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Project Description: Replacement of one 24’x60’ modular structure with two 

24’x60’ modular structures, grading, retaining walls, a 
wood deck/outdoor classroom, coastal sage scrub habitat 
mitigation plan, ADA access improvements and re-paving 
and re-striping of asphalt parking lot for a gain of 
approximately 40 additional parking spaces. 

 
Staff Recommendation:  Approval with conditions. 
 
 
 

SUMMARY OF STAFF RECOMMENDATION 
 

The Applicant, California State Parks, requests approval to replace one 24’x 60’ modular 
structure currently located on the Crystal Cove State Park, Los Trancos parking lot, with two 
24’x 60’ modular structures, associated grading and retaining walls for their installation, a wood 
deck/outdoor classroom connecting both structures, ADA access improvements and re-paving 
and re-striping of the Los Trancos parking lot (Exhibit #2).  In order to avoid an impact to paved 
parking spaces, and free up seven (7) parking spaces currently covered by the existing modular 
structure, the Applicant proposes to place the two new structures in a vegetated area the 
Applicant describes as “0.5 acres of previously disturbed soils designated as medium grade 
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restored coastal sage scrub.”  The proposal also includes a new trail segment and reconstruction 
of an existing trail located within coastal sage scrub areas.  These areas vegetated with coastal 
sage scrub are also occupied by the endangered California gnatcatcher.  Thus, the Commission’s 
staff ecologist has determined that this habitat area is environmentally sensitive habitat area 
(ESHA), that is protected under Section 30240 of the Coastal Act. 
 

The original improvements at the Los Trancos Parking lot site were constructed as part of 
Administrative Permit A-100A-V-81 approved by the Commission in May 1981 for installation 
of day use facilities (i.e., signs, parking, access trails, trash receptacles, and toilets) at 21 State 
Park units, including at Crystal Cove State Park.  The record is unclear, but it appears that the 
grading, paving, signage, restrooms and landscaping at the Los Trancos parking lot was 
undertaken under this Administrative Permit and was completed by 1983.  The site was later 
designated as a ‘parking lot use’ in the 1982 Commission approved Crystal Cove Public Works 
Plan.   
  
The existing 24’x60’ modular structure, located on the parking lot, was approved by 
Commission action PWP 4-82-8 in November, 1991 to serve as a temporary visitor 
center/interpretive facility.  A condition of approval required the Applicant to provide an 
implementation plan and schedule for relocating the “temporary/interim” facility to the Crystal 
Cove Historic District and for removal of the interim facility in the Los Trancos parking lot no 
later than December 31, 1993.  However, the existing structure was never moved and this 
“temporary” facility was made permanent, twelve years later in PWP Amendment 4-82-A2.  
 

Major Coastal Act issues associated with this project include potential adverse impacts to 
environmentally sensitive habitat areas. These adverse impacts would be caused by development 
proposed outside of existing paved areas of the Los Trancos parking lot and within ESHA (i.e., 
the proposed placement of both of the pre-fabricated modular structures, an interpretive/outdoor 
classroom deck structure, and proposed new and rebuilt ADA compliant trails linking the 
parking lot to the park trail system).   
 
Under Section 30240(a) only resource dependent uses are permitted within ESHA.  The 
proposed two enclosed structures, an Interpretive Programs Classroom and an Administrative 
Office/Meeting Space are not resource dependent and cannot be permitted within ESHA.  The 
applicant argues that both structures provide educational space for science/nature-based 
curriculum to large groups of students, including the Admin Office/Meeting space which would 
also serve as a meeting space for educational and interpretive teaching and volunteer training as 
well as house staff that works in the field of interpretation and education.  However, the 
teaching/interpretive space does not necessarily have to be placed within the sensitive habitat in 
order to teach about the sensitive habitat.  The structures can feasibly be placed on existing 
paved area (within the parking lot) to avoid direct impacts to ESHA.  The proposed “outdoor 
classroom deck” and the ADA compliant linkage trails may be interpreted as “resource 
dependent” uses because their purpose/use is intrinsically linked to their location within the 
habitat.  Therefore, those elements could be allowed within ESHA.  
 
The applicant asserts that parking and the access to Crystal Cove State Park that the parking 
supports is the most significant resource in need of protection at this particular site, and that the 
benefits resulting in a gain of additional parking spaces outweighs the impacts to 
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vegetation/sensitive habitat.  The applicant is proposing mitigation for impacts to the coastal 
sage scrub habitat.  Commission staff recognizes the importance of providing parking at this 
location.  However, the Coastal Act gives special protection to ESHA, and the additional parking 
spaces proposed through re-striping would more than offset the loss resulting from placing a 
second modular building in the parking lot.  In addition, the Crystal Cove Public Works Plan 
identifies the approved location of the visitor center/interpretive facility to be within the footprint 
of the existing parking lot.   
 
Therefore, in order to minimize adverse impacts to coastal sage scrub and pursuant to Section 
30240(a) and (b) of the Coastal Act, and equivalent policies in the certified Public Works Plan, 
Special Condition 1 requires the applicant submit a revised project plan depicting the pre-
fabricated modular structures proposed to be used as Interpretive Programs Classroom and State 
Parks Sector Office/Meeting Space  within the paved surface of the Crystal Cove Los Trancos 
Parking Lot.  
 

Additionally, the proposed development has been conditioned to assure the proposed project is 
consistent with the resource protection policies of the Coastal Act.   The conditions are:  1) Final 
Revised Plans; 2) Fuel Modification Plan; 3) Habitat Mitigation Plan; 4) Construction Best 
Management Practices; and 5) Future Improvements. 
 

Commission staff recommends approval of coastal development permit application 5-13-0764, 
as conditioned.      
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I. MOTION AND RESOLUTION 
 
Motion: 
 

I move that the Commission approve Coastal Development Permit No. 5-13-0764 
pursuant to the staff recommendation. 

 
Staff recommends a YES vote.  Passage of this motion will result in approval of the permit as 
conditioned and adoption of the following resolution and findings.  The motion passes only by 
affirmative vote of a majority of the Commissioners present. 
 
Resolution: 
 

The Commission hereby approves a Coastal Development Permit for the proposed 
development and adopts the findings set forth below on grounds that the development as 
conditioned will be in conformity with the policies of Chapter 3 of the Coastal Act and 
will not prejudice the ability of the local government having jurisdiction over the area to 
prepare a Local Coastal Program conforming to the provisions of Chapter 3.  Approval 
of the permit complies with the California Environmental Quality Act because either 1) 
feasible mitigation measures and/or alternatives have been incorporated to substantially 
lessen any significant adverse effects of the development on the environment, or 2) there 
are no further feasible mitigation measures or alternatives that will substantially lessen 
any significant adverse impacts of the development on the environment. 

 
 
II. STANDARD CONDITIONS 
 
This permit is granted subject to the following standard conditions: 
 
1. Notice of Receipt and Acknowledgment.  The permit is not valid and development shall 

not commence until a copy of the permit, signed by the permittee or authorized agent, 
acknowledging receipt of the permit and acceptance of the terms and conditions, is 
returned to the Commission office. 

 
2. Expiration.  If development has not commenced, the permit will expire two years from the 

date on which the Commission voted on the application.  Development shall be pursued in 
a diligent manner and completed in a reasonable period of time.  Application for extension 
of the permit must be made prior to the expiration date. 

 
3. Interpretation.  Any questions of intent or interpretation of any condition will be resolved 

by the Executive Director or the Commission. 
 
4. Assignment.  The permit may be assigned to any qualified person, provided assignee files 

with the Commission an affidavit accepting all terms and conditions of the permit. 
 
5. Terms and Conditions Run with the Land.  These terms and conditions shall be 
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perpetual, and it is the intention of the Commission and the permittee to bind all future 
owners and possessors of the subject property to the terms and conditions. 

 
 
III. SPECIAL CONDITIONS 
 
1.  Submittal of Revised Final Plans.  PRIOR TO COMMENCEMENT OF THE 

DEVELOPMENT AUTHORIZED BY THIS COASTAL DEVELOPMENT PERMIT, the 
applicant shall submit, for review and approval of the Executive Director two (2) sets of final 
plans including grading and landscaping plans that are revised to include the following: 

 
a) The two proposed 15’ tall, 24’x 60’ pre-fabricated modular structures to 

be used as State Parks Interpretive Programs/Classroom and as State Parks 
Sector Office/Meeting Space to replace the existing trailer shall be located 
within the existing paved surface of the Crystal Cove Los Trancos Parking 
Lot; 

 
b) An “outdoor classroom wooden deck” that may connect both structures 

may be allowed to cantilever over coastal sage scrub area; the structure’s 
footprint shall be limited to the proposed approximately 24’x16’ (384 sq. 
ft.). The number of support piers in vegetated areas shall be minimized to 
the maximum extent possible; 

 
c) The Revised Site Plan shall depict all ADA compliant improvements to 

the new structures and to the existing parking lot, proposed as part of this 
development; 

 
d) The proposed ADA compliant trail segments connecting the Los Trancos 

parking lot to the remaining trail network may be placed within coastal 
sage scrub habitat, but shall be revised to limit the trail footprint, grading 
and encroachment that requires native vegetation removal to the maximum 
extent possible; 

 
e) The Revised Site Plan shall depict the proposed parking lot re-surfacing 

and re-striping plan, to maximize the quantity of parking spaces feasible 
given the presence of the modular buildings within existing paved areas. 

 
The permittee shall undertake development in accordance with the approved final plans.   
Any proposed changes to the approved final plans shall be reported to the Executive 
Director.  No changes to the approved final plans shall occur without a Commission 
amendment to this coastal development permit unless the Executive Director determines that 
no amendment is legally required. 

 
2.   Fuel Modification Plan.  PRIOR TO COMMENCEMENT OF THE DEVELOPMENT 

AUTHORIZED BY THIS COASTAL DEVELOPMENT PERMIT, the applicant shall 
provide to the Executive Director a Fuel Modification Plan for the proposed new structures 
including the minimum required area for fuel modification but no more than the proposed 
~30 foot wide zone measured from the structure and thinning out to ~80 foot wide perimeter 
depending on vegetation type, density, slope and aspect. The plan shall retain existing 
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vegetation and include minimal selective thinning and removal of fire hazardous material 
such as dead brush, dying or dead branches and trash to the maximum extent possible.   

  
As proposed by the applicant, any vegetation trimming/removal within the project footprint 
shall be completed between September 16 and February 14 to avoid potential impacts to 
breeding birds. If trimming/removal cannot occur during this timeframe, then a pre-
construction survey (one week prior) shall be conducted by a CDPR Environmental Scientist 
to ensure that no breeding/nesting birds are present in the work area. Should a nest site be 
located, then Project activities, including vegetation removal, shall not occur until any 
sensitive species (e.g., species listed on state or federal endangered/threatened species lists) 
including but not limited to the California gnatcatcher have left the project area or its 
vicinity.    
 
The permittee shall undertake development in accordance with the final plans. Any proposed 
changes to the approved plan shall be reported to the Executive Director.  No changes to the 
approved plan shall occur without a Commission amendment to this coastal development 
permit unless the Executive Director determines that no amendment is legally required. 

 
3.   Coastal Sage Scrub Restoration and Monitoring Plan. PRIOR TO COMMENCEMENT 

OF THE DEVELOPMENT AUTHORIZED BY THIS COASTAL DEVELOPMENT 
PERMIT, the applicant shall submit for review and written approval of the Executive 
Director, a final revised detailed habitat restoration and monitoring program to offset 
proposed coastal sage scrub impacts in substantial conformance with the submitted “East 
Meadow Restoration Project, Crystal Cove State Park, prepared by Natural Resource 
Management (undated).”  The plan shall quantify the area of impact and the required 
restoration shall be at a minimum ratio of 3:1 (restoration to impact).  A qualified biologist 
for restoration and monitoring of the coastal sage scrub restoration site shall design the 
restoration and monitoring program.  The restoration and monitoring program shall at a 
minimum include the following: 

 
1. Restoration plan including planting design, plant palette, source of plant material, 

plant installation, watering, erosion control, soil fertilization and weed abatement; 
 

2. Final Success Criteria.  The restoration will be considered successful if the overall 
species composition and the vegetative cover of the dominant perennial species 
are similar to relatively undisturbed vegetation of the same type in nearby 
reference areas.  Species composition shall be considered similar if all the 
dominant species and at least 80% of the non-dominant species at the reference 
site are present at the restored site. 

 
3. Provisions for monitoring and remediation of the restoration site in accordance 

with the approved final restoration program for a period of five years or until it 
has been determined that success criteria have been met or have failed to be met, 
whichever comes first.  

 
4. Provisions for submission of annual reports of monitoring results to the Executive 

Director for the duration of the required monitoring period. Each report shall 
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document the condition of the restoration with photographs taken from the same 
fixed points in the same directions.  Each report shall also include a “Performance 
Evaluation” section where information and results from the monitoring program 
are used to evaluate the status of the restoration project in relation to the 
performance standards. The performance monitoring period shall either be five 
years or three years without maintenance or remediation, whichever is longer.  
The final report must be prepared in conjunction with a qualified biologist.  The 
report must evaluate whether the restoration site conforms to the goals, 
objectives, and performance standards set forth in the approved final restoration 
program.   

 
The permittee shall monitor and remediate the Coastal Sage Scrub restoration site in 
accordance with the approved monitoring program, including any revised restoration 
program approved by the Commission or its staff.  Any proposed changes to the 
approved monitoring program shall be reported to the Executive Director. No changes to 
the approved monitoring program shall occur without a Commission amendment to this 
coastal development permit unless the Executive Director determines that no amendment 
is legally required. 

 
4.      Construction Best Management Practices. The permittee shall comply with the 

following construction-related requirements and shall do so in a manner that complies with 
all relevant local, state and federal laws applicable to each requirement: 

 
(1)        No construction materials, debris, or waste shall be placed or stored 

where it may be subject to wave, wind, or rain erosion and dispersion; 
 
(2)        Any and all debris resulting from construction activities shall be removed 

from the project site within 24 hours of completion of the project; 
 
(3)        Construction debris and sediment shall be removed from construction 

areas each day that construction occurs to prevent the accumulation of 
sediment and other debris which may be discharged into coastal waters; 

 
(4)        Erosion control/sedimentation Best Management Practices (BMP’s) shall 

be used to control dust and sedimentation impacts to coastal waters during 
construction.  BMP’s shall include, but are not limited to: placement of 
sand bags around drainage inlets to prevent runoff/sediment transport into 
coastal waters; and 

 
(5)        All construction materials, excluding lumber, shall be covered and 

enclosed on all sides, and as far away from a storm drain inlet and 
receiving waters as possible. 

 
Best Management Practices (BMP’s) designed to prevent spillage and/or runoff of 
construction-related materials, sediment, or contaminants associated with construction 
activity shall be implemented prior to the onset of such activity.  Selected BMP’s shall be 
maintained in a functional condition throughout the duration of the project.   
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5.      Future Improvements.  This permit is only for the development described in Coastal 

Development Permit No. 5-13-0764 and conditioned herein.   Any future improvements or 
development shall be submitted for Commission review and shall not commence unless 
Commission approval is granted or the Executive Director determines that no further 
authorization is required.  As determined by the Executive Director, new development shall 
require an amendment to this permit, a new coastal development permit from the Coastal 
Commission, or, if the development is identified in the Crystal Cove Public Works Plan, 
may be processed as a Public Works Plan Specific Project pursuant to Section 30606 of the 
Coastal Act.   

 
Pursuant to Public Resources Code Section 30606, prior to the commencement of any 
development pursuant to Section 30605, the public agency proposing the public works 
project, shall notify the commission and other interested persons, of the impending 
development and provide data to show that it is consistent with the certified public works 
plan.  No development shall take place within 30 working days after the notice.   

  
 
IV. FINDINGS AND DECLARATIONS: 
 
A.  PROJECT LOCATION AND DESCRIPTION 

 
The subject site is the Crystal Cove State Park Los Trancos parking lot located at 6902 E. Coast 
Hwy., Newport Beach, Orange County (Exhibit #1).  The project area is in the southeastern 
portion of the existing 14 acre parking lot, inland of E. Coast Hwy and inland of the Crystal 
Cove Historic District. The actual paved parking lot at the Los Trancos site sits slightly above 
the level of Pacific Coast Hwy and is setback from the State Parks property line by a narrow strip 
of native vegetation on three sides ranging from 15’- 45’ in width.  Pacific Coast Hwy is to the 
South, and Pelican Hill Golf Course is immediately adjacent to the West and North sides with 
residential development located on the ridges above the site. The site is designated as a Day Use 
Parking Lot in the 1982 certified Crystal Cove Public Works Plan (PWP).   
 
The nearest public access to the beach is available from the site down a path extending from the 
southeast corner of the parking lot. Pedestrian access trails originate from the parking lot and 
terminate at a pedestrian tunnel running underneath Pacific Coast Hwy and connecting with the 
existing trail network within the Crystal Cove Historic District on the west side of PCH.  There 
is also an at-grade crossing at the intersection of PCH and the entry road to the Los Trancos 
parking lot.  That crossing joins with a network of trails that meander through the coastal plain 
seaward of PCH, along the bluffs, and down to the beach. 
 
The 14 acre Los Trancos Parking lot site was graded and constructed during the Phase I 
improvements to Crystal Cove State Park in the early 1980s (most likely finished by the end of 
1983) approved prior to the adoption of the 1982 Crystal Cove PWP.  Historically, the site and 
surrounding hills had been grazing land for sheep and cattle and impacted by farming, 
agricultural uses, and equestrian uses. Prior to development the site was mostly invasive weeds 
and nearly devoid of native plant species. Since that time there has been extensive habitat 
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restoration which included revegetation of the areas surrounding the subject parking lot with 
native coastal sage scrub plant species. 
 
The applicant, California Department of Parks and Recreation (State Parks), requests approval to 
remove one 24’x 60’ modular structure currently located on the Crystal Cove Los Trancos 
parking lot and replace it with two 24’x 60’ modular structures; associated utility improvements 
(electrical, phone, data, water and sewer); grading and retaining walls for their installation; a 
wood deck/outdoor classroom connecting the two structures; ADA access improvements 
including a new safer, wheelchair accessible trail connecting the parking lot to the nearby 
restroom and larger trail network; a new ADA access travel path through the parking lot and 
through an area of restored coastal sage scrub to the larger trail network seaward of Pacific Coast 
Hwy; a new shade structure at an existing park shuttle stop in the parking lot and re-paving and 
re-striping of the Los Trancos parking lot for an additional gain of 40 car and 3 motorcycle 
parking spaces.  A project site plan is included as Exhibit #2.   
 
The applicant has indicated that the proposed parking lot re-striping would result in a potential 
gain of approximately 40 car and 3 motorcycle parking spaces.   In order to preserve the entire 
paved parking lot area, and to free up approximately seven (7) parking spaces currently taken up 
by the existing modular structure on the parking lot, the applicant proposes to remove the 
existing structure from the paved parking lot surface and place the proposed two new structures 
in a coastal sage scrub area the applicant describes as “previously disturbed soils designated as 
medium grade restored coastal sage scrub.”  
 
The existing modular structure in the parking lot serves as both Sector Office and Classroom for 
guided educational programs by the District Environmental Scientist and State Park Interpreter.  
To accommodate expanded educational programs, the applicant proposes to remove the existing 
structure and replace it with two new modular structures; one new structure is proposed to 
function exclusively as State Parks Interpretive Programs/Classroom (Exhibit #3, page #1) with 
an attached wood deck serving as “outdoor classroom” connecting to a new second structure 
functioning as State Parks Sector Office/Meeting Space Use (Exhibit #3, page #4).  Due to the 
increase in educational and interpretive programs provided to school groups, college classes, 
home school organizations, scouting troops and others, plus in anticipation of future growth, the 
applicant proposes use of both modular facilities for educational/interpretive uses.  The Meeting 
Space will serve for educational/interpretive uses and volunteer trainings as well as providing 
office space for Park staff that work in the field of interpretation and education. 
 
B.  STANDARD OF REVIEW/CONSISTENCY WITH THE CRYSTAL COVE PUBLIC WORKS PLAN 
 
Section 30605 of the Coastal Act provides, in pertinent part, that: 
 

Where a plan for a public works or state university or college or private 
university development project has been certified by the commission, any 
subsequent review by the commission of a specific project contained in the 
certified plan shall be limited to imposing conditions consistent with Sections 
30607 and 30607.1. 

 
Section 30606 of the Coastal Act states: 
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Prior to the commencement of any development pursuant to Section 30605, the 
public agency proposing the public works project, or state university or college 
or private university shall notify the Commission and other interested persons, 
organizations, and governmental agencies of the impending development and 
provide data to show that it is consistent with the certified Public Works Plan or 
Long Range Development Plan.  No development shall take place within 60 
working days after the notice. 

 
Section 13359 of the Commission’s Administrative Regulations states: 
 

(b) The Commission shall…determine whether the proposed development is 
consistent with the certified public works plan… 

 
The Crystal Cove Public Works Plan (PWP) was approved by the Commission with conditions 
on May 20, 1982.  Conditions were met on August 26, 1982.  A few amendments to the PWP 
have occurred since its initial approval.  The most recent PWP amendment was authorized in 
June 2003 (PWP-4-82-A2) and involved an update that replaced the Crystal Cove Historic 
District Development and Public Use Plan and On-Site Maintenance Program with the Crystal 
Cove Historic District Preservation and Public Use Plan.  The PWP includes the Crystal Cove 
State Park General Plan, the On-Site Maintenance Plan and the Crystal Cove State Park Historic 
District Development and Public Use Plan.  Section 30605 of the Coastal Act, cited above, 
establishes the standard of review.  The first threshold question is whether the specific project is 
contained in the PWP.  If it is, then the Commission’s review is limited to the imposition of 
conditions.  The Commission cannot deny a project that it previously certified as part of the 
PWP; however, the Commission can regulate the manner in which the project is carried out to 
bring it into conformance with the PWP.  Once it is determined that a project is contained in the 
PWP, the second question is whether or not the project is consistent with the PWP. 
 
The applicant determined that the proposed project is not contained in the PWP and submitted 
the project for a coastal development permit.  The Commission agrees that the proposed project 
(i.e., two separate structures within a restored coastal sage scrub area, instead of one single 
structure within paved parking lot area) was not previously contemplated and is therefore not 
contained in the PWP.  Furthermore, the development as proposed is not consistent with the 
PWP in that the expectation was for placement of structures in existing paved areas, and not 
within areas containing native vegetation. Therefore, the Coastal Act will serve as the standard 
of review for the proposed project, with the Crystal Cove Certified PWP serving as guidance.  
 
 
 
 
C.  BIOLOGICAL AND LAND RESOURCES 
 
Section 30240 of the Coastal Act states: 
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(a)  Environmentally sensitive habitat areas shall be protected against any significant 
disruption of habitat values, and only uses dependent on those resources shall be 
allowed within those areas.   

 

(b) Development in areas adjacent to environmentally sensitive habitat areas and 
parks and recreation areas shall be sited and designed to prevent impacts which 
would significantly degrade those areas, and shall be compatible with the 
continuance of those habitat and recreation areas. 

 
Section 30253 of the Coastal Act states, in part: 

 

New development shall do all of the following: 
 
(a) Minimize risks to life and property in areas of high geologic, flood, and fire hazard.  

 
Section 30107.5 of the Coastal Act states: 

 

“Environmentally sensitive area” means any area in which plant or animal life or their 
habitats are either rare or especially valuable because of their special nature or role in 
an ecosystem and which could be easily disturbed or degraded by human activity and 
developments.” 

 
The Crystal Cove Public Works Plan (PWP) also includes policies protective of Environmentally 
Sensitive Habitat Areas (ESHA) and states: 

 

For addressing impacts to environmentally sensitive habitat areas, the following policies 
shall apply: 
 
A. Environmentally sensitive habitat areas shall be protected against any significant 

disruption of habitat values, and only uses dependent on those resources shall be 
allowed within those areas. 

B. Development in areas adjacent to environmentally sensitive habitat areas and parks and 
recreation areas shall be sited and designed to prevent impacts which would 
significantly degrade those areas, and shall be compatible with the continuance of those 
habitat and recreation areas. 

C. Future development that affects potential environmentally sensitive habitat area must 
come back to the Commission for specific project review or a coastal development 
permit.  A site-specific biological survey must accompany any specific project proposal 
or CDP application so that a determination of ESHA can be made. 

 
ESHA Determination 
The canyon areas adjacent to the subject parking lot site may be considered somewhat degraded 
due to historic cattle grazing and agricultural and equestrian uses at the site and surrounding hills 
and due to the original canyon grading (cut/fill) for the construction of the paved parking lot, 
restroom, and paved trails in the early 1980’s.  However, since that time, the vegetated areas 
surrounding the paved parking lot have been restored to coastal sage scrub habitat.  According to 
information provided by the applicant, the coastal sage scrub in this area was restored by the 
park soon after the modular building on the parking lot was installed circa 1991.  While the 
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Commission has generally found that coastal sage scrub habitat should not always be identified 
as sensitive habitat, the Commission usually identifies areas that are utilized by or necessary for 
the survival of California gnatcatcher as environmentally sensitive habitat areas (ESHAs).  
Section 30107.5 of the Coastal Act cited above, defines ESHA as habitats that are either rare or 
especially valuable because of their special nature or role in an ecosystem and which could be 
easily disturbed or degraded by human activity and developments.  Coastal sage scrub near the 
site is occupied by California gnatcatcher.  The applicant submitted a Mitigated Negative 
Declaration dated March 2013 which indicated that State Parks surveyed the project site and 
observed the California gnatcatcher, Polioptila californica, foraging and nesting nearby within 
restored coastal sage scrub.  Up to three (3) nests within the same breeding season have been 
observed within the Los Trancos canyon area. The applicant also submitted a letter report 
(Exhibit #4) dated April 3, 2013 from its Sr. Environmental Scientist, David Pryor in which he 
concludes, “This proposed project area has no impact to rare habitat types or listed or sensitive 
species... The small footprint of sage scrub impacted by this project should not affect [California 
gnatcatcher] and its breeding status if construction activities are conducted outside of the 
breeding season.”    However, the Commission asserts that this nearby habitat does meet the 
definition of ESHA because it is an area where the plant composition and height meet 
documented gnatcatcher preferences and is occupied by gnatcatcher. Commission staff ecologist, 
Dr. Jonna Engel conducted a site visit on December 12, 2012, and based on information 
provided by the applicant and visual survey and observations determined the vegetated area 
where the structures are proposed contain resources that rise to the level of ESHA.   
 
The draft IS/MND identifies the coastal sage scrub habitat in the project footprint and beyond as 
‘medium’ quality habitat.  The Commission staff ecologist disagrees and finds that the restored 
coastal sage scrub habitat surrounding the Los Trancos parking lot is currently a nearly pristine 
stand of high quality vibrant coastal sage scrub habitat.   
 
There is also a strip of coastal sage scrub vegetation located between Pacific Coast Hwy (PCH) 
and the Los Trancos Parking lot.  A biological report recently prepared in conjunction with a 
utility project in PCH (unaffiliated with this project) included review of this strip of vegetation.  
That report, titled “AT&T Application for Exemption No. 5-13-309-X/CDP 5-13-1396: Results of 
a Biological Resources Assessment of the Los Trancos Site”, by Environmental Intelligence, 
LLC dated November 6, 2013 found California gnatcatcher calling and actively foraging within 
this strip of vegetation.  Given the presence of an endangered species within this area, the coastal 
sage scrub vegetation in the vicinity of the Los Trancos parking lot qualifies as ESHA according 
to the Commission’s staff ecologist, Exhibit 6 provides A Memorandum from Dr. Jonna Engel 
making this ESHA determination.    
 
Across PCH, the park supports over 180 acres of coastal sage scrub habitat.  The coastal sage 
scrub habitat at this location is the only stand of coastal sage scrub in Orange County 
immediately adjacent to the coast between Trump National Golf Course along the Palos Verdes 
Peninsula in Los Angeles County 35 miles north and Marblehead in San Clemente 10 miles 
south of Crystal Cove State Park.   
 
Additionally, a willow/sycamore riparian corridor that exists at the bottom of Los Trancos 
canyon, approximately 250 yards and 60’ change in elevation from the proposed development 
will not be impacted by any aspect of the proposed project. 
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Impacts to Coastal Sage Scrub ESHA 
Direct impacts due to the proposed location of the structures result in loss of 0.12 acres of 
CSS/ESHA, and indirect impact due to utility trenching and fuel modification/brush 
management results in impact to approximately 0.5 acres of CSS/ESHA. The proposed ADA 
access improvements also include two wheelchair accessible trail segments through areas of 
restored coastal sage scrub.  The applicant did not quantify the impact to restored coastal sage 
scrub due to the proposed new paths of travel. The applicant is proposing to offset the project’s 
impact by restoring a 3.16 acre site of coastal sage scrub and bunchgrasses at a location referred 
to as the “East Meadow” near the El Moro Ranger Station within Crystal Cove Park and in the 
coastal zone??. Additional details of the restoration project were submitted in an undated 
document titled “East Meadow Restoration Project, Crystal Cove State Park.”    
 
The proposed project location is on the eastern edge of the parking lot.  According to the 
submitted Initial Study/Mitigated Negative Declaration, the project footprint within the 
vegetated area is approximately 0.12 acres and contains approximately 85% cover of the 
following species: Encelia californica, Salvia mellifera, Artemisia californica, Baccharis 
pilularis, Rhus integrifolia, Eriogonum fasciculatum, and Heteromeles arbutifolia. One small 
Quercus agrifolia will also be impacted by this project.  The total area of ground and vegetation 
disturbance including trenching for utilities totals less than 0.5 acres. 
 
Consistency with the Coastal Act and the PWP 
State Parks has explained that there are some important constraints relative to the size and 
location of the modular interpretive program/classroom.  The structure must be adequately sized 
to accommodate large groups and there are no such existing buildings in the park (e.g. historic 
district or headquarters area) that could be repurposed for the use.  The structure must be placed 
in a location that is readily accessible via bus, as is the Los Trancos Parking lot (which has wide 
enough access lanes and bus parking areas).  The bus must be able to drop students off where 
they can safely move from the bus to the classroom with minimal interference and/or interaction 
with traffic in the remainder of the parking lot.  The modular unit must be located where students 
will also have safe access to restrooms (also without having to cross a busy parking lot), and 
there are such bathrooms adjacent to the proposed location.  Finally, due to heavy demand for 
parking at Los Trancos, the loss of parking (by maintaining one structure on the parking lot and 
adding a second structure on existing paved areas that are currently used for parking) is not the 
preferred option for the applicant.  Placement of both structures on “restored” vegetated space at 
the edge of the Los Trancos parking lot is the preferred option by the applicant because it 
maximizes the quantity of parking and provides for needed classroom and office space. 
 
In accordance with Section 30240(a) of the Coastal Act (and also included in the Crystal Cove 
PWP), ESHA shall be protected against any significant disruption of habitat values and only 
resource dependent uses are permitted within ESHA.   Resource dependent uses are limited to 
trails, public accessways, low impact camp grounds, interpretive signage and kiosks, and habitat 
restoration.  The “outdoor deck classroom” wood deck and the proposed ADA compliant access 
pathway may be considered a resource dependent use and therefore, may be permitted to be 
located within the vegetated area adjacent to the Los Trancos Parking Lot determined as ESHA 
(Exhibit #2).  The interpretive program/outdoor classroom is considered resource dependent as it 
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provides a platform for an outdoor teaching curriculum focused on and providing an interpretive 
function related to the resources in the park which would be directly experienced in the outdoors.  
Although it can be found to be ‘resource dependent’ the impact upon ESHA must still be 
minimized.  
 
The proposed enclosed structures, be they Indoor Classroom, Interpretive Space, Sector 
Office/Meeting Space are not resource dependent.  These structures do not need to be located 
within the habitat area in order to function as intended.  The location for these uses is more 
flexible and could be accommodated in a number of ways that don’t impact ESHA.  For instance, 
one modular building could be replaced in the same footprint as the existing modular building, 
with a second beside it, within existing paved area.  Or, there may be other sites within paved 
areas of the park that could accommodate the modular building.  Another alternative would be 
for the applicant to replace the existing modular building with the slightly larger 36 foot by 60 
foot modular building that was authorized in Coastal Development Permit Waiver No. 5-14-0547 
in March 2014.  That proposal provided added classroom/office space without the loss of any 
additional parking or native vegetation.  Special Condition 1 allows State Parks Interpretive 
Programs/Outdoor Deck Classroom to be cantilevered over the restored coastal sage scrub 
habitat adjacent to the Los Trancos Parking Lot but requires the site plan be revised such that the 
proposed modular structures are located within existing paved areas in the Los Trancos parking 
lot thereby minimizing encroachment beyond the existing paved area to maximum extent 
possible.   
 

The proposed ADA compliant trail connections will also impact ESHA, but trails/paths can be 
considered resource dependent and therefore an allowable use.  The Commission has found that 
pathways are an important means of educating the public about our sensitive coastal resources in 
some cases that involve allowing public pathways through native vegetation.  In this instance, 
the pathway is necessary as an ADA compliant link between the parking lot and network of trails 
that extend into the remainder of Crystal Cove State Park.  There are no such existing ADA 
compliant links from the parking lot.  The proposed location is the only one feasible given 
requirements that the path not exceed very shallow percent grade and, as designed, will have a 
very minimal impact to the native vegetation.  Impacts to habitat must still be mitigated.   
 
The Commission has concluded that the area of coastal sage scrub that is subject to impacts in 
this proposal is ESHA, a sensitive coastal resource and, consistent with its certified regulatory 
program under CEQA, the Commission can only approve projects with impacts to coastal 
resources if it conditions projects to mitigate for those impacts to coastal resources to avoid or 
lessen the adverse effect on those resources  The applicant is proposing to mitigate project 
impacts on ESHA within the 3.16 acre “East Meadow Restoration Project.”   The Commission 
finds the proposed mitigation to be adequate to address Coastal Act requirements.   
 
The proposed restoration is a key element in the Commission’s finding that the proposed project, 
as conditioned, is consistent with the Coastal Act.  The applicant has submitted a preliminary 
restoration plan for the proposal, but has not prepared a final habitat restoration plan, specifically 
quantifying the area of impact and the required restoration (at a minimum 3:1 restoration to 
impact ratio).  The applicant must submit a final restoration plan for the review and approval of 
the Executive Director.  Thus, the Commission imposes Special Condition 3. 
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Finally, changes to the proposed project and future development outside of paved parking lot 
areas could have adverse impacts upon coastal resources.  In order to assure such changes are 
presented to the Executive Director for review, the Commission imposes Special Condition 5. 
 
Minimization of Adverse Impacts - Fire Hazards 
Development within and adjacent to habitat also threatens the quality of the habitat due to fuel 
modification/brush management required to protect those structures from fire hazards. Section 
30240 (b) of the Coastal Act requires development in areas adjacent to environmentally sensitive 
habitat areas and parks and recreation areas to be sited and designed to prevent impacts which 
would significantly degrade those areas, and shall be compatible with the continuance of those 
habitat and recreation areas. Certain habitat avoidance measures must be implemented in order to 
avoid impacts on California gnatcatcher, specifically due to fuel modification around the 
proposed new structures.  The above-cited policies of the Coastal Act and of the PWP were also 
designed as a means to limit brush management necessary for fire protection.   
 
The applicant is proposing the minimum amount of fuel modification required for the proposed 
structures.  State Parks controls vegetation near structures for minimum distance of 
approximately 30 feet and up to 80 feet from the structure depending on the vegetation type, 
density, slope and aspect.  For the existing structure at the subject site, State Parks does not 
remove all vegetation for clearance in order to maintain coastal sage scrub values, prevent 
accelerated erosion, maintain foraging potential and provide for pleasing aesthetics.  However, 
the applicant does not include an actual fuel modification/brush management plan as part of the 
project proposal.   Special Condition 2 requires submittal of a Fuel Modification Plan outlining 
the location, amount and frequency of proposed vegetation thinning to ensure that fuel 
modification required for two (instead of the existing single modular) structures at the subject 
parking lot site will not significantly degrade the adjacent habitat areas and is compatible with 
the continuance of the habitat and recreation areas.   
 
Furthermore, the impacts on coastal sage scrub due to fuel modification are required to be 
mitigated.  Special Condition 3, requiring mitigation for overall project impacts on coastal sage 
scrub takes into consideration and proposes mitigation for fuel modification impacts caused by 
the project. 
 
Therefore, as conditioned, the Commission finds that the development conforms to the 
requirements of Section 30240(a), 30240(b), and 30253 of the Coastal Act regarding the 
protection of environmentally sensitive habitat areas, the siting of new development in an area of 
high fire hazard. 
 
 
D.  PUBLIC ACCESS 
 
The Coastal Act provides that development should maintain and enhance public access to the 
coast and encourages the provision of lower cost visitor and recreational facilities. The following 
policies which encourage public access and recreational use of coastal areas are applicable to the 
proposal: 
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Section 30210 of the Coastal Act states: 
 

In carrying out the requirement of Section 4 of Article X of the California 
Constitution, maximum access, which shall be conspicuously posted, and 
recreational opportunities shall be provided for all the people consistent with 
public safety needs and the need to protect public rights, rights of private 
property owners, and natural resource areas from overuse. 

 
Section 30213 of the Coastal Act states: 
 

 Lower cost visitor and recreational facilities shall be protected, encouraged, 
and, where feasible, provided.  Developments providing public recreational 
opportunities are preferred. 

 
Section 30223 of the Coastal Act states: 
 

Upland areas necessary to support coastal recreational uses shall be reserved for 
such uses, where feasible. 

 
Section 30252 of the Coastal Act states, in part: 
 

The location and amount of new development should maintain and enhance 
public access to the coast by (1) facilitating the provision or extension of transit 
service…(4) providing adequate parking facilities or providing substitute means 
of serving the development with public transportation…. 

 
The applicant proposes to install two new pre-fabricated structures. One structure is proposed to 
function exclusively as State Parks Interpretive Programs/Classroom with an attached wood deck 
serving as “outdoor classroom” connecting to the other structure is proposed for State Parks 
Sector Office/Meeting Space/Interpretive Space use.  Also proposed are ADA access 
improvements including a new wheelchair accessible access pathway to the Pacific Coast Hwy 
intersection/pedestrian crosswalk (Exhibit #2). 
 
The applicant has indicated that the request to place the structures outside of the parking lot is 
due to the expressed interest of freeing up an additional seven (7) parking spaces currently taken 
up by the existing structure on the parking lot and to improve traffic circulation patterns within 
the parking lot.  One of the project objectives is to increase public parking capacity in an area of 
the Park where parking is at a premium.   The 7 spaces that would be gained by removal of the 
existing modular building from the parking lot are included in the overall total potential gain of 
approximately 40 parking spaces created through the proposed parking lot re-striping.   
 
However, as previously discussed, only the proposed wood deck serving as “outdoor classroom” 
and the proposed new ADA compliant pathway can be considered a resource dependent use 
within ESHA and therefore, permitted within ESHA.  The proposed two enclosed structures are 
not an allowable use and cannot be permitted to be placed within ESHA. Therefore, the project 
as conditioned, per Special Condition 1, to maintain the enclosed structures on the paved 
parking lot surface, would not result in an adverse impact to existing parking spaces, but simply 
maintain the status quo.  The applicant’s preferred alternative is to place both proposed 
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structures off of the parking lot to maximize the amount of parking spaces and therefore optimize 
access for park visitors. According to information provided by the applicant, the existing 
structure takes up approximately seven (7) parking spaces, its removal and proposed parking lot 
restriping would result in a gain of approximately 40 parking spaces. As conditioned, per Special 
Condition 1, overall, the proposed project would still result in at least an approximately 20-25 
space net increase of additional parking spaces gained by re-striping the parking lot and will 
serve to provide maximum access to coastal waters, will protect a lower cost visitor serving and 
recreational facility and provide upland coastal recreational uses, consistent with sections 30210, 
30210 and 30223 of the Coastal Act. Therefore, as conditioned, the Commission finds that the 
proposed project is consistent with the public access policies of the Coastal Act.   
 
E.  SCENIC AND VISUAL RESOURCES 
 
Section 30251 of the Coastal Act states that: 
 

The scenic and visual qualities of coastal areas shall be considered and protected as a 
resource of public importance.  Permitted development shall be sited and designed to 
protect views to and along the ocean and scenic coastal areas, to minimize the alteration 
of natural land forms, to be visually compatible with the character of surrounding areas, 
and, where feasible, to restore and enhance visual quality in visually degraded areas.  
New development in highly scenic areas such as those designated in the California 
Coastline Preservation and Recreation Plan prepared by the Department of Parks and 
Recreation and by local government shall be subordinate to the character of its setting. 

 
The above-cited policy of the Coastal Act was designed to minimize visual impacts and 
landform alteration and to avoid cumulative adverse impacts of development encroachment into 
natural land forms such as coastal canyons. 
 
With the exception of the open space and restored habitat to the southeast of the Los Trancos 
parking lot and the Los Trancos canyon/riparian areas, the Los Trancos area is surrounded by a 
golf course and residential development at higher elevations on the ridges above the site.  The 
two proposed 15’ tall buildings would be set on existing grade in order to minimize their 
appearance and blend with the existing setting. The proposed structure is mostly comprised of 
earthtone wood that blends in with the surrounding area.  Although the proposed development 
would be visible from public vantage points along Pacific Coast Hwy. and the seaward areas of 
Crystal Cove Park looking inland, those impacts would not be significant due to existing 
development at higher elevations behind the site.  Also, there would not be any significant 
changes to views from Pacific Coast Hwy. 
 
As conditioned, the Commission finds that the proposed project is consistent with Section 30251 
of the Coastal Act. 
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F.  WATER QUALITY 
 
Section 30230 of the Coastal Act states, in pertinent part: 
 
 Marine resources shall be maintained, enhanced, and where feasible, restored… 
 
Section 30231 of the Coastal Act states: 
 

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

   
The protection of water quality is an important aspect of the Coastal Act.  Due to the proposed 
project’s location near the Pacific Ocean, construction activities may have adverse impacts upon 
water quality and the marine environment.  Storage or placement of construction materials, 
debris, or waste in a location subject to wave erosion and dispersion would result in adverse 
impacts upon the marine environment that would reduce the biological productivity of coastal 
waters.  For instance, construction debris entering coastal waters may cover and displace soft 
bottom habitat.  In addition, the use of heavy machinery along roads near coastal waters may 
result in the release of lubricants or oils that are toxic to marine life.   
 
In order to minimize adverse construction-related impacts upon marine resources, staff imposes 
Special Condition 1 providing for the safe storage of construction materials, the safe disposal of 
construction debris and best management practices (BMP).  The applicant will be required to 
implement BMPs designed to avoid temporary construction impacts by minimizing erosion and 
preventing debris from entering coastal waters.  This condition requires the applicant to remove 
any and all debris resulting from construction activities within 24 hours of completion of the 
project.   
 
As proposed and conditioned, the proposed development will minimize possible adverse impacts 
on coastal waters to such an extent that it will not have a significant impact on marine resources, 
biological productivity or coastal water quality.  Therefore, the Commission finds that the 
proposed development, as conditioned, conforms to Sections 30230 and 30231 of the Coastal 
Act regarding the protection of water quality to protect marine resources, promote the biological 
productivity of coastal waters and to protect human health. 
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G.  LOCAL COASTAL PROGRAM/ PUBLIC WORKS PLAN 
 
The development of public recreation areas with public funds constitutes a public works project 
as defined in the Coastal Act. To promote greater efficiency for the planning of any public works 
project as an alternative to project by project review; Coastal Act Section 30605 provides for 
submittal of a Public Works Plan to the Commission for review in the same manner as a Local 
Coastal Program.  However, as stated in the subject public works plan, where future 
development would affect potential environmentally sensitive habitat area, that development 
must come back to the Commission for specific project review or a coastal development permit.  
The proposed project will result in impacts upon environmentally sensitive habitat area and the 
applicant submitted the application to the Commission for a coastal development permit. 
 
The proposed development, as conditioned, is consistent with the policies contained in the 
certified Public Works Plan.  Moreover, as discussed herein, the development, as conditioned, is 
consistent with the Chapter 3 policies of the Coastal Act.   
 
H.  CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) 
 
Section 13096 Title 14 of the California Code of Regulations requires Commission approval of a 
coastal development permit application 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).  Section 21080.5(d)(2)(A) of CEQA 
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 California Department of Parks and Recreation (CDPR) is the lead agency for purposes of 
CEQA compliance. CDPR prepared an Initial Study and Mitigated Negative Declaration for the 
proposed project.  Additionally, the proposed development has been conditioned to assure the 
proposed project is consistent with the resource protection policies of the Coastal Act.  The 
conditions also serve to mitigate significant adverse impacts under CEQA.  The conditions are:  
1) Final Revised Plans; 2) Fuel Modification Plan; 3) Construction Timing; 4) Coastal Sage 
Scrub Restoration and Monitoring Plan; 5) Construction Best Management Practices; and 6) 
Future Improvements. 
 
There are no other feasible alternatives or mitigation measures available which will lessen any 
significant adverse impact the activity would have on the environment.  Therefore, the 
Commission finds that the proposed project, as conditioned to mitigate the identified impacts, is 
the least environmentally damaging feasible alternative and can be found consistent with the 
requirements of the Coastal Act to conform to CEQA. 
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APPENDIX A 

SUBSTANTIVE FILE DOCUMENTS 
 
Crystal Cove Public Works Plan 
 
East Meadow Restoration Project, Crystal Cove State Park, prepared by Natural Resource 
Management, UNDATED 
 
AT&T Application for Exemption No. 5-13-309-X/CDP Application 5-13-1396: Results of a 
Biological Resources Assessment of the Los Trancos Site, by Environmental Intelligence, LLC dated 
November 6, 2013 
 
 

APPENDIX B 

PRIOR COMMISSION APPROVALS RELATING TO LOS TRANCOS PARKING LOT 
 
A-100A-V-81   – Administrative Permit approved with conditions by the Commission May 1981 for 
the installation of campsites and day use facilities (i.e., signs, parking, access trails, trash 
receptacles, and toilets) at 21 State Park units, including at Crystal Cove State Park.  The record is 
unclear, but it appears that the grading, paving, signage, restrooms and landscaping at the Los 
Trancos parking lot was undertaken under this Administrative Permit and was completed by 1983. 
 

PWP 4-82   – Public Works Plan approved with conditions by the Commission April 1982. The 
PWP outlines the maximum extent of development and use State Parks intends to allow in Crystal 
Cove State Park. The PWP Land Use and Facilities Map identified the Los Trancos Creek Area as 
“Day Use Parking Lot with paved coastal access trail from the parking area through the existing Los 
Trancos Creek culvert as trail underpass under Pacific Coast Hwy to the Crystal Cove Historic 
District.”   
 

PWP 4-82-3   – Public Works Plan Specific Project approved with conditions by the Commission in 
March 1985 for development of permanent support facilities including permanent entrance road, 
parking areas, coastal trail, vehicular access road, four day use areas, comfort stations (restrooms), 
utilities, park administration and maintenance buildings. No work to the Los Trancos Parking Lot 
was proposed in this approval as the Los Trancos improvements were already in place. 
  

PWP 4-82-8 – Public Works Plan Specific Project approved with conditions by the Commission 
November 1991 for installation of the existing 24’x60’ modular structure to serve as a temporary 
visitor center/interpretive facility.  A condition of approval required the Applicant provide an 
implementation plan and schedule for relocating a permanent visitor center to the Crystal Cove 
Historic District (as required by the PWP) and for removal of the interim facilities in the Los 
Trancos parking lot no later than December 31, 1993.  The 1982 PWP originally identified the 
Crystal Cove Historic District as the appropriate location for a permanent visitor/natural and cultural 
resource interpretive center and administrative facilities in a historic cottage adapted for these 
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specific uses.  Additionally, the findings in the November 1991 staff report approving the existing 
modular structure as an interim solution, read: 
 

The Commission finds that the provision of this temporary project will serve the interim need 
to provide interpretive and visitor services to users of the Historic District and the shoreline 
in this area of the park…Maximum public access as required by the certified Public Works 
Plan and the access policies of the Coastal Act can only be achieved by assuring that the 
cottages in the Historic District are adapted for the planned public uses.  The Commission is 
concerned that provision of a visitor center, albeit temporary, at an alternative location may 
affect the demand for a facility in the Historic District.  Because the certified Public Works 
Plan so clearly bases maximum public use on the provision of a permanent visitor and 
administrative center in the Historic District, the Commission finds that provisions that the 
Los Trancos facility will in fact be temporary are necessary to ensure that a permanent 
visitor center will be provided in the Historic District. In addition, because temporary 
facilities frequently become more permanent in nature, and because this temporary facility 
has impacts to visual resources and public access, the Commission determines it necessary 
to establish a final deadline for removal of the structure. 

 
Only as conditioned, as a temporary structure, was the project found in conformance with the 
policies of the Coastal Act and the land use facilities policies of the certified Public Works Plan.  
 

PWP 4-82-A2 – Public Works Plan Amendment #2 and PWP 4-82-14 – Public Works Plan Specific 
Project both approved with conditions by the Commission in June 2003 made permanent the use of 
the Los Trancos office as a “Satellite Park and Interpretive Office,” limited to Crystal Cove Historic 
District dependent functions and approved Phase I improvements to the Historic District including 
cottage renovation, road widening, utility updates and access improvements. 
 
 

This June 2003 Public Works Amendment PWP-4-82-A2 and Public Works Specific Project PWP 4-
82-14 for the initial implementation of the Crystal Cove Historic District Preservation and Public 
Use Plan (PPUP) proposals established a basic core infrastructure for park operations and visitor 
serving facilities at Crystal Cove State Park and established the “temporary” park office at the Los 
Trancos parking lot as a permanent park office and interpretive facility and staging area for group 
tours of the Crystal Cove Historic District and coastal portions of the park.  Furthermore, 
Amendment PWP-4-82-A2 states: 
 

The PPUP identifies the following adaptive building uses and facilities under four main 
programs as appropriate and suitable for the Crystal Cove Historic District: 
 

Park Operations 
 Entrance Kiosk 
 Restroom Facilities 
 CCHD Park Operations and Maintenance Office 
 Park Operations Garage and Storage 
 Lifeguard Substation 
 CCHD Research Facility 
 Park Staff Security Housing 

 

Park Interpretation and Education 
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 Visitor Orientation Center 
 Archive Center and Docent and Park Interpreter Annex 
 Outdoor Multi-Use Commons 
 Multi-Purpose Meeting/Classroom Facility 
 Park and Community Rotating Exhibit Facility 
 Crystal Cove House Museum 
 Underwater Park Education Center  

  

 Overnight Accommodations 
 Overnight Rental Office, Resident Manager’s Quarters, Registration, and Parking 
 Overnight Rental Housekeeping, Maintenance, and Storage 
 Individual-style Accommodations 
 Dormitory-style Accommodations and Commons 
 Overnight Accommodations 

  

 Visitor Services Concessions 
 Food Service/Café 
 Beach Store 

 
As the State Parks science-based educational and interpretive programs at Crystal Cove State Park 
have grown in the last 15 years, in the subject application, State Parks is requesting to replace the 
single dual office/interpretive facility at the Los Trancos parking lot with two new pre-fabricated 
modular structures, one to serve as administrative office and one to serve as classroom, plus an 
outdoor classroom deck connecting both structures.  
 
CDP 5-12-154(State Parks) - Approved the install automated payment machines (APMs) and 
implementation of an automated fee payment program at five locations within Crystal Cove State 
Park: Reef Point, Pelican Point, Los Trancos, Moro Day Use and Moro Campground parking lots. 
 
CDP Application 5-13-1200(State Parks) was submitted on 11/25/13 for the Final Phase III 
Crystal Cove State Park Improvements and is currently under review. This CDP application is for 
the infrastructure necessary to restore the final remaining seventeen (17) cottages proposed to serve 
as overnight accommodations.  This final phase of improvements in the Historic District does not 
designate any of the remaining structures for additional visitor orientation/interpretive/classroom 
uses or for administrative facilities.    
 
CDP 5-14-0547-W(State Parks) Approved the removal of the existing 24’ x 60’ single story, 15’ 
tall pre-fabricated modular structure and attached wood deck/ADA ramp situated within the paved 
surface of the Los Trancos Parking Lot and the installation of a new single story, 15’ tall, 36’ x 60’ 
pre-fabricated modular structure with stairs and ADA  ramp in the same location on the parking lot. 
No new landscaping, grading or vegetation removal was proposed or approved.   
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