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SUBJECT: ADDENDUM to Item W6g, Proposed Amendments to Commission 
Regulations 
Hearing and Possible Adoption 
California Code of Regulations, Title 14, Sections 13156 and 13169 

______________________________________________________________________ 
 

 
This addendum announces comments received during the rulemaking public comment 
period and responds to the comments. 
 

I. COMMENTS RECEIVED 
 
During the 45-day comment period from September 19, 2025 to Monday, November 3, 
2025, the Commission received two substantive comments regarding the proposed 
rulemaking. Both comments are published on the correspondence tab for this item. 
 

II. RESPONSES TO COMMENTS 
 

In the first comment, housing advocate Natalie Spievack supported the staff 
recommendation to adopt the amendments to expand the periods for the vesting of 100% 
affordable housing projects from two years to five years and expand the period for 
extensions (after the initial vesting period) from one year to two years.  Ms. Spievack 
explained that having an approved coastal development permit in hand is crucial when 
affordable housing developers seek funding, and moreover the process of applying for and 
receiving funding for 100% affordable housing projects can take many years. The 
uncertainty created by the existing two-year vesting and one-year extension periods 
makes funding more difficult to obtain. 
 
In the second comment, housing advocate Louis Mirante asked why the regulation 
amendments to lengthen the vesting and extension periods, which he described as 
beneficial, are for affordable housing projects only and not for other types of housing 
projects. Staff agrees that the amendments provide a beneficial effect. The amendments 
are specific to 100% affordable housing projects because unlike privately funded, for-profit 
developments, these projects face particular challenges when seeking financing, namely 
the funding process involving multiple sources that cannot be secured until after permit 
approval is in hand.  
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As explained in more detail in Exhibit 3, the Initial Statement of Reasons, the existing 
regulation periods not only create barriers to funding, but may preclude the opportunity to 
obtain a full financing package within the current vesting window.  The proposed 
amendments of five years for vesting and two years for extensions provide an accountable 
and realistic framework for such projects.  Additionally, the proposed amendments 
implement the Commission’s statutory mandate to encourage affordable housing. ((Pub. 
Resources Code, § 30604(f), see also subds. (g) and (h)).   
 
It’s important to note as well that developers of other types of housing projects may 
request and receive a longer time period for their projects to vest under both the existing 
regulations and the proposed amendments.  The proposed amendments clarify that 
provision in section 13156(g), but do not change its intent or effect. 

https://www.coastal.ca.gov/meetings/agenda/#/2025/11

