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SUMMARY OF STAFF RECOMMENDATION 

After a local government’s local coastal program (LCP) is certified by the Commission, 
Commission staff prepare what are called post LCP certification coastal development 
permit (CDP) and appeal jurisdictional maps (often referred to as “Post Cert.” maps). 
These Post Cert. maps delineate areas where the Commission retains CDP authority 
and where that authority has been delegated to the local government. Areas within the 
local government’s permitting authority area where the local government’s CDP 
decisions are appealable to the Commission on a geographic basis are shown, based on 
proximity to wetlands, streams, bluffs, beaches, the Mean High Tide Line, between the 
First Public Road and the Sea, and on former tidelands and public trust lands transferred 
to the local jurisdiction. Sonoma County’s LCP was first certified by the Commission on 
December 2, 1981, and the Post-Cert maps for the County were first certified on 
December 10, 1981.  

 



The updated maps reflect technological improvements made possible by the use of 
Geographic Information System (GIS) technology, and they incorporate standardized 
datasets (such as the National Hydrography Dataset for streams and the U.S. Fish and 
Wildlife Service’s National Wetlands Inventory (NWI) for wetlands). The updated maps 
do not modify the LCP or introduce any new regulatory standards. They simply illustrate 
areas that meet the geographic criteria established by the Coastal Act and its 
implementing regulations related to CDP and appeals jurisdictional boundaries.  

The updated maps provide an LCP planning tool with greater transparency, consistency, 
and clarity regarding the geographic extent of CDP and appeals jurisdictions. The maps 
provide a depiction of jurisdictional boundaries based on the best available information 
today, and boundaries are subject to change in the future as conditions on the ground 
change. On the ground conditions and the criteria set forth in the Coastal Act and its 
implementing regulations take precedence in all cases. A boundary determination or 
survey (e.g., of wetland, stream, bluff, and beach boundaries) may be necessary to 
establish the precise location of Commission permit or appeal jurisdiction.   

The map update process involved careful deliberation and close collaboration between 
Commission and County staff to review the updated boundaries, cross-check spatial 
data, and ensure that the maps accurately reflect both the Coastal Act/regulation 
standards and existing conditions on the ground to the greatest extent feasible. Special 
attention was given to the review of wetlands data provided by the USFWS NWI, which 
was examined to distinguish between naturally occurring wetland features and 
constructed agricultural ponds, the latter of which are excluded from the definition of 
wetlands for appeal purposes. The use of modern mapping technologies, including high-
resolution aerial and satellite imagery, supported this review. County staff contributed 
local knowledge to confirm data accuracy and helped refine boundaries where 
appropriate. This collaborative and data-driven approach ensures the updated maps are 
both technically rigorous and locally informed.  

Staff recommends approval of the updated Post Cert. maps, which will supersede and 
replace the previously adopted maps from 1981. The updated maps, along with their 
accompanying GIS data, provide a more accessible and spatially accurate 
representation of Commission permit and appeal jurisdictional boundaries in Sonoma 
County. Certification of these maps also allows the Commission to formally deliver 
jurisdictional GIS data to Sonoma County, enabling integration into the County’s internal 
and public-facing mapping platforms. This supports more efficient and accurate planning, 
permitting, and communication, helping to eliminate the need to rely on outdated paper 
maps that can be difficult to interpret, and which lack modern geographic precision. 
Sonoma County staff have reviewed the updated maps and support the Commission’s 
approval of them. The motion to approve the maps is found on page 5 below.  

 

 

 

 

 

 

 
1 The California Coastal Act is found in the Public Resources Code, sections 30000 et seq. 
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EXHIBITS 

EXHIBIT 1 – Post LCP Certification Permit and Appeal Jurisdiction Index Map: Sonoma 
County 
 
EXHIBIT 2-6 – Draft Post LCP Certification Permit and Appeal Jurisdiction Map: 
Sonoma County Maps 1-5 

 
 

https://documents.coastal.ca.gov/reports/2025/9/F11a/F11a-9-2025-exhibits.pdf
https://documents.coastal.ca.gov/reports/2025/9/F11a/F11a-9-2025-exhibits.pdf
https://documents.coastal.ca.gov/reports/2025/9/F11a/F11a-9-2025-exhibits.pdf
https://documents.coastal.ca.gov/reports/2025/9/F11a/F11a-9-2025-exhibits.pdf
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MOTION AND RESOLUTION 

Staff recommends that the Commission adopt the updated Sonoma County Post LCP 
Certification Permit and Appeal Jurisdiction maps, and to do so Staff recommends a YES vote on 
the motion below. Passage of this motion will result in approval of the updated maps and adoption 
of the resolution and findings below. The motion passes only by affirmative vote of a majority of 
the Commissioners present.  

Motion: I move that the Commission approve Map Adoption Number MA-2025-001 
pursuant to the staff recommendation, and I recommend a yes vote.  

Resolution to Approve: The Commission hereby approves Map Adoption Number MA-
2025-001 and adopts the findings set forth below on grounds that the updated maps depict the 
areas where the Commission retains coastal development permit authority pursuant to Coastal 
Act Section 30519(b), and where appeals of Sonoma County coastal development permit 
decisions are allowed pursuant to Coastal Act Section 30603(a)(1) and (a)(2).  

 

 
   2 The Sonoma County’s LCP was certified by the Commission on December 2, 1981. 

I. BACKGROUND 

The Sonoma County’s Local Coastal Program was certified by the Commission on 
December 2nd, 1981. After the Commission certifies a local government’s LCP, permit 
authority within that jurisdiction is delegated to that local government. However, 
pursuant to Section 30519(b) of the Coastal Act, the Commission retains permit 
authority after LCP certification over developments occurring on tidelands, submerged 
lands, and public trust lands, whether filled or unfilled, and which are located within the 
Coastal Zone. The Commission may transfer permit authority to the local government 
for public trust lands that are determined by the Commission to be filled and developed 
and are located within an area that is committed to urban uses pursuant to Section 
30613 of the Coastal Act.3 

In addition to the Commission’s retained permit jurisdiction, subsections (a) and (b) of 
Section 30603 of the Coastal Act define certain areas and types of development for 
which actions by the local government may be appealed to the Commission. 
Geographic appeal jurisdiction is retained, for example, on lands within 100 feet of a 
stream’s top of bank or within 100 feet of the upland limit of a wetland, lands subject to 
the public trust that are no longer within the Commission’s retained jurisdiction, lands 
within 300 feet of coastal bluffs, beaches, or the Mean High Tide Line (MHTL), and 
lands between the sea and the First Public Road paralleling the sea (FPR). 

The Commission’s administrative regulations (Title 14 of California Code of Regulations 
(14 CCR) Section 13576) require the preparation of Post LCP Certification Permit and 
Appeal Jurisdiction (Post Cert.) maps to depict areas where the Commission retains 
permitting authority and where appeal jurisdiction applies. These maps are adopted by 
the Commission following LCP certification and may be updated from time to time to 
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incorporate corrections, reflect changing conditions on the ground, integrate more 
accurate data and use of more modern mapping technology. The Commission’s 
administrative regulations (Title 14 of California Code of Regulations (14 CCR) Section 
13576) recognize that while the adopted map is intended to illustrate jurisdictional 
boundaries as accurately as possible, it is ultimately a visual tool, not a definitive legal 
boundary. The map provides a general representation based on the best available data 
but at times may not reflect the exact location of permit or appeal jurisdiction. Instead, 
field verification may be necessary to confirm the actual boundary on a specific 
property. Because physical conditions on the ground, such as the location of streams, 
wetlands, or shoreline features, can change over time, those real-world conditions are 
what ultimately determine jurisdiction. In some cases, if site conditions have changed 
significantly, it may be appropriate to revise the map to better reflect those updates. 

 

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

3 At this time, the County has not requested that the Commission transfer permit authority for any filled, 
former tidelands. 
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II. FINDINGS AND DECLARATIONS 

A. Previous Sonoma County Post LCP Certification Permit and 
Appeal Jurisdiction Maps 

During the late 1970’s and early 1980’s the Commission’s Mapping program began a 
project to complete Post Cert. maps for all local governments within or partly within the 
Coastal Zone. The first effort consisted of producing a set of 161 maps using the USGS 
7.5 minute quadrangle base (scale 1:24,000- or 1-inch equals 2000 feet), which was 
completed in 1981. The primary purpose of this project was to provide a consistent, 
statewide view of permit and appeal boundaries for review by local government staff, 
Commission staff, and other interested parties. The area of the Coastal Zone within 
Sonoma County is covered by map sheets 41 through 50, the Ornbaum Valley, 
Stewards Point, Annapolis, Plantation, Fort Ross, Arched Rock, Duncans Mills, Camp 
Meeker, Bodega Head, and Valley Ford quadrangles. Copies of these regional 7.5-
minute quadrangle-scale draft maps were distributed for review to the Commission 
offices and the County in the spring of 1981. Map sheets 41-50 were all certified for 
Sonoma County on December 10, 1981. 

 

B. Staff Analysis 

The depiction of the Commission’s permit and appeal jurisdictions on the Sonoma 
County draft Post Cert. map presents no significant areas of controversy affecting the 
map adoption at this time. Coastal Commission staff have reviewed the Post Cert. map 
and associated jurisdictional boundaries with County staff. The Coastal Commission’s 
retained permit jurisdiction consists entirely of lands seaward of the MHTL and public 
trust lands or historic tidelands, whether filled or unfilled. Its appeal jurisdiction boundary 
encompasses lands seaward of the FPR. The route of the designated FPR is set forth in 
the section entitled: First Public Road Description. In areas inland of the FPR, the 
appeal jurisdiction may include areas 300 feet from the MHTL, 300 feet from the inland 
extent of the beach, 300 feet from the top of coastal bluffs, and 100 feet from the upland 
boundaries of wetlands and streams. 

Permit Jurisdiction 

Geographically, the Commission’s retained permit jurisdiction includes tidelands, 
submerged lands, and public trust lands including former tidelands.5 The primary 
sources for determining the Commission’s continuing permit jurisdiction in Sonoma 
County are the contemporary U.S. Fish and Wildlife Service’s (USFWS’s) National 
Wetland Inventory dataset covering this area, vertical and oblique coastal aerial 
photography, Post Cert. maps 41 through 50 (the Ornbaum Valley, Stewards Point, 
Annapolis, Plantation, Fort Ross, Arched Rock, Duncans Mills, Camp Meeker, Bodega 
Head, and Valley Ford quadrangles, scale 1:24,000), the map set showing potential 
public trust lands prepared for the Coastal Commission by the State Lands Commission 
staff in the late 1970’s using, among other sources, tide and submerged land grant 
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documents, and historical U.S. Coast Survey (now known as the National Geodetic 
Survey) topographic maps from the 19th century. 
 
These maps, photos, and other documents and information were analyzed to establish 
the public trust component, when that is the controlling permit boundary criterion. Given 
the complexity involved in precisely mapping public trust boundaries, however, it is 
evident that the permit boundary delineation on this map may not include all areas 
subject to the public trust. Using the best available data and information sources, 
Commission staff has made a good faith attempt to map tidelands and potential public 
trust lands to the bulkheads associated with development in Jenner (Russian River) and 
Bodega Bay. In these areas, permit authority should be determined by the extent of 
these bulkheads, with the understanding that the bulkheads in their entirety and lands 
seaward of the bulkheads remain the Commission’s permit jurisdiction, while 
development landward of said bulkheads is entirely within the County’s jurisdiction. This 
is with the understanding that permit jurisdiction boundaries are an extrapolation of the 
best available data and may be subject to future interpretation and determination if 
warranted by site specific information. Furthermore, questions regarding the exact 
location and extent of public trust lands must be referred to the State Lands Commission 
for determination. Both the Commission staff and County staff recognize that should 
additional public trust lands be identified in the future, those lands would be part of the 
Commission’s retained permit jurisdiction. 

Review of the above-referenced primary source materials indicates that the 
Commission’s continuing permit jurisdiction in Sonoma County exists only on lands lying 
below the MHTL, and on potential or historical public trust lands (Exhibit 2-6). For the 
purposes of the Post Cert. map proposed for adoption by the Commission for the 
County, the landward boundary of the Commission’s retained permit jurisdiction has 
been drawn to follow a combination of the tidelands, submerged lands and filled 
tidelands upon, in and under the Pacific Ocean, the inland extent of the active beach 
and marine and estuarine intertidal zones as mapped by the US Fish and Wildlife 
Service in its National Wetlands Inventory (NWI), and bulkhead lines as evident in 
contemporary high resolution aerial images of Sonoma County. As reference, 
Commission staff has also analyzed historical aerial imagery and United States Coast 
Survey Historical Topographic Maps, T-04506 (1929), T-04507 (1929), T-04508 (1929), 
T-04593 (1930), T-04594 (1930), T-04595 (1930), T-04596 (1930), T-04597 (1930), T- 
10410 (1957), T-10411 (1957), and T-10412 (1957). 

 

 

 
4 As that provision existed in 1989, the last time Section 13577(i) of the Commission’s administrative 
regulations, which defines FPR and which references Section 30603(b) of the Coastal Act as a standard, 
was revised. 
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5 Tidelands, the first component of the Commission’s retained permit jurisdiction, are lands lying between 
the lines of mean high tide and mean low tide. The MHTL is the landward tidelands boundary, an 
ambulatory boundary that moves with changes in the profile of the shoreline, particularly in sandy beach 
areas. The MHTL is and has been used by the U.S. Supreme Court, the California Supreme Court, 
federal and state courts, the state legislature, state regulatory and administrative agencies, and local 
governments as the boundary between public tidelands and private uplands. 

 
The location of the fluctuating MHTL is determined by establishing the intersection of the shore with the 
plane (elevation) of Mean High Water as calculated by the National Geodetic Survey for a particular 
location. Surveys can be performed to establish MHTL or tidelands locations. The State Lands 
Commission, as administrator of California’s tidelands, can and does perform such surveys. 
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Appeal Jurisdiction 

The appeal jurisdiction boundary in Sonoma County is mapped according to the 
geographic criteria specified in Section 30603(a) of the Coastal Act and further defined 
in the Commission’s regulations at 14 CCR Section 13577. The appeal area is shown in 
Exhibits 2-6. The appeal jurisdiction boundary is based primarily on the First Public 
Road (FPR) paralleling the sea, except where the designated road is situated closer 
than 300 feet inland from the inland extent of beach, MHTL, or top of the coastal bluff. 
In these locations the appeal jurisdiction boundary is 300 feet from the inland extent of 
the beach, 300 feet from the MHTL in the Russian River and Bodega Bay areas, or 300 
feet from the top of the coastal bluff face, as appropriate, rather than measured from the 
FPR. Stream and wetland-based appeal areas are located throughout the County. 

As with the permit jurisdiction boundary the appeal boundary can shift as on the ground 
conditions change, even though the basis of appeal remains consistent. The 
Commission’s regulations provide for appeal boundary revisions from time to time (see 
14 CCR Section 13576.) Appeal boundary revisions are intended to incorporate 
updates and changing conditions in the Coastal Zone environment upon which the 
boundaries are based and to make refinements reflecting the use of more accurate 
data and modern mapping technology.  

Stream Appeal Areas 

The Coastal Act specifies that, after LCP certification, developments approved by a 
local government within 100 feet of any stream are appealable (Pub. Res. Code § 
30603(a)(2)). 14 CCR Section 13577(a) further specifies boundary determination criteria 
to be used in mapping stream appeal areas, including not only how to determine the 
appeal boundary location, but also which streams to identify and map. CCR Section 
13577(a) states that developments within 100 feet of the top of bank of any stream 
mapped by the USGS or identified in a city or county’s LCP are appealable to the 
Commission. For purposes of mapping appeal jurisdiction, the Commission includes 
streams that are mapped by the U.S. Geological Survey (USGS) on 7.5 minutes 
quadrangle maps, identified in the certified LCP, and/or represented in the National 
Hydrography Dataset (NHD), including perennial, intermittent, and ephemeral streams.  

Ephemeral streams are stream types that carry surface water only during or 
immediately after rainfall events which are often included in the USGS NHD dataset. 
While these features may not exhibit year-round flow, they are still considered streams 
under Commission regulations when they meet the defined criteria. 

The 100 foot appeal buffer is measured from the top of bank. In locations where a 
defined bank is not discernible, the buffer is measured from the stream line established 
and mapped by the USGS.  Improved data like the National Hydrography Dataset 
(NHD) help the Commission to map existing streams and tidal channels which were not 
previously depicted on the USGS 7.5-minute quadrangle base maps. However, the 
underlying USGS stream mapping criteria pursuant to Title 14 CCR Section 13577(a) 
have not changed, and developments located within 100 feet of a USGS mapped 
stream remain appealable to the Commission under existing regulations.  
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Wetland Appeal Areas 

The Coastal Act (Section 30603(a)(2)) specifies that developments approved by a local 
government within 100 feet of a wetland are appealable to the Commission following 
LCP certification. The Commission’s regulations (14 CCR Section 13577(b)(1)) define 
the criteria for identifying wetlands and determining their boundaries and 14 CCR 
Section 13577(b)(2) excludes agricultural ponds and reservoirs from the definition of 
wetlands for appeal purposes. Wetland based appeal is found throughout the County.  

The Commission’s regulations (14 CCR Section 13577(b)) define a wetland as land 
that is saturated or inundated long enough to support specific plant communities or soil 
characteristics. A wetland boundary may be identified based on a single parameter: 
either the presence of water-loving vegetation, hydric soils, or evidence of regular or 
seasonal flooding during years of normal precipitation.  

The updated maps incorporate standardized statewide datasets such as the U.S. Fish 
and Wildlife Service’s National Wetlands Inventory (NWI). This improved data helps the 
Commission to map existing wetlands and tidal channels which were not previously 
depicted on the USGS 7.5-minute quadrangle base maps.  

It is important to note that increases in mapped wetland areas do not reflect a change 
in regulatory standards or an expansion of Commission’s jurisdiction. Rather, it reflects 
improved technical capacity to detect and map features that may have existed all along 
but were previously underrepresented. As with other jurisdictional features, the mapped 
wetland boundaries are intended as planning tools and do not constitute legal 
determinations. Actual jurisdiction is governed by the Coastal Act and implementing 
regulations, and conditions on the ground control jurisdiction. Where questions arise, a 
site-specific boundary determination process is available. 

Mean High Tide Line (MTHL) Appeal Areas 

The Coastal Act specifies that, after LCP certification, developments approved by a 
local government within 300 feet of the MHTL are appealable (Pub. Res. Code § 
30603(a)(1)). 14 CCR Section 13577(c) states the criteria that shall define the MHTL. 
MHTL-based appeal areas are located within the County primarily in Russian River, 
Salmon Creek and Bodega Bay. 

First Public Road Paralleling the Sea 

Title 14 of the California Code of Regulations (CCR) Section 13577(i) specifies the 
default standard by which the FPR may be designated for purposes of determining 
appeal jurisdiction boundaries (subsection (1)), but also allows for an alternative FPR 
designation when the requirements of subsection (1) cannot be fully met (subsection 
(2)). In the context of the highly-fact specific circumstances on the ground, subsections 
(i)(1) and (i)(2) should be understood as providing alternative, but complimentary (not 
exclusive) ways of defining the FPR for purposes of determining the appeal jurisdiction 
boundary for the Sonoma County. In other words, subsection (i)(1) is the appropriate 
standard for determining part of the FPR for purposes of setting appeal jurisdiction 
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boundaries, whereas subsection (i)(2) is the appropriate standard for determining 
another part of the FPR. This interpretation of 13577(i) has been supported by past 
Commission practice. 

14 CCR Section 13577(i)(1) – Majority of the Sonoma County 

The language of Title 14 of the California Code of Regulations (CCR) Section 
13577(i)(1) is intended to ensure that the designated “First Public Road Paralleling the 
Sea” extends inland around water bodies that are considered the “sea” as defined by 
Coastal Act Section 30115. The Coastal Commission’s regulations provide that in order 
for a road to qualify as the FPR, it must be a road that “does in fact connect with other 
public roads providing a continuous public access system, and generally parallels and 
follows the shoreline of the sea so as to include all portions of the sea where the 
physical features such as bays, lagoons, estuaries, and wetlands cause the waters of 
the sea to extend landward of the generally continuous coastline” (14 CCR Section 
13577(i)(1)(E)). The appeal jurisdiction boundary, where based on the FPR under 
13577(i)(1), is aligned along the inland, or landward right of way of such road. 

The FPR in the majority of Sonoma County is based on a 13577(i)(1) interpretation 
(broadly described in the First Public Road Description below). The Commission finds 
that the FPR as described herein is consistent with all elements of 14 CCR Section 
13577(i)(1) in that it extends around water bodies considered the “sea” and does in fact 
connect with other public roads providing a continuous public access system that 
generally parallels and follows the shoreline of the sea. All other requirements of 
13577(i)(1) are met, in that the first public road is lawfully open to uninterrupted public 
use and is suitable for such use (subsection (A)), is publicly maintained (subsection 
(B)), is an improved, all-weather road open to motor vehicle traffic in at least one 
direction (subsection (C)), and is not subject to any restrictions on use by the public 
except when closed due to an emergency or when closed temporarily for military 
purposes (subsection (D)). 

14 CCR Section 13577(i)(2)- Highway 1 at the Russian River and Salmon Creek 

The language of 14 CCR Section 13577(i)(2) was intended to limit the effect of 
designating the FPR based on an alignment where all conditions of 14 CCR Section 
13577(i)(1) could be met with the exception of 14 CCR Section 13577(i)(1)(E): 
specifically that the FPR connect with other public roads providing a continuous access 
system and generally parallels and follows the shoreline of the sea. 14 CCR Section 
13577(i)(2) provides that whenever a public road exists which conforms to all provisions 
of (i)(1) except (i)(1)(E), the Commission may limit the extent of the Commission’s 
geographic appeal jurisdiction to all parcels between the Pacific Ocean and such public 
road and those parcels immediately adjacent of the sea inland of such public road. 
14CCR Section 13577(i)(2) has been applied in many areas throughout the State when 
the waters of the “sea” extend landward of the generally continuous shoreline and a FPR 
exists seaward of this inland “sea.” In many of these instances, the Commission has 
designated a FPR seaward of the inland “sea”. 

When a FPR exists which conforms to all provisions of 13577(i)(1) except (i)(1)(E), the 
Commission has the authority to designate an alternative public road. Therefore, in 
Salmon Creek and Russian river, the C`ommission, using its authority under 14 CCR 
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Section 13577(i)(2), designates Highway 1 as the FPR in this area. Both FPR 
alignments are more broadly described in the First Public Road Description below. The 
appeal jurisdiction along the tidally influenced water bodies inland of Highway 1 is 
limited to 300 feet from the MHTL or the first row of parcels, whichever is the greater 
distance (See Pub. Res. Code § 30603(a)(1).) 

Staff recommends the Commission apply the provisions of 14 CCR Section 13577(i)(2) 
specifically to those areas inland of Pacific Coast Highway (Highway 1) at the Russian 
River and Salmon Creek crossings. 

An inclusive FPR around tidal estuaries and wetlands associated with the Russian River 
is aligned along Highway 116 northeast to the Bohemian Highway in Monte Rio, on the 
Bohemian Highway southeast to Coleman Valley Rd. in Occidental, and along Coleman 
Valley Rd. west to Highway 1. This alignment meets the requirements of 13577(i)(1)(A)- 
(D). However, this FPR alignment does not meet the criteria of 13577(i)(1)(E) in that it 
does not generally parallel or follow the shoreline of the sea and would result in an 
alignment that is significantly outside the coastal zone. This alignment would result in 
significant appeal jurisdiction over inland areas within the County. By contrast, the FPR 
proposed for designation under the 13577(i)(2) configuration for the Russian River is 
Highway 1, which meets all requirements of 13577(i)(1)(A)-(D) but avoids the 
unintended consequence of over-including inland portions of Sonoma County within the 
Commission’s appeal jurisdiction. The resulting appeal jurisdiction in the areas inland of 
Pacific Coast Highway around the Russian River from the (i)(2) alignment would include 
two open space parcels between Highway 116 and the Russian River and three grazing 
land & open space parcels as well as one agriculture & campground parcel directly 
south of the Russian River. 

An inclusive FPR around tidal estuaries and wetlands associated with Salmon Creek is 

aligned along Coleman Valley Rd. east to Joy Rd., on Joy Rd. south to the Bodega 

Highway, and on the Bodega Highway southwest to Highway 1. This alignment meets 

the requirements of 13577(i)(1)(A)-(D). However, this FPR alignment does not meet the 

criteria of 13577(i)(1)(E) in that it does not generally parallel or follow the shoreline of 

the sea and would result in an alignment that is significantly outside the coastal zone. 

This alignment would result in significant appeal jurisdiction over inland areas within the 

County. By contrast, the FPR proposed for designation under the 13577(i)(2) 

configuration for the Salmon Creek is Highway 1, which meets all requirements of 

13577(i)(1)(A)-(D) but avoids the unintended consequence of over-including portions of 

Sonoma County within the Commission’s appeal jurisdiction. The resulting appeal 

jurisdiction in the areas inland of Pacific Coast Highway around Salmon Creek from the 

(i)(2) alignment would include two grazing land parcels adjacent Salmon Creek, 

including Chanslor Ranch Regional Park & Open Space Preserve. 
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14 CCR Section 13577(i)(3)- Russian River 

Title 14 of the California Coastal Regulations Section 13577(i)(3) states that: “where the 
Commission determines that the designation of the ‘first public road paralleling the sea’ 
results in the inclusion of areas within the permit and appeal jurisdiction where the 
grounds for an appeal set forth in [former] Public Resources Code Section 30603(b)[1] 
are not an issue, the Commission may take action to limit the geographic area where 
developments approved by a local government may be appealed to the Commission, to 
that area where such grounds are, in fact, an issue.” 

Through this map adoption, Commission staff is recommending that appeal jurisdiction 
at Russian River be limited per the Commission’s authority under 13577(i)(3), for those 
areas where lands inland of the “inclusive FPR” with respect to the inland sea at the 
Russian River are included within the appeals jurisdiction. Commission action to limit 
the FPR geographic appeal jurisdiction in this area would result in 300 feet from the 
MHTL, 100ft from wetland, and 100ft from stream top of bank being used as the 
controlling geographic appeal criterion for the majority of Highway 116 east along the 
Russian River. (See Pub. Res. Code § 30603(a)(1)). 

Commission staff has concluded that grazing lands more than 300 feet landward from 
the MHTL and 100 feet from neighboring stream and wetland resources do not present 
issues that are grounds for appeal set out in former Section 30603(b), which are public 
access, public coastal views, limitations on development potential within the established 
physical scale of the area, and shoreline protection issues (including not significant 
alteration of existing landforms and compliance with shoreline erosion and geologic 
setback requirements). 

The certified LCP designates Highway 116 as a protected “Scenic Corridor” and 

adequately addresses public access and coastal views in this area. Therefore, public 

access, public views, and limitations on development potential do not present issues in 

the areas that are landward of 300 feet from the MHTL, 100 feet from wetland and 100 

feet from stream top of bank and the Commission finds it appropriate that the FPR 

appeal jurisdiction along Russian River be limited pursuant to the Commission’s 

authority under 14 CCR section 13577(i)(3). 

14 CCR Section 13577(i)(3) - Salmon Creek 

Title 14 of the California Coastal Regulations Section 13577(i)(3) states that: “where the 
Commission determines that the designation of the ‘first public road paralleling the sea’ 
results in the inclusion of areas within the permit and appeal jurisdiction where the 
grounds for an appeal set forth in [former] Public Resources Code Section 30603(b)[1] 
are not an issue, the Commission may take action to limit the geographic area where 
developments approved by a local government may be appealed to the Commission, to 
that area where such grounds are, in fact, an issue.” 

https://gbc-word-edit.officeapps.live.com/we/wordeditorframe.aspx?ui=en-US&rs=en-US&wopisrc=https%3A%2F%2Fcacoastalcomm.sharepoint.com%2Fmapping%2F_vti_bin%2Fwopi.ashx%2Ffiles%2Fb65b8ff641bc4f3e91c151bb141226ee&wdenableroaming=1&mscc=1&hid=25A592A1-F0F8-8000-87B4-29BA74FF297A.0&uih=sharepointcom&wdlcid=en-US&jsapi=1&jsapiver=v2&corrid=97b812d2-bcf7-02a7-b432-2199bc5dd6c0&usid=97b812d2-bcf7-02a7-b432-2199bc5dd6c0&newsession=1&sftc=1&uihit=docaspx&muv=1&cac=1&sams=1&mtf=1&sfp=1&sdp=1&hch=1&hwfh=1&dchat=1&sc=%7B%22pmo%22%3A%22https%3A%2F%2Fcacoastalcomm.sharepoint.com%22%2C%22pmshare%22%3Atrue%7D&ctp=LeastProtected&rct=Normal&wdorigin=Other&csc=1&instantedit=1&wopicomplete=1&wdredirectionreason=Unified_SingleFlush&_ftn1
https://gbc-word-edit.officeapps.live.com/we/wordeditorframe.aspx?ui=en-US&rs=en-US&wopisrc=https%3A%2F%2Fcacoastalcomm.sharepoint.com%2Fmapping%2F_vti_bin%2Fwopi.ashx%2Ffiles%2Fb65b8ff641bc4f3e91c151bb141226ee&wdenableroaming=1&mscc=1&hid=25A592A1-F0F8-8000-87B4-29BA74FF297A.0&uih=sharepointcom&wdlcid=en-US&jsapi=1&jsapiver=v2&corrid=97b812d2-bcf7-02a7-b432-2199bc5dd6c0&usid=97b812d2-bcf7-02a7-b432-2199bc5dd6c0&newsession=1&sftc=1&uihit=docaspx&muv=1&cac=1&sams=1&mtf=1&sfp=1&sdp=1&hch=1&hwfh=1&dchat=1&sc=%7B%22pmo%22%3A%22https%3A%2F%2Fcacoastalcomm.sharepoint.com%22%2C%22pmshare%22%3Atrue%7D&ctp=LeastProtected&rct=Normal&wdorigin=Other&csc=1&instantedit=1&wopicomplete=1&wdredirectionreason=Unified_SingleFlush&_ftn1
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Through this map adoption, Commission staff is recommending that appeal jurisdiction 
at Salmon Creek be limited per the Commission’s authority under 13577(i)(3), for those 
areas where lands inland of the “inclusive FPR” with respect to the inland sea at Salmon 
Creek are included within the appeals jurisdiction. Commission action to limit the FPR 
geographic appeal jurisdiction in this area would result in 300 feet from the MHTL, 100ft 
from wetland, and 100ft from stream top of bank being used as the controlling 
geographic appeal criterion for the inland Coleman Valley Road region. (See Pub. Res. 
Code § 30603(a)(1)). 

Commission staff has concluded that grazing lands more than 300 feet landward from 
the MHTL and 100 feet from neighboring stream and wetland resources do not present 
issues that are grounds for appeal set out in former Section 30603(b), which are public 
access, public coastal views, limitations on development potential within the established 
physical scale of the area, and shoreline protection issues (including not significant 
alteration of existing landforms and compliance with shoreline erosion and geologic 
setback requirements). 

The certified LCP designates Coleman Valley Road as a protected “Scenic Corridor” 

and adequately addresses public access and coastal views in this area. Therefore, 

public access, public views, and limitations on development potential do not present 

issues in the areas that are landward of 300 feet from the MHTL, 100 feet from wetland 

and 100 feet from stream top of bank and the Commission finds it appropriate that the 

FPR appeal jurisdiction along Salmon Creek continue to be limited pursuant to the 

Commission’s authority under 14 CCR section 13577(i)(3). 

 

 

 

 

 

 

 

[1] As that provision existed in 1989, the last time Section 13577(i) of the Commission’s administrative regulations, 
which defines FPR and which references Section 30603(b) of the Coastal Act as a standard, was revised. 

 
The version of 30603(b) prior to its current language was amended by Ch. 1030, Stats. 1991 (which was subsequent 
to the last time 13577(i) was amended in 1989). That version of 30603(b) stated: “The grounds for an appeal 
pursuant to paragraph (1) of subdivision (a) shall be limited to one or more of the following allegations: (1) The 
development fails to provide adequate physical access or public or private commercial use or interfere with such 
uses. (2) The development fails to protect public views from any public road or from a recreational area to, and along, 
the coast. (3) The development is not compatible with the established physical scale of the area. (4) The 
development may significantly alter existing natural landforms. (5) The development does not comply with shoreline 
erosion and geologic setback requirements.” 

  

https://gbc-word-edit.officeapps.live.com/we/wordeditorframe.aspx?ui=en-US&rs=en-US&wopisrc=https%3A%2F%2Fcacoastalcomm.sharepoint.com%2Fmapping%2F_vti_bin%2Fwopi.ashx%2Ffiles%2Fb65b8ff641bc4f3e91c151bb141226ee&wdenableroaming=1&mscc=1&hid=25A592A1-F0F8-8000-87B4-29BA74FF297A.0&uih=sharepointcom&wdlcid=en-US&jsapi=1&jsapiver=v2&corrid=97b812d2-bcf7-02a7-b432-2199bc5dd6c0&usid=97b812d2-bcf7-02a7-b432-2199bc5dd6c0&newsession=1&sftc=1&uihit=docaspx&muv=1&cac=1&sams=1&mtf=1&sfp=1&sdp=1&hch=1&hwfh=1&dchat=1&sc=%7B%22pmo%22%3A%22https%3A%2F%2Fcacoastalcomm.sharepoint.com%22%2C%22pmshare%22%3Atrue%7D&ctp=LeastProtected&rct=Normal&wdorigin=Other&csc=1&instantedit=1&wopicomplete=1&wdredirectionreason=Unified_SingleFlush&_ftnref1
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First Public Road Description 

The series of roadways and streets listed below and shown as a component of the 
Commission’s appeal jurisdiction boundary on the attached Exhibits 2-6 constitute the 
current route of the FPR for purposes of Coastal Act Sections 30600.5, 30601, 30603, 
and 30115, and all other applicable Coastal Act provisions. This system of coastal 
roadways and streets is consistent with, and meets the criteria set forth in 14 CCR 
Section 13577. 

From the northern county limit at the Gualala River, the route designated as the FPR in 
the Sonoma County follows Highway 1 southeast following the coastline, crossing the 
Russian River at Bridgehaven, continuing southeast along Highway 1 to Eastshore Rd., 
southwest on Eastshore Rd. to Bay Flat Rd., southeast on Bay Flat Rd. to Highway 1, 
southeast and then northeast and then southeast along Highway 1 to Valley Ford Estero 
Rd., and southwest along Valley Ford Estero Rd. to the southern county limit across the 
Estero Americano. 

C. Bisected Parcels 

In some areas a parcel is bisected by the appeal jurisdiction boundary. All development 
proposed within the appeal area defined as appealable is subject to the Commission’s 
appellate jurisdiction. In addition, if a development is proposed partly on the portion of 
the parcel that forms the basis for geographic appeal jurisdiction, and partly on the 
remainder of the parcel, and the Commission finds that the portion of the project within 
its appeals jurisdiction raises a substantial issue, then it will consider the project de 
novo. The Commission’s de novo review is of the entire project, including the portion of 
the proposed development that is located outside the appeals jurisdiction. 

D. Map Legend and Map Notes 

One of the elements of the Commission’s transition to using GIS technology is the use 
of standardized base maps, boundary symbols, and map notes. In order to maintain 
consistency throughout the Coastal Zone, Post LCP Certification Jurisdiction 
boundaries have been developed using the Coastal Zone portions of the fifteen coastal 
counties as the basic unit. Accordingly, the Map Legend (Exhibit 1) includes all of the 
possible types of boundary and area symbols that may occur within any given County, 
while the draft map itself will include only those types of jurisdictions found within that 
area. In addition, the use of coastal counties as the basic geographic unit means that 
the maps may depict jurisdiction areas outside of the area for which a particular map 
adoption is occurring. For the Sonoma County LCP segment, areas adjacent to, but 
located north of the segment within the County of Mendocino, and south of the segment 
within the County of Marin are not affected by the Commission’s action to adopt the 
Post Cert. map for the Sonoma County LCP segment. The Commission’s action to 
adopt the Post Cert. map affects the entire County, as there are no local LCP 
jurisdictions. The county has requested two additional map notes to describe local 
planning areas, outlined below. 
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Sea Ranch Map Note 

The Sea Ranch is located mostly within the California Coastal Zone and is subject to 
Coastal Act Section 30610.6, also known as the Bane Bill. Single family residential 
development permitting requirements are subject to a parcel specific review for 
exemption under the Bane Bill or by Exclusion Orders E-82-2 & E-82-2-A; however, 
further consultation with Sonoma County staff may be necessary. 

Bodega Harbor Map Note 

Development in Bodega Harbour shall be consistent with the 1977 Settlement 
Agreement, and with existing exclusion orders including Exclusion Order E-81-5. 
Further consultation with Sonoma County staff may be necessary. 
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III. APPENDIX A – SUBSTANTIVE FILE DOCUMENTS 

Sonoma County Post LCP Certification Permit and Appeal Jurisdiction Maps 
(Ornbaum Valley, Stewards Point, Annapolis, Plantation, Fort Ross, Arched Rock, 
Duncans Mills, Camp Meeker, Bodega Head, and Valley Ford quadrangles, scale 
1:24,000) California Coastal Commission, Ornbaum Valley through Camp Meeker 
quadrangles 12/10/1981, Bodega Head quadrangle 03/25/1981, Valley Ford 
quadrangle 02/18/1982. 

National Wetland Inventory Digital Data, U.S. Fish & Wildlife Service, August 2024. 

Potential Public Trust Land Maps, (Ornbaum Valley, Stewards Point, Annapolis, 
Plantation, Fort Ross, Arched Rock, Duncans Mills, Camp Meeker, Bodega Head, 
and Valley Ford quadrangles), California State Lands Commission, 1979. 

U.S. Coast Survey Historical Topographic Maps, T-04506 (1929), T-04507 (1929), 
T-04508 (1929), T-04593 (1930), T-04594 (1930), T-04595 (1930), T-04596 (1930), 
T-04597 (1930), T-10410 (1957), T-10411 (1957), and T-10412 (1957). 

ESRI World Imagery basemap service. Esri, DigitalGlobe, GeoEye, Earthstar 
Geographics, CNES/Airbus DS, USDA, USGS, AEX, Getmapping, Aerogrid, IGN, 
IGP, swisstopo, and the GIS User Community. 

California Coastal Records Project, 1972-2024. 

U.S. Geological Survey (USGS) 7.5 Minute Series Topographic Maps, (Ornbaum 
Valley, Stewards Point, Annapolis, Plantation, Fort Ross, Arched Rock, Duncans 
Mills, Camp Meeker, Bodega Head, and Valley Ford quadrangles), USGS, photo- 
revised. 

Survey of Legislative Grant to the Sonoma County, Statutes 1951, Chapter 1406, 

Page 3355, In Northerly Portion of Bodega Bay, Adjacent to Bodega Rancho, 

Sonoma County, Calif. (Sheets 1-6). 

Geospatial Collection, UCSB Library, University of California, Santa Barbara. 
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IV. APPENDIX B - PUBLIC RESOURCES CODE SECTIONS 

Section 30519 Delegation of development review authority; 
recommendation of amendments to program 

(a) Except for appeals to the commission, as provided in Section 30603, after a local 
coastal program, or any portion thereof, has been certified and all implementing actions 
within the area affected have become effective, the development review authority 
provided for in Chapter 7 (commencing with Section 30600) shall no longer be 
exercised by the commission over any new development proposed within the area to 
which the certified local coastal program, or any portion thereof, applies and shall at that 
time be delegated to the local government that is implementing the local coastal 
program or any portion thereof. 

(b) Subdivision (a) shall not apply to any development proposed or undertaken on any 
tidelands, submerged lands, or on public trust lands, whether filled or unfilled, lying 
within the coastal zone, nor shall it apply to any development proposed or undertaken 
within ports covered by Chapter 8 (commencing with Section 30700) or within any state 
university or college within the coastal zone; however, this section shall apply to any 
development proposed or undertaken by a port or harbor district or authority on lands or 
waters granted by the Legislature to a local government whose certified local coastal 
program includes the specific development plans for such district or authority. 

(c) The commission may, from time to time, recommend to the appropriate local 
government local coastal program amendments to accommodate uses of greater than 
local importance, which uses are not permitted by the applicable certified local coastal 
program. These uses may be listed generally or the commission may recommend 
specific uses of greater than local importance for consideration by the appropriate local 
government. 

Section 30603 Appeal of actions taken after certification of local program; 
types of developments; grounds; finality of actions; notification to 
Commission 

(a) After certification of its local coastal program, an action taken by a local government 
on a coastal development permit application may be appealed to the commission for 
only the following types of developments: 

(1) Developments approved by the local government between the sea and the first 
public road paralleling the sea or within 300 feet of the inland extent of any beach or of 
the mean high tideline of the sea where there is no beach, whichever is the greater 
distance. 
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(2) Developments approved by the local government not included within paragraph (1) 
that are located on tidelands, submerged lands, public trust lands, within 100 feet of any 
wetland, estuary, or stream, or within 300 feet of the top of the seaward face of any 
coastal bluff. 

(3) Developments approved by the local government not included within paragraph (1) 
or (2) that are located in a sensitive coastal resource area. 

(4) Any development approved by a coastal county that is not designated as the 
principal permitted use under the zoning ordinance or zoning district map approved 
pursuant to Chapter 6 (commencing with Section 30500). 

(5) Any development which constitutes a major public works project or a major energy 
facility. 

(b) (1) The grounds for an appeal pursuant to subdivision (a) shall be limited to an 
allegation that the development does not conform to the standards set forth in the 
certified local coastalprogram or the public access policies set forth in this division. 

(2) The grounds for an appeal of a denial of a permit pursuant to paragraph (5) of 
subdivision (a) shall be limited to an allegation that the development conforms to the 
standards set forth in the certified local coastal program and the public access policies 
set forth in this division. 

(c) Any action described in subdivision (a) shall become final at the close of business on 
the 10th working day from the date of receipt by the commission of the notice of the 
local government's final action, unless an appeal is submitted within that time. 
Regardless of whether an appeal is submitted, the local government's action shall 
become final if an appeal fee is imposed pursuant to subdivision (d) of Section 30620 
and is not deposited with the commission within the time prescribed. 

(d) A local government taking an action on a coastal development permit shall send 
notification of its final action to the commission by certified mail within seven calendar 
days from the date of taking the action. 

Section 30603.1 Adjustment of inland boundary; readjustments 

(a) In any city and county which so requests, the commission may adjust the inland 
boundary of the area within which the issuance of coastal development permits may be 
appealed to the commission pursuant to paragraph (1) of subdivision (a) of Section 
30603. Any such adjustment shall be made solely to avoid the circumstance of having 
the boundary of that area bisect an individual parcel of property. The adjustment may 
be made landward or seaward, but shall be the minimum distance necessary, 
consistent with the policies of Chapter 3 (commencing with Section 30200), to avoid 
bisecting a parcel of property. 

(b) If the commission subsequently finds that the circumstances which warranted a 
boundary adjustment pursuant to subdivision (a) have changed, it may, after notice to 
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the city and county, readjust the boundary so that it is consistent with the changed 
circumstances. The requirements of subdivision (a) shall apply to any such boundary 
adjustment. 

Section 30613 Lands subject to public trust which are filled, developed and 
committed to urban uses; coastal development permits; local coastal programs; 
categorical or urban exclusions 

(a) The provisions of subdivision (b) of Section 30519, subdivision (b) of Section 30600, 
and subdivision (b) of Section 30610.5, which apply to lands subject to the public trust 
shall not apply to any lands which may be subject to the public trust but which the 
commission, after consultation with the State Lands Commission, determines are (1) 
filled and developed and are (2) located in an area which is committed to urban uses.6 

(b) No later than 120 days after receiving a request from a local government, the 
commission shall determine the lands within the jurisdiction of that local government to 
which the provisions of subdivision (a) apply. 

(c) The provisions of this Section shall apply to lands which have been the subject of 
coastal development permits, local coastal programs, categorical exclusions or urban 
exclusions, which have previously been approved, authorized, or certified by the 
commission. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
6 The Commission retains appeal jurisdiction over developments occurring on any areas transferred to the 
permit jurisdiction of the local government.) 
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V. APPENDIX C - CODE OF REGULATION SECTIONS 

13576. Map(s) of Areas of Commission Permit and Appeal Jurisdiction 

(a) In conjunction with final Local Coastal Program certification or the delegation of 
coastal development permit authority pursuant to Public Resources Code Section 
30600.5, whichever occurs first, the Commission shall, after public hearing, adopt a 
map or maps of the coastal zone of the affected jurisdiction that portrays the areas 
where the Commission retains permit authority pursuant to Public Resources Code 
Sections 30603 (a) (1) and (a)(2), or 30600.5 (d). These maps shall be drawn based on 
the criteria for permit and appeal boundary determinations, set forth in Section 13577 
below, and will serve as the official maps of the Commission's permit and appeal 
jurisdiction. The Commission, in consultation with the local government, shall update 
these maps from time to time, where changes occur in the conditions on which the 
adopted maps were based, or where it can be shown that the location of the mapped 
boundary does not adequately reflect the intended boundary criteria. Revisions of the 
adopted maps shall be based on precise boundary determinations made using the 
criteria set forth in Section 13577. The updated maps shall be filed with the affected 
jurisdiction within 30 days of adoption by the Commission. In addition, each adopted 
map depicting the permit and appeal jurisdiction shall include the following statement: 

"This map has been prepared to show where the California Coastal Commission retains 
permit and appeal jurisdiction pursuant to Public Resources Code Sections 30519(b), 
30603(a)(1) and (a)(2) and 30600.5(d). In addition, development may also be 
appealable pursuant to Public Resources Code Sections 30603(a)(3), (a)(4), and (a)(5). 
If questions arise concerning the precise location of the boundary of any area defined in 
the above sections, the matter should be referred to the local government and/or the 
Executive Director of the Commission for clarification and information. This plat may be 
updated as appropriate and may not include all lands where permit and appeal 
jurisdiction is retained by the Commission" 

 
(b) In the case of local governments which have received Commission approval of their 
Phase III (implementation) Work Program and Budget prior to January 1, 1980, the 
permit and appeal area maps shall be adopted by the Commission prior to the 
certification becoming effective pursuant to Section 13547 of the Commission's 
regulations. 

13577. Criteria for Permit and Appeal Jurisdiction Boundary Determination 

For purposes of Public Resources Code Sections 30519, 30600.5, 30601, 30603, and 
all other applicable provisions of the Coastal Act of 1976, the precise boundaries of the 
jurisdictional areas described therein shall be determined using the following criteria: 
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(a) Streams. Measure 100 feet landward from the top of the bank of any stream mapped 
by USGS on the 7.5 minute quadrangle series, or identified in a local coastal program. 
The bank of a stream shall be defined as the watershed and relatively permanent 
elevation or acclivity at the outer line of the stream channel which separates the bed 
from the adjacent upland, whether valley or hill, and serves to confine the water within 
the bed and to preserve the course of the stream. In areas where a stream has no 
discernable bank, the boundary shall be measured from the line closest to the stream 
where riparian vegetation is permanently established. For purposes of this section, 
channelized streams not having significant habitat value should not be considered. 

 
(b) Wetlands: 

(1) Measure 100 feet landward from the upland limit of the wetland. Wetland shall be 
defined as land where the water table is at, near, or above the land surface long enough 
to promote the formation of hydric soils or to support the growth of hydrophytes, and 
shall also include those types of wetlands where vegetation is lacking and soil is poorly 
developed or absent as a result of frequent and drastic fluctuations of surface water 
levels, wave action, water flow, turbidity or high concentrations of salts or other 
substances in the substrate. Such wetlands can be recognized by the presence of 
surface water or saturated substrate at some time during each year and their location 
within, or adjacent to, vegetated wetlands or deep-water habitats. For purposes of this 
section, the upland limit of a wetland shall be defined as: 

(A) the boundary between land with predominantly hydrophytic cover and land with 
predominantly mesophytic or xerophytic cover; 

(B) the boundary between soil that is predominantly hydric and soil that is predominantly 
nonhydric; or 

(C) in the case of wetlands without vegetation or soils, the boundary between land that 
is flooded or saturated at some time during years of normal precipitation, and land that 
is not. 

(2) For the purposes of this section, the term "wetland" shall not include wetland habitat 
created by the presence of and associated with agricultural ponds and reservoirs where: 

(A) the pond or reservoir was in fact constructed by a farmer or rancher for agricultural 
purposes; and 

(B) there is no evidence (e.g., aerial photographs, historical survey, etc.) showing that 
wetland habitat pre-dated the existence of the pond or reservoir. Areas with drained 
hydric soils that are no longer capable of supporting hydrophytes shall not be 
considered wetlands. 

(c) Estuaries. Measure 300 feet landward from the mean high tide line of the estuary. 
For purposes of this section, an estuary shall be defined as a coastal water body, 
usually semi-enclosed by land, having open, partially obstructed, or intermittent 
exchange with the open ocean, and in which ocean water is at least occasionally diluted 
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by freshwater from the land. The salinity level may be periodically increased to above 
that of the open ocean due to evaporation. The mean high tide line shall be defined as 
the statistical mean of all the high tides over the cyclical period of 18.6 years, and shall 
be determined by reference to the records and elevations of tidal benchmarks 
established by the National Ocean Survey. In areas where observations covering a 
period of 18.6 years are not available, a determination may be made based on 
observations covering a shorter period, provided they are corrected to a mean value by 
comparison with observations made at some suitably located control tide station. 

 
(d) Tidelands. Tidelands shall be defined as lands which are located between the lines 
of mean high tide and mean low tide. 

 
(e) Submerged Lands. Submerged lands shall be defined as lands which lie below the 
line of mean low tide. 

 
(f) Public Trust Lands. Public Trust lands shall be defined as all lands subject to the 
Common Law Public Trust for commerce, navigation, fisheries, recreation, and other 
public purposes. Public Trust lands include tidelands, submerged lands, the beds of 
navigable lakes and rivers, and historic tidelands and submerged lands that are 
presently filled or reclaimed, and which were subject to the Public Trust at any time. 

 
(g) Beaches. Measure 300 feet landward from the inland extent of the beach. The back 
beach, or dry beach, if it exists, shall be included. The inland extent of the beach shall 
be determined as follows: 

(1) from a distinct linear feature (e.g., a seawall, road, or bluff, etc.); 

(2) from the inland edge of the further inland beach berm as determined from historical 
surveys, aerial photographs, and other records or geological evidence; or 

(3) where a beach berm does not exist, from the further point separating the dynamic 
portion of the beach from the inland area as distinguished by vegetation, debris or other 
geological or historical evidence. 

 
(h) Coastal Bluffs. Measure 300 feet both landward and seaward from the bluff line or 
edge. Coastal bluff shall mean: 

(1) those bluffs, the toe of which is now or was historically (generally within the last 200 
years) subject to marine erosion; and 

(2) those bluffs, the toe of which is not now or was not historically subject to marine 
erosion, but the toe of which lies within an area otherwise identified in Public Resources 
Code Section 30603(a)(1) or (a)(2). 

Bluff line or edge shall be defined as the upper termination of a bluff, cliff, or seacliff. In 
cases where the top edge of the cliff is rounded away from the face of the cliff as a 
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result of erosional processes related to the presence of the steep cliff face, the bluff line 
or edge shall be defined as that point nearest the cliff beyond which the downward 
gradient of the surface increases more or less continuously until it reaches the general 
gradient of the cliff. In a case where there is a steplike feature at the top of the cliff face, 
the landward edge of the topmost riser shall be taken to be the cliff edge. 

The termini of the bluff line, or edge along the seaward face of the bluff, shall be defined 
as a point reached by bisecting the angle formed by a line coinciding with the general 
trend of the bluff line along the seaward face of the bluff, and a line coinciding with the 
general trend of the bluff line along the inland facing portion of the bluff. Five hundred 
feet shall be the minimum length of bluff line or edge to be used in making these 
determinations. 

 
(i) First Public Road Paralleling the Sea. 

(1) The "first public road paralleling the sea" means that road nearest to the sea, as 
defined in Public Resources Code Section 30115, which: 

(A) is lawfully open to uninterrupted public use and is suitable for such use; 

(B) is publicly maintained; 

(C) is an improved, all-weather road open to motor vehicle traffic in at least one 
direction; 

(D) is not subject to any restrictions on use by the public except when closed due to an 
emergency or when closed temporarily for military purposes; and 

(E) does in fact connect with other public roads providing a continuous access system, 
and generally parallels and follows the shoreline of the sea so as to include all portions 
of the sea where the physical features such as bays, lagoons, estuaries, and wetlands 
cause the waters of the sea to extend landward of the generally continuous coastline. 

When based on a road designated pursuant to this section, the precise boundary of the 
permit and appeal jurisdiction shall be located along the inland right-of-way of such 
road. 

(2) Whenever no public road can be designated which conforms to all provisions of (i)(1) 
above, and a public road does exist, which conforms to all provisions of (i)(1) except 
(i)(1)(v), the effect of designating the first public road paralleling the sea shall be limited 
to the following: 

(A) all parcels between the Pacific Ocean and such other public road; and 

(B) those parcels immediately adjacent of the sea inland of such other public road. 
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(3) Where the Commission determines that the designation of the "first public road 
paralleling the sea" results in the inclusion of areas within the permit and appeal 
jurisdiction where the grounds for an appeal set forth in Public Resources Code Section 
30603(b) are not an issue, the Commission may take action to limit the geographic area 
where developments approved by a local government may be appealed to the 
Commission, to that area where any such grounds are, in fact, an issue. 

 


