 725 Front Street, Suite 300, Santa Cruz, CA 95060; 
centralcoast@coastal.ca.gov; and/or (831) 427-4863. 
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 W15 
Prepared November 22, 2024 (for December 11, 2024 Hearing) 

To: Coastal Commissioners and Interested Persons 
From: Kate Huckelbridge, Executive Director 

Kevin Kahn, Central Coast District Manager 
 Devon Jackson, Central Coast Coastal Planner 
Subject: Certification Review for San Luis Obispo County LCP Amendment 

Number LCP-3-SLO-21-0028-1-Part G (Los Osos Community Plan) 

On June 13, 2024, the California Coastal Commission considered a proposed San Luis 
Obispo County LCP amendment (LCP-3-SLO-21-0028-1-Part G) to amend the LCP’s 
Estero Area Plan to address long-standing issues related to development constraints in 
the community including related to water supply, wastewater services, and ESHA. At 
that time, and after a public hearing, the Commission conditionally certified the 
amendment provided it was modified as suggested by the Commission.  

The San Luis Obispo County Board of Supervisors considered the Commission’s 
conditional certification on October 29, 2024, and approved a modified version of the 
LCP amendment that day in response to the Commission’s conditional certification, 
including the suggested modifications (see attachment).  

The Executive Director has reviewed the County’s October 29, 2024 action, and has 
determined that it is legally adequate to meet all of the Commission’s conditional 
certification requirements. The Executive Director will report that determination to the 
Coastal Commission at the Commission’s December meeting on December 11, 2024 as 
part of the Central Coast District Director’s Report. The Commission meeting starts at 
9am on December 11, and the District Director’s Report is item number 15 on the 
agenda for that day. Interested persons are welcome to submit comments and/or to 
sign-up to testify to the Commission regarding this matter under that agenda item (see 
the Commission’s website at www.coastal.ca.gov for further information and instructions 
to participate in these ways). 

Please note that this certification review is not a time to revisit any substantive issues 
associated with the approval of the subject LCP amendment, as certification review is 
limited to the question of whether the County adopted the suggested modifications to 
the LCP amendment approved by the Commission. Please further note that the 
Executive Director’s determination is not subject to any required concurrence or 
approval by the Commission, but rather is simply being reported to the Commission as 
is required by the Commission’s regulations in order to allow for the amended LCP to be 
certified in that form (see Title 14, Division 5.5, Sections 13544 and 13544.5). Upon 
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reporting this item to the Commission in the Central Coast District Director’s Report, the 
amended LCP will be certified as of that date and time.  

If you have any questions about this LCP amendment certification review 
process, including questions about how to submit written comments and/or to 
testify to the Commission, please contact the Central Coast District office at (831) 
427-4863 and/or centralcoast@coastal.ca.gov. 

Attachment: San Luis Obispo County Board of Supervisors’ October 29, 2024 Action. If 
you are receiving this notice via mail and would like to view this attachment, please visit 
our website at https://www.coastal.ca.gov/meetings/agenda/#/2024/12. The certification 
review notice along with the attachment will be within the Central Coast District’s Deputy 
Director’s report (agenda item 15 on Wednesday December 11, 2024). Alternatively, if 
you’d like a copy of the San Luis Obispo County Board of Supervisors’ October 29, 
2024 Action you can email Devon Jackson (devon.jackson@coastal.ca.gov) out of the 
Central Coast District Office. 
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	3-84-226-A3 (Spanish Bay Improvements) immaterial amendment notice 11.22.2024.pdf
	3-84-226-A3 Exhibit 1.pdf
	special conditions
	CDP amendment 3-84-226-A3 is granted subject to the following special conditions:
	1. Habitat Restoration: PRIOR TO CONSTRUCTION of the development associated with CDP Amendment 3-84-226-A3, the Permittee shall submit a final Habitat Mitigation and Monitoring Plan (HMMP) prepared by a qualified restoration ecologist to the Executive...





