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STALE RUPORT:  RUGULAR CALELHMDAR “ \oc

APPLICATION MO.: 5--95-219

APPLICANT: City of Mewport Reach AGENT: ®. Andriette Culbertson
t'letcher Jones Motorcars

PROJUCT (OCATIOM: 3300 Jamboree, at the northeast corner of the intersection
of Jamboree and Bayview Way (between Jamboree, State Route 73 Freeway, and San
Dieqo Creek); City of Mewport Beach, County of Orange

PROJICT DESCRIPYIONM: Construction of an automobile dealership on the San
Dieqo Creek Morth site consisting of 153,914 square feet of enclosed area in
three buildings and 21,460 square feet of deck/covered outdoor canopy area

. comprised of indoor showroom/outdoor display, service, parts. and sales areas,
related offices, indoor food estahlishment, signage, and parking structure. A
total of 576 parking spaces would he provided divided among service, emplovee,
and customer spaces. lThe proposed buildings would be primarily two stories
and up to 30 feet high, with one small third story security office area 41
feet ahove the centerline of the frontaqe road. Also proposed are a huffer
wall between a proposed service road and the adjacent on-site wetland, a drain
pipe leading to an adjacent off-site wetland mitigation site, landscaping
incorporating native veqgetation adiacent to the wetlands, low intensity and
directional lighting, and 0.2 acres of off-site riparian habitat creation. An
off-site coastal sage scrub enhancement/restoration project in the mouth of
ig Canvon is proposed. #Hot included as part of this project is the
construction of the extension of Bavview Way easterly of Jamboree Road nor the
future construction of the Jamboree {'lyover (JR-5) ramp connecting to the San
Joaquin Hills lransportation Corridor.

Lot area: 9.63 acres (119,483 square feet)

Building coveraqge: 2.0 acres

Pavement coveraqge: 4.9 acres

Landscape coverage: 1.7 acres

Parking spaces: 576 (443 service, 47 customer, 86 emplovee)
Zoning: Planned Community

Plan designation: Professional/Administrative

Height: 41 feet above centerline of frontage road

LOCAL APPROVALS RICUIVIND: Certification of (nvironmental Impact Report Mo.
15%; General Plan Amendment 95-1(0): Local Coastal Program Amendment Mo. 39:
Amendment No. 823 (Planned Community District Requlations for San Dieqo Creek
Morth and Jamboree/MacArthur); Ordinance Mo. 9%-17? (Amendment to Development
Agreement Mo. & -~ Circulation Ilmprovement and Open Space Agreement betweep
the City of Mewport Beach and The Irvine Companv); Ordinance 95-43
(Development Agqreement Mo. 9 between the City of Mewport Beach and [letcher
Jones Motorcars); 1raffic Study Mo. 108: Use Permit Mo. 13565.
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nvironmental Impact Report Mo. 155; Circulation
improvement and Open Space Agreement as proposed to he amended by the City and
The Irvine Company; Preliminary Geotechnical Report dated May 5, 1995 (Work
Order 500327) prepared for City of Mewport Beach - Public Works by Pacific

Prior to action on this permit application, the Commission is scheduled to act
on the associated amendment to the Circulation Improvement and Open Space
Amendment listed on the meeting notice as N-5-93-01-A, Item Mo. Thursdav 9.

SUMMARY O STAIT RUCOMMEMDATION:

Staff is recommending approval of the proposed development with special
conditions regarding hazards, wetlands and tSlas, and cultural resources.
Some of the special conditions incorporate by reference the City's conditjons
and mitigation measures, as shown in Appendix A of thiz staff repoert (Lxhibit
"C" to City's Resolution of Approval 95-102), and as summarized below.

Coastal Act

Special

Condition £

Topic & Paqe ¥
LSHAs 1.a. 4
Wetlands
fluffers  3.b. 5
tLighting 8.a. 6
Moise 10 1
Water 6 [
Quality
Cultural
Resources 1.a. G
Visual
Resources
Lighting 8.a &
Signage 9.a &

City fage £ of
Findings Mitigation Appendiz A of
p. 4 Measure/Condition  Staff Report
4 6.4., G.&6., G.7. pps. 16-18
5 G.1., 6.2., G.5. pps. 13-15, 18
6 G6.3. p. 15
Conditions 30, 41 pps. 22-24
7 r.1., r.2., p. 12
Condition 1) p. 23
& B.%., B.7., B.8 pps. 1-11
R.10., B.19,,
R.16., B.YT.,
.1 through C.10,
.12 through C.14,
Conditions 29, 37, pps. 22-24
42
6 .1, through H.10 pps. 192
6 G.3. p. 15
Conditions 30, 11 pps. 22-24
G Conditions 32, 33 p. 23

A
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STAFT _RICOMMIMDATION:

the staff recommends that the Commiszion adopt the following resolution:

t. Approval with Conditions.

The Commission hereby grants a permit, subject to the conditions below, for
the proposed development on the grounds that the development, located hetween
the nearest public roadway and the shoreline, will be in conformity with the
provisions of Chapter 3 of the California Coastal Act of 1976 including but
not limited to the public access and recreation policies of Chapter 3, will
not prejudice the ability of the local government having jurisdiction over the
area to prepare a lLocal Coastal Program conforming to the provisions of
Chapter 3 of the Coastal Act, is Tocated between the sea and the first public
road nearest the sea and is in conformance with the public access and public
recreation policies of the (oastal Act and will not have any significant
adverse impacts on the environment within the meaning of the California
tnvironmental Quality Act.

Y1, STAMDARD COMDITIOMS

1. Motice of Receipt and Acknowledament. 1the 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, iz returned to the Commission office.

2. Ixpiration. If development has not commenced, the permit will expire two
vears from the date this permit is reported to the Commission. 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 priocr to the
expiration date.

3. Compliance. All development must occur in strict compliance with the
proposal as set forth in the application for permit, subiect to anv special
conditions set forth helow. Anv deviation from the approved plans must be
reviewed and approved by the ztaff and mav require Commiszsion approval.

4. Interpretation. Anv questions of intent or interpretation of anv
condition will be resolved by the C[xecutive Director or the Commission.

. Inspections. The Commission staff shall be allowed to inspect the site
and the project during its development, subject to 24-hour advance notice.

6. Assignment. The permit may be assiqned to any qualified person, provided
assignee files with the Commission an affidavit accepting all terms and
conditions of the permit.

7. Yerms and Conditions Run with the Land. These terms and conditions shall
be 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.
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TRV, SPLCIAL COMDITIONS

1. Submittal of Approved lInterim flabitat loss Mitigation Plan

Prior to issuance of the coastal development permit, the applicants szhall
submit, for the review and approval of the {zecutive Director, the following:

a. an Interim llabitat Loss Mitigation Plan ("1HLMP®}, asz conceptually
described in both the October 23, 1995 letter with attachments from
Patricia Temple of the City of Mewport Beach to |inda Dawes of the
United States Fish and Wildlife Service (®USFWS") and Mitigation
Measures G.4., G.6., and 6.7. of the City of Hewport Beach's approval
of I'avironmental Impact Report #o. 155 (fxhibit C of Resolution
95--1072); and

b. written evidence that the IHIMP required in Special Condition 1l.a.
ahove has been approved by the USIWS and provides .

?. Deed Restriction (Interim {labitat Loss Mitigation Plan)

Prior to issuance of the coastal development permit, the applicants asz
landowner shall erxecute and record a deed restriction, in a form and content
acceptable to the Fxecutive Director, for the site described in the Interim
Habitat loss Mitigation Plan required in Special Condition Mg. 1. above, which
provides the following:

a. Permit the applicant, its agents, and/or the accepling agency,
non—-profit organization or private association to enter the property,
create, restore, enhance and maintain habitat, revegetate portions of
the area, and fence the newlv created/restored/enhanced/veqetated
area in order to protect such habitats;

b. Restrict all development, vegetation clearance, fuel modification and
grading within the easement except that necessary to
establish/maintain the habitat; and

c. Permit the Coastal Commission and its staff to enter and inspect for
purposes of determining compliance with coastal development permit
5--95-219.

The deed restriction shall run with the land, hinding all successors and
assigns, and shall be recorded free and clear of all prior liens and
encumbrances which the [xecutive Director determines may affect the interest
being conveved.
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3. Protection of Adjacent Wetlands

a. Deed Restriction

Prior to issuance of the coastal development permit, the applicants as
landowner shall execute and record a deed restriction, in a form and content
acceptahle to the [xecutive Director, which provides the following:

i. that the on-site freshwater marsh, as identified on the landscape
plans contained in the file for coastal development permit 5-95-219,
shall be restricted to hahitat restoration, habitat enhancement,
habitat maintenance., habitat protection, onpen ipace, and view
preservation uses only; and.

ii. that the landowner agrees to cooperate with the parties responsible
for the maintenance of bhoth the on-site freshwater marsh wetland and
the adjacent saltwater marsh wetland being constructed between
Jamboree Road, San Dieqo Creek, and the proposed extension of Bayview
Wav, in regards to mitigating any unforeseen impacts on said wetlands
resulting from the development as described and conditioned herein.

The deed restriction shall run with the land, binding all successors and
assigns, and shall he recorded free and clear of all prior liens and
encumbrances which the [xecutive Director determines may affect the interest
being conveyed.

b. Incorporation of Citv Conditions

Mitigation Measures G.1., G.2., and G.5. of the City of Mewport Beach's
approval of Unvironmental Impact Report Mo. 155 (fLxhibit C of Resolution
95--102), reqarding the staking of the on-site wetland, shall be incorporated
by reference as a condition of this coastal development permit.

4. Riparian flabitat Creation

Prior to issuance of the coasztal development permit, the applicants shal}
submit, subject to the review and approval of the lxecutive Rirector, (1) a
revised plan, for the proposed creation of 0.7 acres of riparian habitat in
Upper Hewport Bayvy or the mouth of Rig Canvon which shall be similar in nature
to the on-site mulefat vegetation and shall be connected to ov integrated with
existing riparian habitat, and (2) evidence of said plan’'s approval by the
California Department of {ish and Game.
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5. Geotechnical Recommendations

Prior to issuance of the coaztal development permit, the applicant shall
submit, subject to the review and approval of the [xecutive Director, plans
signed by the geotechnical consultant indicating that the recommendations in
the Preliminary Geotechnical Report dated May 5, 1995 (Work Order 500322)
prepared for City of Mewport Beach ~ Public Works bv Pacific Seils
Lngineering, Inc. have been incorporated into the plans for the project. The
plans approved by the consultant shall be in substantial conformance with the
plans approved by the Commission relative to construction, qrading and
drainage. Any changes to the plans approved by the Commission which the
.xecutive Director determines to be substantial shall reguire an amendment to
this permit or a new coastal development permit.

€. Water Qualitvy

To minimize adverse impacts on water quality resulting from erosion, run-off,
and other factors generated by the development described and conditioned
herein, the measures described in Mitiqation Measures R.5., B8.7., B.8., B.10.,
B.14., B.16., R.Y7., C.1. through C.10. inclusive, and C.12. through C.149.
inclusive of the City of Mewport Beach's approval of [nvironmental Impact
Report Mo. 155 (Lxhibit C of Resolution 95-102), and the measures described in
Conditions Mos. 29, 37, and 42 of Use Permit Mo. 3565 (as approved by the City
of Mewport Beach on September 11, 1995) shall be incorporated by reference
into this coastal development permit.

7. Cultural Resources

a. The measures described in Mitigation Measures H.1. through H.10. inclusive
of the City of MNewport Reach's approval of [nvironmental Impact Report MNo.
155 ([xzhibit C of Resolution 95-102) shall be incorporated bv reference
into this coastal development permit.

b. The apnlicants shall agree to consult with the State Historic Preservation
0ffice and the State Mative American Heritage Commission in the event that
cultural resources are found on-site to develop an appropriate mitigation
plan.

8. Lighting

a. To minimize adverse visual impacts and adverse impacts to on-site and
adjacent natural areas, the measures described in Mitigation Measure 6.3.
of the City of Mewport Beach's approval of [nvironmental Impact Report No.
155 ([xhibit C of Resolution 95-102), and the measures described in
Conditions Mos. 30 and 41 of Use Permit Mo. 3565 (as approved by the City
of Mewport Beach on September 11, 1995} shall be incorporated hy reference
into this coastal development permit.

b. Prior to issuance of the coastal development permit, the applicants shall
submit, subject to the review and approval of the {xecutive Director, a
copy of the lighting plans described in Special Condition Mo. 8.a above.
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9. MNoise

To minimize impacts to on-site and adiacent natural areas, the measures
described in Mitigation Measures [.1. and F.2. of the City of Mewport Beach's
approval of [nvironmental Impact Report Mo. 155 (fzhibit C of Resolution
95-102), and the prohihition described in Condition Mo. 31 of Use Permit Mo.
3565 (as approved by the Citvy of Mewport Beach on September 11, 1995) shall be
incorporated by reference into this coastal development permit.

10. {vidence of Legal Ability to Develop

Prior to issuance of the permii, the applicants zhall submit evidence, in a
form and content acceptahle to the [xecutive Director, documenting the
applicants' leqgal ability to undertake the on-site and off-site development as
dezcribed and conditioned herein.

YY.  FIMDIMGS AMD DICLARATIONS

The Commiszsion finds and declares:

A. Proiect Description

The City of Hewport Beach and {letcher Jones Motorcars as co-applicants are
proposing the construction of an automobile dealership on a 9.63 acre
triangular shaped piece of vacant land at 3300 Jamboree Road. The subject
site i3 located easterly of the intersection of Jamboree Road and Bavwview Way
and is bounded by Jamboree Road to the northwest, the existing Route 73
freeway and San Joaquin Hills Transportation Corridor (SJHIC) under
construction to the northeast, and San Dieqgo Creek to the south. Yhe subject
site is currently comprised of three parcels of land, one each owned by The
Irvine Company, the California Department of Transportation (Caltrans), and
the Transportation Corridor Agencies which is building the adjacent SJIHTC.
The subiect site is commonly referred to as San fieqo Creek Morth, one of The
Irvine Company properties identified in the Circulation lmprovement and Open
Space Agreement (C10SA) entered into between the City of Mewport Reach and The
Irvine Company. The Cl0SA contains provisions for the development of the
subject site.

The subject site currently is not owned by the apnlicants. The ownership is
divided amonqgst The Irvine Company, the California Department of
Transportation (Caltrans), and the Transportation Corridor Aqencies (TCA).
Respectively, these eptities own 5.1 acres, 2.8 acres, and 1.1 acres. The
applicants have entered inte Memorandums of Understanding which provide for
the applicants obtaining ownership of the parcels in question.

The proposed automobile dealership would consist of three buildings set into
the raised portion of the subject site. Yhe main building would contain the
indoor showroom, sales area, parts warehouse, service/repair area, related
office/emplovee areas, an 1,800 square foot restaurant, and a small third
floor security office. The main building would be 142,030 square feet of
enclosed area and 21,460 square feet of deck area and covered outdoor "canopy"
display/service/car delivery area.
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The main building would be two ztories topped by a 63,500 square foot roof
deck garaqe and a small third ztory zecurity office area. The two story area
would be 30 feet high, and the third ziory portion would be 41 feet ahove the
centerline of the frontage road. The twe remaining huildings at the rear of
the property (along the Route 73 freeway) would contain car wash and related
facilities. One building would be one story, 14 feet high, and contain 1,440
square feet. The second building would be two stories, 24 feet high, and
contain 10,444 square feet., A tolal of 576 parking spaces would be provided,
with 442 zpaces provided for service use, 8¢ emplovee spaces, and 37 customer
spaces.

The proposed landscaping plan would include native plants such az Catalina
tronbark, Mulefat, Saltbush, California Svcamore, White Alder, and Cottonwood
along those areas of the proposed project adjacent to either the on-site marsh
wetland or the off-site YCA mitigation wetland. The lighting for the proposed
dealership would be low intensity or directed away from the wetlands. Also
proposed is a wall comprised of a section consisting of a € foot high masonry
wall topped by 2 feet of chainlink Fencing, and a section of 8 foot high black
vinyl coastal chainlink fence clothed with flowering vines such as trumpet
vine. The proposed wall would serve as a buffer wall hetween a proposed
service road and the adjacent on-zite wetland. Also proposed would be a drain
pipe leading from the outdoor display lot to the adjacent off-site TCA wetland
mitigation site.

Removal of three separate patches of on-site mulefat vegetation totalling 0.08
acres is proposed. Also proposed would be similar off-site veqetation
creation/enhancement in Upper Mewport Bav. An off--site coastal saqe scrub
enhancement/restoration project in the mouth of Big Canyon iz further proposed
and would he developed in conjunction with the U.S. Iish and Wildlife Service
{USTWS) as part of the action taken on a USIHS 404(d) permit for removal
{*take®) of 2.1 acres of on-site coastal sage scrub. The proposed coastal
sage scrub site would be 4.3 acres.

Mot included as part of this project is the construction of the extension of
Bayview Way easterly of Jamboree Road nor the future construction of the

Jamboree Flvover (JR-5) ramp which would be located over the western edqge of
the subject site connecting to the San Joaquin !Iills Transportation Corridor.

8. [nvironmentally Sensitive {labitat Areas

Section 30240 of the Coastal Act states:

(a} Cnvironmentally sensitive habitat areas shall be protected against
anv significant disruption of habitat values, and only uses dependent on
such resources shall be allowed within such areas.

(b) bevelopment in areas adjacent to environmentally sensitive habitat
areas and parks and recreation areas shall be sited and designed to
prevent impacts which would significant)y degrade such areas, and shall be
compatible with the continuance of such habitat areas.
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The environmental impact report (tlR) prepared for the proposed development
identified 2.1 acres of coastal sage scrub vegetation on 3ite. The on-site
coastal zaqe scrub is not connected to other coastal sagqe scrub vegetation
off-site. A1} 2.1 acres of coastal sagqe scrub would be removed as part of the
provozed development. Tthe applicants are proposing a coastal sage scrub
restoration/enhancement proiect comprising 4.3 acres connected to other
coastal sage scrub areas at the mouth of Rig Canvon on land owned by the City
and adjacent to the Upper Mewport Bav fcological Reserve. The proposed
project is being developed hased on the U.S. INish and Wildlife Service's
(USFWS) action on a 304(d) permit for the removal of the on-site coastal saqe
scrub.

The Commission hat recoanized coastal sage scrub as being valuable because it
is uzed for habitat by the California gratcatcher, a species listed ax
threatened by the federal qovernment and considered a target species in the
State’s Matural Communities Conservation Planning (MCCP) nlanning process.

The MCCP program was eitablished by the state's Matural Community Conzervation
Planning Act of 1991, The California Nepartment of {izh and Game (DIG) iz the
principal ztate agency implementing the MCCP program. Recause the MCCP
program includes goals for protection of significant environmentally sensitive
habitat areas (ISHAY, the goals of the MCCP and the Coastal Act Section 30240
are mutually compatible.

Although directed to preserving habitat for the gnatcatcher, the more
important function of the MCCP process is to preserve habitat used by many
species, i.e. multi-species habitat planning. Vo plan for the permanent
protection of coastal sage scrub on a comprehensive, reqional basis, some
areas may be disturbed or developed only provided that other, more meaningful
and significant habitat areas or corridors can be preserved through the MCCP
process. Throughout Orange County, the DFG has identified areas of critical
biclogical importance to be preserved through their inclusion within proposed
reserve, special linkage, or non-reserve open space areas because they contain
especially valuable habitat, including coastal saqe scrub veqetation highly
suited for gqnatcatcher habitat.

The subject site is adjacent to, but is not included in the proposed reserve,
special linkage, or non-reserve open space areas for the NMCCP program.
However, the mouth of Biq Canvon, where the proposed coastal saqe scrub
restoration project would occur. has been ideptified through the HCCP process
as a proposed non--reserve open space area. Since the coastal sage zcrub on
San Dieqo Creek Morth has not been identified for incluzion in one of these
areas afforded special protection, but the Big Canvon coastal sage scrub
creation project has been so identified, the Big Canvon site would be
considered the [SHA in the context of the MCCP proqram. In the regional
context of the NCCP program, the removal of the 2.1 acres of fragmented,
isolated coastal sage scrub would not he considered significant provided the
previously described restoration project at the mouth of Biq Canvon is
preserved.
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The [IR acknowledqged that a nesting pair of California gnatcatchers was last
seen on the subject site zometime in 1994, However, no gnatcatchers were
documented on site at the time the biclogical site survev was conducted in
March of 19395 as part of the IR preparation. In the rezponse f{o comments on
the (IR, it was concluded that the on-s1ite coastal zaqe scrub is neither
critical to the survival of the gnatcatcher nor especially valuable because of
the disturbed and fragmented nature of the on-3ite coastal sage scrub.

A separate [IR was prepared for a variety of different sites, including the
subject site, as part of the Circulation Improvement and Open Space Agreement
{CIOSA) entered into by the City of Newport Beach and The Irvine Company. The
[IR for the CI105A only mentioned on-site coastal zaqe scrub once in the
technical appendices and not at all in the main IR, The {IR proposed no
coastal saqe scrub mitigation measures for the zubject site.

the 06 has provided separate comments on the coastal zage scrub on-site {see
{xhibit). The DFG states that the on-site coastal sage scrub is remnant and
supports the proposed coastal sage scrub mitigation site which it states would
be connected to other coastal sage scrub patches.

Since the off-site coastal sage scrub restoration/enhancement project in the
mouth of Big Canvon would be considered [SHA in the reqional context of the
MCCP program and is critical to preserving valuable habitat, it iz important
that the coastal saqe scrub proposed to be restored/enhanced be protected
against any significant disruption of habitat values, consistent with Section
30240 of the Coastal Act. Therefore, a condition is heing imposed requiring
protection of the proposed restoration/enhancement in perpetuity. A condition
is also being imposed for the submission of the detailed plan for the
restoration/enhancement project and documentation of if{s approval by the USIWS
zervice,

Therefore, as conditioned, the Commission finds that the removal of the
on-site coastal sage scrub in conjunction with the proposzed development is
consistent with Sectiocn 30240 of the Coastal Act.

€. Marine Resources

Section 30231 of the Coastal Act states:

The biological productivity and the quality of coastal waters, ztreams,
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 qround 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.
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Section 30233 of the Coastal act states, in relevant part:

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

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

{2) Maintaining erxisting, or restoring previsusly dredged, depths in
existing navigational channels, turning basinz, vessel berthing and
mooring areas, and boat launching ramps.

{(3) 1In wetland areaz only, entrance channels for new or erpanded
beating facilities; and in a deqraded welland, identified by the
Department of fish and Game pursuant to subdivizion (b) of Section
30411, for boating facilities if, in conjunction with such boating
facilities., a zubstantial portion of the degraded wetland i:z restored
and maintained as a biclogically productive wetland. The size of the
wetland area used for boating facilities, including berthing space,
turning basinz, necessary navigation channels, and any necessary
support service facilities, shall not exceed 25 percent of the
degraded wetland.

{1) 1In open coastal waters, other than wetlands, including streams,
estuaries, and lakes, new or expanded boating facilities and the
placement of structural pilings for public recreational piers that
provide public access and recreational opportunities.

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

(6) Mineral extraction, including sand for restoring beaches, except
in enpvironmentally sensitive areas.

(7) Restoration purposes.

{8} HMature study, aquaculture, or similar resource dependent
activities.

{c} In addition to the other provisions of this zection, diking, filling,
or dredging in existing estuaries and wetlands shall maintain or enhance
the functional capacity of the wetland or estuary. Anvy alteration of
coastal wetlands identified by the Department of Fish and Game, including,
but not limited to, the 19 coastal wetlands idenfified in its report
eptitled, “Acquisition Priorities for the Coastal Wetlands of California”,
shall be limited to very minor incidental public facilities, restorative
measures, nature study, commercial fishing facilities in Bodega Bavy, and
development in already developed parts of south San Diego Bay, iFf
otherwise ip accordance with this division.
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further, the C10SA approved by the Coastal Commission, as it relates to the
subject San Dieqo Creel Morth site, states in relevant part that "no
encroachment or loss of wetlands iz approved . . .* (see [xhihit C).

The proposzed project would have impacts on the adjacent wetlands, including
the on-site marsh, the Transportation Corridor Agencies (1CA) mitigation site,
San Dieqo Creek, and Upper Mewpnort Bav (into which San Dieqo Cresk drains),
which i3z onc of the 19 coastal wetlands referenced in Section 30233 (c) of the
Coastal Act. The impacts would rezult from runoff contaminated bv
construction activities and sediment transport, parked vehicles, and other
factors.

At the eastern corner of the triangular shaped subject zite iz an
approximatelsy 0.72 acre marsh. The marsh would not be diked, dredged, or
filled for purposes of the proposed development. However, the proposed
development would be immediately adjacent to the marsh and could result in
impacts resulting from runoff, lighting, and noise.

The value of California's coastal wetlands lies in their biodiversity.
Further, it is thought that 75% of Southern California's historic wetlands
have been lost {Dennis and Marcus, 1984). To prevent impacts to wetland and
riparian habitat from adjacent development, the Commission has historically
required 100 foot wide buffer areas. However, only a ¢ foot high wall topped
by a 2 foot high chain link Ffence iz proposed as a buffer. In the response to
comments to the environmental impact report (CIRY it is concluded that the
proposed wall would adequately buffer impact: from the proposed project. To
ensure that the on-tite marsh is not impacted, however, a condition is
necessary which requires the applicants to record a deed restriction limiting
the on-site marsh area only to uses which further the habitat values of the
marsh.

Impacts to the wildlife and resource values of the on-site marsh resulting
from noise and lighting generated by the proposed development would be
lessened through noise reduction meastures and by installing lighting which is
directed away from the marsh or is of low intensity. Therefore, it ics
necessary that the Commission incorporate by reference the mitigation measures
adopted by the City in it's approval of the project (IR no. 154 reqarding
impacts from noise and light.

The applicants propose a pipe which would drain runoff from the outdoor
display area into the adjacent welland being constructed as mitigation for
wetland impacts caused by the construction of the San Joaquin Hills
Transportation Corridor tollroad. This drain would contain pollutant traps
such as grease and oil filters to minimize pollutants entering inte this
wetland. Drains in areas such as service bavs and car washes which would
generate high levels of o0il, chemicals, and other pollutants, would route
runoff directly into the sewer system rather than into storm drains which dump
into San Diegqgo Creek or Upper Mewnort Bavy.
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Polluted runoff entering inte wetlands would adversely impact the habitat
values of the wetlands. Therefore, to minimize impacts from runoffs to the
adjacent off-site wetland resources, it is necessary to impose conditions
incorporating the City's conditions of approval regarding the reduction of
polluted runoff from the site.

The vegetation map of the environmental impact report ({ IR} shows three areas
of mulefat scrub on the project site totalling 0.08 acres. On paqge 4.7-23,
the [IR states that while mulefat scrub is usuallv considered a riparian
community, its primary function on the project site iz as a component of the
more prevalent upland scrub tvpes and iz not riparian or wetland habitat on
this specific site. Therefore, removal of the on-site mulefat in this
particular instance would not constitute diking, filling, or dredging of
wetlands pursuant to Section 30233 of the (oaztal Act.

on--site mulefat vegetation. The BIG states that the op-site mulefat patches
are not connected to other wetlands habitat, and that {hesy have occurred due
to previous site modifications. The DI'G further ztates it would not require a
streambed alteration agqreement for removal of the mulefat. Hevertheless, the
DFG states that mitigation for the mulefat's removal could occur on-zite or
oft-site and should ensure that there would he no pet loss of habitat value.
The applicants are proposing to provide riparian habitat at an off-zite
Tocation in the nearby Upper Hewport flay Ccological rezerve.  The permit iz
heing conditioned for the zubmittal of the final details of the proposed
habitat creation project.

Therefore, as conditioned, the proposed development is consistent with
Sections 30231 and 30233 of the Coastal reqarding water guality and wetlands,
respectively,

[. Hazards

Section 30253 of the Coastal Act states, in relevant part:
Mew development shall:

(1) Minimize risks to life and property in areas of high geologic, flood,
and fire hazard.

(2) Assure stability and structural integrity, and neither create nor
contribute significantly to eroszion, gqeclogic instability, or destruction
of the =zite or surrounding area or in any way require the construction of
protective devices that would substantially alter natural landform: along
bluffs and cliffs.

The trianqular shaped subject site is two-tiered, consisting of a basically
level terrace area along Jamboree Road, with basically level areas adjacent to
San Dieqo Creek and the Route 73 freeway about 20 feet lower than the Jamboree
side. The proposed project includes 160,000 cubic vards of grading (export)
to create a building pad.
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& preliminary qeotechnical report dated May 5, 19945 (Work Order 5001322) was
prepared for the City of Hewport Beach - Public Works by Pacific Soils
Ingineering, Inc. regarding the subject site. The report describes the
subsurface materials at the subject zite at being comprised of fill or
colluvium consisting of moist, clavey sand. The fill or colluvium iz overlain
on marine terrace deposits consisting of poorly qraded sand. Intermized were
Mewport Bay Bay deposits consisting of moist to saturated, stiff to very
stiff, plastic clay.

The report concludes that the subject site is zuitable from a qeotechnical
standpoint for the propozed development if the report's recommendations are
incorporated into the desiqgn and construction of the proposed development.
Recommendations include removal of looze fill and replacement with compacied
fFill, information for desiqgn of shallow zpread and continuous footings,
incorporation of a shrinkaqge Factor of 10 to 15 percent into the site grading
plan, and the overfilling of fill slopes not less than two feetl measured
perpendicuylar to the slope face.

To assure qeologic stability and structural inteqrity and minimize rizks from
qeologic hazards, a special condition must be imposed which requires the
submission of plans approved by the geotechnical consultant which incorporate
the recommendations contained in geotechnical report dated May &5, 1995. (Work
Order 500322 was prepared for the City of MNewport Beach - Public Works by
Pacific Soils [ngineering, Inc.} Therefore, as conditioned, the Commission
finds that the proposed development is consistent with Section 10253 of the
Coastal Act reqarding hazards.

. Public Access/Recreation

Section 30212.5 of the Coastal Act states:

Wherever appropriate and feasible, public facilitiez, including parking
areas or facilitiesz, zhall be distributed throughout an area 30 as to
mitigate against the impacts, social and otherwise, of overcrowding or
overuse by the public of any single area.

Section 30222 of the Coastal Act ztates:

The use of private lands suitable for visitor-zerving commercial
recreational facilities designed to enhance public opportunities for
coastal recreation shall have pricority over private residential. general
industrial, or general commercial development, but not over aqriculture or
coastal-dependent industry.

Section 30222 of the Coastal Act states:

Upland areas necessary to support coastal recreational uses shall be
reserved for such uses, where feasible.
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Seclion 30252 of the Coastal Act ztatez, in relevant part:

The location and amount of new develonment zhould maintain and enhance
public access to the coast by (4) providing adequate parking facilities or
providing substitule means of serving the development with public
transportation,

The subject site is located between the nearest public roadway and the waters
of San Diego Creek. As approved by the Commission on June 10, 1993, the
Circulation Improvement and Open Space Agqreement (C10SA) between the City and
The Irvine Company designates the subject site for open space/public
facilities, permits park-and-ride facilities and "{plpaszive and active public
recreation facilities such as hiking, biking, scenic outlooks, picnicking and
equestrian trails,® and deletes the office uses allowed under the City's
certified Land Use Plan (LUP) portion of the City's not vet fully certified
focal Coastal Program (LCP).

The proposed development would preclude use of the site for the park-and-ride
and most tynes of recreation facilities permitted under the CIOSA as approved
by the Commission on June 10, 1993, However, the standard of review for the
proposed development s conformity with the Chapter 3 nolicies of the (oastal
act, including the public access and recreation policies,

While the permitted park-and-ride facility would likelv be intended for use by
Hewport Reach residents to commute to emplovment outside of the coastal zone,
a park-and-ride fFacility on the subject zite could also theoretically he used
as a parking reservoir for coastal zone vicitors travelling on the adjacent
Route 73 freewav who would park at the subject zite, and fake non-automobile
transportation to the City's visitor-serving areas.

However, the subject zite it a few miles from the City's primary visitor
serving commercial areas on the Balboa Peninsula seaward of Pacific Coast
Highway (State Route One}. Thus, a park-and-ride facility at San Diego Creek
Horth would likely be upderutilized az a place for coastal 7Zone visitors to
park and take non-automobile transportation to the City's main visitor areas.

In addition, the epvironmental impact report (I'iR) prepared for the proposed
development concludes that the site is probably inappropriate for use as a
neighborhood, community, or urban Tevel park bhecause of its location isolated
and separated from residential areas by Jamboree Road, a wide major arterial
road, the Route 73 freeway, and San DRieqo Creek,

Further, on Auqust 4, 1994, the Commisszion approved coastal develapment permit
no. 5-93-382 for the Countv of Orange's plan to develop a reqional park,
including a 100 space parking lot, around Upper Mewport flav across Jamboree
from the subject site. Also, adjacent to the subject site along the Route 73
freeway and San Joaquin Hills Tranzportation Corridor tollroad under
construction, the tollroad agency would build a hicvele path which would
provide access and recreation opportunities. In addition, the subject site i
at the edge of the coastal zone.
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Therefore, the Commission finds that the subject site would not be suitable
for visitor serving commercial recreation uses, is not necessary to support
coastal recreation uses, and adequate public facilities, public access
opportunities, and public recreation opportunities exist nearbyv. Therefore,
the Commission finds that the proposed development as proposed would not be
inconsistent with the public recreation and public access policies of Chapter
Three of the Coastal Act.

2. Parking

when private development does not provide adequate on-site parking, patrons of
the development are forced to use public parking that chould he available to
general visitors to the coastal zone. The lack of available public parking
can discourage coastal zone vizitors and otherwise adverse impact public
access,

The Commizsion has reqularly uzed parking sftandards to determine whether
development would provide adequate on-site parking. [or an automobile sales
establishment, the standard iz )1 space for each 500 square feet of qross floor
area, except floor area used exclusively for storage or loading, plus 1 space
for each 1,000 square feet of outdoor sales, display, or service area. for a
restaurant, the standard is one space for each 50 square feet of public
service area (areas where the public can dine or wait to dine).

A specific breakdown for exclusive storaqe or service areas was not provided,
However, the total 153,914 square feet of gross Floor area of all three
proposed buildings including exclusive storaqe and service areas would only
require approximately 308 parking spaces. The 20,360 square feet of covered
*canopy" outdoor sales area would require 20 parking spaces. The proposed
indoor restaurant facility containing 900 square feet of public service area
would require 18 parking spaces. The total parkina demand for the proposed
development is thus 34¢ spaces.

The proposed development would provide 576 parking spaces, oxceeding the
parking required based on the Commission's reqularly used parking standards.
Since adequate parking would be provided, significant adverse impacis to
public access would not result from the parking situation. Therefore, the
Commission finds that, as submitted, the proposed development would be
consistent with Section 30252 of the Coasztal Act regarding parking.

6. Cultural Resources

section 10244 of the Coastal Act states:

where developmenl would adversely impact archaeclogical or paleontological
resources as identified by the State Historic Preservation Officer,
reasonable mitigation measures shall be required.

The environmental impact report (LIR) prepared for the project states on that
cultural resources site CA-ORA-ST(77)H is within the project area. While
surface resources were not encountered, the potential remains for unknown
subsurface resources to be uncovered during grading activities as acknowledged
in the [IR.
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The City haz adopted mitigation measures as part of the [IR approval to
require a monitor to be present during on-zite grading activities. The
monitor would have the express authority te halt york femporarily for 48 hours
if cultural resources are unearthed during the course of qrading. Therefore,
the permit is being conditioned for the adoption by reference of the (ity's
mitigation measures.

The permit is further being conditicned to require that the State Office of
Historic Preservation and the State Native American Heritaqe Commission be
contacted for their input if cultural resources are found. Therefore, as
conditioned, the Commission finds that the proposed project would be
consistent with Section 10244 of the Coastal Act.

H. Visual Impacts

Section 3025) of the Coastal Act states:

The scenic and visual qualities of coastal areas shall be considered and
protected as a resource of public importance. Permitted development shall
bhe 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 enphance visual quality in wisually deqraded
areas. Mew development in highly scenic area such as those designated in
the California Coastline Preservation and Recreation Plan prepared by the
Department of Parks and Recreation and by local government cthall be
subordinate to the character of its setting.

The proposed project is located adjacent to San Dieqo Creek on one side hut
otherwise is in an urbanirsed area. Across San Diegqo Creek would be the
Bavpointe condominium project approved on August 10, 1995 by the Commizsion
under coastal development permit application 5-95-058. Directly across
Jamboree Road iz a Mariott Suitesz hotel. On the eastern side of the subject
site is the Route 72 freeway and the constiruction of the San Joaquin Hills
tollroad.

The proposed project would not block views along San Diegqo Creek to Upper
HMewport Bav. In addition, the proposed project would bhe wisually compatible
with the existing development nature of the surrounding areas. While 160,000
cubic vards of grading would occur, no significant natural landforms exist
on-site.

Thus, the Commission finds the proposed project to be consistent with Section
30251 of the Coastal Act.



5-95-219 (Page 18)
City of Mewport Reach/fletcher Jonesz Motorcars

"1.% L[vidence of lLegal Ability to Develop

Consistent with Section 30601.5 of the Coastal Act, the applicants must
evidence their legal ability to develop a site. Currently, the applicants
have no legal interest in the development site other than
Memorandums-of-Understanding with the current owners providing for the
applicants to obtain eventual ownership of the site. Therefore, it is
necessary for a condition to be imposed, prior to permit issuance, which
requires the applicants to provide evidence of their leqa) ability to develop
the site ats conditioned herein.

J. lLocal Coastal Prooram

Section 30604(a) of the Coastal Act provides that a coastal development permit
shall be issued only if the proposed development would not prejudice the
ability of the Tocal gqovernment having jurisdiction to prepare a local coastal
program (1CP) which conforms with, and iz adequate teo carry out, the Chapter
Three policies of the Coastal Act.

The Mewport Beach Land Use Plan (LUP) was certified on Mav 19, 1982, llowever,
no implementation plan has vet been certified by the Commission. As currently
certified by the Commission, the Citv's {UP designates San Dieqo Creel Morth
for "Administrative, Professional and IMinancial Commercial® land use and
permits 112,000 square feet of building area. The LUP also designates a 2.5
acre reserve for a fire station.

The proposed development would not be a use permitted under the current
designation. The proposed development would be permitted under the "Retail
and Service Commercial® LUP Jand use designation. Therefore, the proposed
development would be inconsistent with the LUP as currently certified.

However, the difference hetween office commercial use and retail commercial
use would not he significant in this case. In addition, the City has approved
an LUP amendment to change the designation to "Retail and Service Commercial®
use. The City s in the process of submitting this LUP amendment to the
Commission for action. further, the proposed project has been conditioned to
be consistent with the Chapter Three policies of the Coastal Act.

Therefore, the Commission finds that approval of the proposed project as
conditioned would not prejudice the ahility of the City of Mewport Beach to
prepare an LCP consistent with the Chapter 2 policies of the (oastal Act.

¥. California Cnvironmental Quality Act

Section 13096 of Title 14 of the California Code of Regulations requires
Commission approval of Coastal Development Permits to be supported by a
finding showing the permit, as conditioned, to be consistent with any
applicable requirements of the Califernia Cnvironmental Quality Act (CLQA).
Section 21080.5(d)(2)(1) of CfOA prohibits a proposed development from being
approved if there are feasible alterpatives or feasible mitigation measures
available which would substantially lessen any significant adverse impact
which the activity may have on the environment.
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The subject zite iz located in an urban zone. Infrastructure n
serve the 2ite exizts in the area. The proncied project hat b
in order to be found consiztent with the {SHA, Marine Rezources
apd Recreation, Cultural Resourcez, and ¥izual Resgurces polic
Coastal Act. HMitigation measures: including requirements for main f
structural Best Management Practices, conservation easements for the off-tite
coastal sage scrub habitat creation, maintenance of the on-3ite wetland,
contarting the appropriate agencies in the ecvent of the discovery of cultural
resources, and incorporation of certain City mitigation measures will minimire
all adverse impacts.

As conditioned, there are no feasible alternatives or feaszible mitigation
measures available which would zubstantially lessen any sigqnificant adverse
impact which the activity mav have on the enviropment. Therefore, the
Commission finds that the proposed project can be found consistent with the
requirements of the Coastal Act to conform to CLQA.

5306F:jtla
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ATTACHMINTS 1O STAFF RLPORT

Appendix A

Selected Mitigation Measures contained in Lxhibit € of City of Mewport
fBeach City Council Resolution 95-102 and Selected Conditions of City
approval of Use Permit 13565

Vicinity Map

Aerial Photograph of site

October 23, 1995 letter with attachments from Patricia Temple of the Citw
of Mewnort Reach to Linda Dawes of the United States [ish and Wildlife
Service reqarding the proposed Interim llabjtat Loss Mitigation Plan

Memo from the California Department of [ish and Game (from Patricia Wolf
to John 7. Auvong dated )

Plans/Rendering

Site Plan

oA AN TR )

Ownership Cxhibit

Yeqetation Map

Letter from Gene William loster of the Transportation Corridor Agency
{"TCA") to Don Webb/Attention [mmet Berkery of ihe City of Mewport Beach
dated October 30, 1995 reqarding on-site runoff{ draining into the TCA




ExhibitC 1o City Counc|
Resolutien 95 -0 2
MITIGATION MONITORING AND REPORT SUMMARY

DRAFT ENVIRONMENTAL IMPACT REPORT NO. 155

SAN DIEGO CREEK NORTH AUTOMOBILE DEALERSHIP

AUGUST 31, 1995

Section B "Earth Resowrces ”

-

IMPLEMENTING METHOD OF TIMING OF RESPONSIBLE

MITIGATION MEASURE ACTION VERIFICATION VERIFICATION PARTY(S)

3. to issuance of a grading permit, the applicant or Mitigation Grading Plan Prior to Issuance Planning
SuC terest shall demonsirate to the City of Monitoring Check of any grading Deparntment,
Newport Beach : Dcpanmcm that all facilities will permit(s) Building
be designed and constructe ed in the City Depanment
adopted version of the Uniform Building >

4. lopment of the site shalt be subject to a grading Mitigation Grading Plan Prior to issuance Planning

roved by the Building and Planning Monitoring Check of any grading Department,
ication for geading permit shall be permit(s) Building
nd specifications and Department
supporting data consisting of soils ¢ cring and
engineering geology reports or other repol
by the building official. )

5. ) The grading plan shall include a complete plan for Mitigation Grading Plan Prior 1o issuance Planning
temporary and permancnt deainage facilitics, to minimize | Monitoring Check of any grading Department,
any potential impacts from silt, debris, and other water permit(s) Buitding
pollutants. Deparnment

6. ding plan shall include a description of haul Mitigation Grading Plan Prior 10 issuance Planning
routes, a to the suc, watering, and sweceping Monitoring Check of any grading Department,
progeam designed to mini act of haut operations. permit(s) Building

Department
@ An erosion, siltation and dust conirol plan shall be Mitigation Grading Plan Prior to issuance Planning
submined prior to Issuance of gradigg permits and be Monitoring Check of any grading Department,
subject to the approval of the Building Depariment and a permit(s) Building
copy shall be forwarded to the California Regional Water Depantment;
Quality Control Board, Santa Ana Region. California
Regional Water
Quality Control
. Board, Santa Ana
d Region

Y 5-45-24 Apperdix, A C‘*ﬁ mitigatim Measiues [Comlifions
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Exhibit C to City Council
Resolution a45-(02

MITIGATION MONITORING AND REPORT SUMMARY
DRAFT ENVIRONMENTAL IMPACT REPORT NO. 155

SAN DIEGO CREEK NORTH AUTOMOBILE DEALERSHIP
AUGUST 31, 1995

Section B *Earth Resourvces”

IMPLEMENTING METHOD OF TIMING OF RESPONSIBLE
MITIGATION MEASURE ACTION VERIFICATION YVERIFICATION PARTY(S)

@ The velocity of concentrated run-off from the project site | Mitigation Grading Plan Prior to Issuance Planning
shall be evaluated and erosive velocitics controlled as part | Monitoring Check of any grading Dcpartment,
of the project design., permit(s) Building

Department
9! ding operations and drainage requirements shall meet | Mitigation Grading Plan Prioc to issuance Planning
the sta forth in the City's Building Codc Monitoring Check of any geading Deparniment,
(Appendix Chapter vation and Grading, Scctions peemi(s) Building
7001-7019) and the Building De| Department
Grading Specifications.

@ The erosion control measures shall be completed on any Mitigation Grading Plan Within 30 days Building
exposed slopes within thiny days after grading, or as Monitoring Specifications after grading or as | Depantment
approved by the Building Deparument, approved by the

Building
Department
1L dust emissions during construction shall be Mitigation Grading Plan Prior to issuance Planning
minimized ing the site for dust control, Monitoring Check and Ficld of grading permits | Depaniment,
containing excavated soi e until it is haulcd away, Inspection and during Building
and periodically washing adjacent str grading and Department
accumulated materials. construction
128 iac 1o the issuance of any building permits a specific Mitigation Soils and Prior to the Building
soils and foundatic he prepared and Monitoring Foundation Swudy |§ issuance of any Department
approved by the Building Departmentl. building permit(s)

Dol
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exhibit C t City Counci|

Resolution 95 -|02-

MITIGATION MONITORING AND REPORT SUMMARY

DRAFT ENVIRONMENTAL IMPACT REPORT NO. 155
SAN DIEGO CREEK NORTH AUTOMOBILE DEALERSHIP
AUGUST 31, 1995

MITIGATION MEASURE

IMPLEMENTING
ACTION

METHOD OF
VERIFICATION

TIMING OF
VERIFICATION

RESPONSIBLE
PARTY(S)

13,

Sites where the potential for liquefaction has been
dentified, or any other site where the potential (or

tions, shall be further evatuated by a geotechnical
to verify the low potential for liquefaction.
shall include subsurflace investigation with
jon testing or other appropriate means

impact on proposed develo
geotechnical consultant shall
which could include mechanical

ent. Il pecessary, the
ide mitigation mecasures

prepared to the satisfaction of the Building Depa
prior to issuance of Grading Permit, Grading and
building plans shall reflect the recommendations of th
study to the satisfaction of the Building Department.

Mitigation
Monitoring

Geotechnical
Report

Prior to issuance
of any grading
permii(s)

Building
Department

Any necessary diversion devices, catchment devices, or
velocity reducers shall be incorporaied into the geading
plan and approved by the Building Depariment prior 0
issuance of grading permits. Bermd'Sr other catchment
devices shall be incorporated into the grading plans to
divert sheet flow runolfl away from arcas which have been
stripped of natural vegetation. Velocity reducers shall be
incorporated into the design, especially where drainage
devices exit to natural ground,

Mitigation
Monitoring

Grading Plan
Check, and Ficld
inspection

Prior to issuance
of any grading

permit(s)

Planning
Dcpartment,
Building
Department

5457 210 Appondia & iy Wit AU ondiios! . 5 o 2




Exhibit C 4o Ci+w1 Cowncil
Resomtion q95-j02

MI!I'IGATION MONITORING AND REPORT SUMMARY
" DRAFT ENVIRONMENTAL IMPACT REPORT NO. 158 = - -- .
SAN DIEGO CREEK NORTH AUTOMOBILE DEALERSHIP b

Seohom b @/’Hﬂ Rcsowces Y

AUGUST 31, 1995

%gv vt

— = M

Department for use in reducing surface erosion uniil
permanent landscaping Is well established. Upon com-
pletion of grading, stripped areas SRl be covered with
artificial substances approved by e Buillding Department.

A | IMPORMESEING &\ |- METHODYOR 3. | TIMING OF RESPONSIBLE
ACTION VERIFICATION ° VERIFICATION PARYY(S)
All fill stopes shall be properly compacted ducing grading | Midgation Grading Plan Pdor 1o lssuance Bullding
formance with the Chy Grading Code and verificd Monitoring Check, and Ficld of any occupancy | Department
by the Geotechnical Consultant. Slopes shall be v Inspection permii(s)
planted with vegetat n completion of grading. )
Conformance with this measure verified by the s A sy
Building Department prlor 1o the Issuance cupancy - B .
permits, '
Berms and brow ditches shail be construcied to the Mirigation Grading Plan Prior to Issuance Building
satisfaction and approval of the Bullding Depanment. Monitoring Check, and Fickl of any grading Dcpantment
Water shall not be allowed to drain over any manufac. inspection permii(s)
tured slope face. Top-ofslope soll berms shall be
incorporated Into grading plans to prevent susface runoff
from draining over future {ill slopes. Brow ditches shall
be incorporated into geading plans to divert surficial
runoff from ungraded natural areas around future cut
siopes, The design of berms and brow ditches shall be
approved by the Buliding Depantment prior 1o issuance of
grading permits,
Prior 1o the Issuance of grading permits, appropriate Migation Ltandscape Plan Prior 1o Issuance Bullding
artificial subsiances shall be recommended by the project | Mondtoring Check, and Fletd of any grading Depanment
fandscape archltect and approved by the Building Inspection permii(s)

5 A5 -2 Appondix A ‘czrammgm‘m Measwres
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Exnibit Ch Uty Cownu |
Resdution 95-10 2

MITIGATION MONITORING AND REPORT SUMMARY
DRAFT ENVIRONMENTAL IMPACT REPORT NO. 155 .
SAN DIEGO CREEK NORTH AUTOMOBILE DEALERSHIP
AUGUST 31, 1995

IMPLEMENTING METHOD OP TIMING OF RESPONSIBLE
MITIGATION MEASURE ACTION VERIFICATION VERIFICATION PARTY(S)
20. The project geotechnical consultant and/or civil engineer Mitigation Grading Plan Prior to issuance Building
Il prepare written site-specific reviews of the tentative Monitoring Check/ of any grading Dcepartment
Geotechnical permit(s)
Consultant
rovide findings, conclusions and recom-
ing near-surface groundwater and the
y induced groundwater as a result of
the effects groundwater may
tructures. The reports shall
ound subsidence on the
ites if dewatering is
recommended. The geotechnical cohsgltant and/or civil
engincer's reports shall be signed by a ificd
Engineering Geologist and Registered Civit incer and
shall be completed to the satisfaction of the Bujng
Department prior to issuance of a grading permit.
C. ~ WATER RESOURCES
Prior to issuance of any grading permit, an erosion, Mitigation Grading Plan Prior to issuance Building
siltation, and dust control plan shall be submitted, and Monitoring Check of any grading Department
shall be subject to the approval of the Building Dcpart- permit(s)
ment.
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Exhibit C b Gty Couneal
Resolution 95 -|o
MthATION MONITORING AND REPORT SUMMARY

DRAFT ENVIRONMENTAL IMPACT REPORT NO. 155
SAN DIEGO CREEK NORTH AUTOMOBILE DEALERSHIP

. . AUGUST 31, 1995
Section C “Water Resoyrees”

. IMPLEMENTING METHOD OF TIMING OF RESPONSIBLE
MITIGATION MEASURE ACTION VERIFICATION VERIFICATION PARTY(S)

Prior to the issuance of any grading permit, the design Mitigation Grading Plan Prior to issuance Planning
engineer shall verify that the discharge of surface runoff Monitoring Check of any grading Department,
from development of any site will be performed in a pemmit(s) Building
manaer so that increased peak flows from the site will not Department
increase erosion immediately downsteeam of the sysiem.
As part of this review, the velocity of concentrated runoff

i from the project shall be evaluated, and erosive velocities

<o controtled as part of the final project design. This report

i shall be reviewed by the Planning Depanment and
approved by the Building Depanment.

@ Erosion control measures contained in the erosion Mitigation Grading Plan Within 30 days Building
siltation and dust control plan shall be implemented on Monitoring Specifications, and | after grading, or Department
any exposed slopes within 30 days alter grading, or as Ficld lnspeciion as directed by the
otherwise directed by the Building Depanment. Building

Depacment l

b Any cxisting on-site drainage [acilities shall be improved as | Mitigation Grading Plan Prior to issuance Building
required, or updated concurrent with grading and Monitoring Check, and Ficld of any grading Depaniment,
development, to the satisfaction of the Public Works and inspection peomit(s) Public Works
Building Departments. Improvement plans shall be Department
approved by the Public Works Department prior 1o
issuance of a grading permit,

Prior 10 the issuance of grading permits, the applicant (or | Mitigation Grading Plan Prior to issuance Planning
applicant’s grading contractor) shaljyprovide to the Monitoring Check, and Field of any grading Department, il
Building and Public Works Departments haul route plans Inspection permit(s) Building
that include a description of haul routes, access points to Deparniment,
the sites, and watering and sweeping program designed to Public Works
minimize impacts of the haul opecation. These plans shall Depanment
be reviewed and approved by the Public Works
Depannment. Copics of the plans shall be submiued 10
the City's Planning Department.

& 5-A5-U4 fppendix A “Oifzf Mitigartion measives /cwtm‘m; " pe oof
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Section C “Water Resowrces ”

Exhibir C to CJ*’D]
Resolution A5-(02
MITIGATION MONITORING AND REPORT SUMMARY

Coumnc |

DRAFT ENVIRONMENTAL IMPACT REPORT NO. 155
SAN DIEGO CREEK NORTH AUTOMOBILE DEALERSHIP
AUGUST 31, 1995

The plan shall include the use of temporary right-of-way
divecsions (i.e., berms or swalcs) lgggted at disturbed
areas or graded right-of-ways. The plan will be approved
by the Public Works and Building Departments, and
implemented during grading and construction activitics.

IMPLEMENTING METHOD OF TIMING OF RESPONSIBLE
MITIGATION MEASURE ACTION VERIFICATION VERIFICATION PARTY(S)
h Prior to the issuance of grading permits, the applicant Mitigation Grading Plan Prior to issuance Building

shall incorporate the following erosion control methods Monitoring Check, and Field of grading Department
into grading plans and opecrations to the satisfaction of Inspection permit(s)
the Building Department.
a. An approved material such as straw, wood chips,

plastic or similar materials shall be used o

stabilize graded areas prior to revegetation or

construction.
b. Airborne and vehicle borne sediment shall be

controlled during construction by: the regular

sprinkling of exposed soils and the moistening of

vehicles loads.
c. An approved material such as riprap (a ground

cover of large, loose, angular stones) shall be

used to stabilize any slopes with scepage

problems to protect the topsoils in arcas of con-

centrated runofl.

@ Prior to the issuance of grading permits, the project Mitigation Grading Plan Prior to issuance Building
geotechnical consuluant and/or civil engineer shall develop | Monitoring Check, and Ficld of any grading Dcpartment,
a2 plan for the diversion of stormwater away from any Inspection permit(s) Public Works
exposed slopes during prading and construction activities. Department

?'% 21 hgpomdix A U{wa Mitigation Measures [mditions”




i e nsrnii it e Exm i ercmccw Council
 Résolution 9g- (02

: * # 1TIGATION MONITORING AND REPORT SUMMARY

? %ﬁ; # DRAFT'ENVIRONMENTAL JMPACT REPORT NO. 155 .
/’SAN DIEGO CREEK NORTH AUTOMOBILE DEALERSHIP

AUGUST 31, 1995

Section (', V\Jafe/ KE.SOM.VCC.S"

ﬂ MITIGATION MEASURE

IMPLEMENTING
ACTION

METHOD OF
VERIFICATION

TIMING OF
VERIFICATION

RESPONSIBLE
PARTY(S)

The applicant shall provide a temporary gravel entrance
focated at every construction site entrance, The location
of this entrance shall be incorporated into grading plans
prior to the issuance of grading permiis. To reduce or
climinate mud and sediment carried by vehicles or runoff
onto public rights-of-way, the gravel shall cover the cntire
width of the entrance, and its length shall be no fess than
50 feet. The entrance plans shall be reviewed and
approved by the Public Works and Building Departments
concurrent with review and approval of grading plans.

Mitigation
Monitoring

Grading Plan
Check, and Field
Inspection

Prior to lssuance
of any grading
permit(s)

Building
Department,
Public Works
Depactment

The applicant shall construct filter berms or other
approved devise for the temporary gravel entrance. The
berms shall consist of a ridge of gravel placed across
geaded right-of-ways to decrease and filier runoff levels
while permitting construction traffic to continue. The
{ocation of berms shall be incorporated into grading plans
prior to the issuance of grading permits. The plans shall
be reviewed and approved by the Public Works and
Building Departments.

Mitigation
Monitoring

Grading Plan
Check, and Ficld
tnspection

Prior to issuance
of any grading
permit(s)

Building
Department,
Public Works
Department

During grading and construction, the applicant shatl
provide a temporary sediment basin located at the point
of greatest runoff from any construction area. The
location of this basin shall be incorporated into grading
plans. 1t shall consist of an embanigment of compacted
soils across a drainage. The basin shall not be located in
an area where its failure would lead 1o loss of lile or the
toss of service of public utilitics or roads. The plan shall
be reviewed and approved by the Building Depantment.

Mitipation
Monitoring

Grading Plan
Check, and Field
Inspeciion

Prior to issuance

of any grading
permit(s)

Building
Department
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exhibit C 4o CH-\1 Cownceal

Kesoluhon dAs-102.
MITIGATION MONITORING AND REPORT SUMMARY

DRAFT ENVIRONMENTAL IMPACT REPORT NO. 155
SAN DIEGO CREEK NORTH AUTOMOBILE DEALERSHIP
AUGUST 31, 1995

Section C * wWater ReSouvees “

the extent of pollutants in stormwater flows from the sitc.
Said structural BMPs shall meet the approval of the Public
Works Department. The following structural BMPs wilt be
incorporated at the project site:

. All automotive maintenance arcas will be covered
with a roof and will drain (0 the sewer system
rather than the storm deain.

. All wrash enclosures will be covered.

. Cac wash areas will be covered and drain to the
sewer system rather than the storm drain.

. Parking lot and display arca catch basins will be

provided with grease and oil filiers,

Maintenance of the selected structural BMPs will be
required throughout the life of the project to ensure

“ proper operation.

IMPLEMENTING METHOD OF TIMING OF RESPONSIBLE
MITIGATION MEASURE ACTION VERIFICATION VERIFICATION PARTY(S)
@ Structural BMP Controls. Prior to the issuance of any Mitigation Grading Plan Prior to issuance Building
Grading Permit, the project proponent shall ensure that Monitoring Check, and Ficld of any grading Department,
the project includes implemenation of appropriatc Inspection permit(s) Public Works
structural Best Management Practices (BMPs) to reduce Depantment

nr
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exhibit C to Gty Couna |
Resolution 95 -(02-

MITIGATION MONITORING AND REPORT SUMMARY
DRAFT ENVIRONMENTAL IMPACT REPORT NO. 155 =
SAN DIEGO CREEK NORTH AUTOMOBILE DEALERSHIP

. . ~ AUGUST 31, 1
Section C “Water Resouwres’ 31,199

IMPLEMENTING METHOD OF TIMING OF RESPONSIBLE
MITIGATION MEASURE ACTION VERIFICATION VERIFICATION PARTY(S)

ﬁ@ Non-Structural BMP Controls, Prior to the issuance of Mitigation Operations Plan Prior to Issuance Public Works
certificates of use and occupancy, the project proponent Monitoring Check, and Ficld of any Department

shall submit an operations plan that ensures that the inspection certificate{s) of

project operation shall include non-structural BMPs use and occupancy

including the follomng
Perlodic cleaning (i.c., sireet sweeping)

( b Routinely cleaning on-site storm drain manholes
o and catch basins : '
. Source control sutvcys of all onsite industrial
\ facilities ” .

. Controlling washdown of non-stormwater : : e | g g e
discharges from project development facilitics 3 ’ S Y

. Providing information to employces on disposal
.of waste oil, grease, and pesticide containers

. Carefully controlling pesticide and fertilizer
usage :

. Providing covered arcas for trash recepracles, or - ) B N
enclosed features to preveat dircct contact with o
precipittion
Efficient landscaping icrigation
Common area litter control | RV .
Housekeeping of loading docks, NE SR B R

All non-structural BMPs shall meet the approval of the

Public Works Department. Lad
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Exhibi+ C 4 City Couneil
Resoluthonn 95-(02

MITIGATION MONITORING AND REPORT SUMMARY

DRAFT ENVIRONMENTAL IMPACT REPORT NO. 155 .
SAN DIEGO CREEK NORTH AUTOMOBILE DEALERSHIP
AUGUST 31, 1995

b\

Section C “Water Recowveces “

MITIGATION MEASURE

IMPLEMENTING
ACTION

METHOD OF
VERIFICATION

TIMING OF
VERIFICATION

RESPONSIBLE
PARTY(S)

@ Water Quality Management Plan. Prior to the issuance of
any building permit, consistent with the Drainage Arca
Management Plan (DAMP) prepared by the County of Or-
ange for compliance with their municipal storm water
NPDES permit requirement, the project proponent shall
prepare a Water Quality Management Plan (WQMP). Said
WQMP shall mcet the approval of the Public Works
Depariment. The WQMP shall indicate the proposed
structural and non-structural, permanent stormwater
quality control measure to be utilized for the project,
shall identify the potential pollutant source on the
project, and shatl describe how the project implements
the objectives outlined in the DAMP.

Mitigation
Monitoring

Water Quality
Management Plan
Approval

Prior to issuance
of any building
permit(s)

Public Works
Department

15. Prior 10 issuance of a grading permit, the final plan of

ter, scwer and storm drain facilities shall be approved

Mitigation
Monitoring

Grading Plan
Check

Prior to issuance
of any grading
permit(s)

Public Works
Department

Street North. Said contributions shall mee
approval of the Director of Public Works.

Mitigation
Monitoring

Payment of Fees

Prior 10 approval
of any building

permit(s)

Public Works
Dcpartment,
Director

E. AIR QUALITY
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Exhibit C 1o iy

Resolution 4S-toz.

MITIGATION MONITORING AND REPORT SUMMARY
DRAFT ENVIRONMENTAL IMPACT REPORT NO. 155
SAN DIEGO CREEK NORTH AUTOMOBILE DEALERSHIP

AUGUST 31, 1995

Cownctl

R S
. IMPLEMENTING METHOD OF TIMING OF RESPONSIBLE
MITIGATION MEASURE ACTION VYERIFICATION YERIFICATION PARTY(S)
Standard dust control practices dictated by SCAQMD Rule | Mitigation Grading Plan Prior to issuance Planning
3 shall be followed. Monitoring, Check, and Ficld of any grading Department,
SCAQMD Inspection peemit(s) Building
requirements Department
ify the use of concrete, emulsified | Mitigation Plan Check, and Prior to Issuance Planning
asphals, or asphaliic cdmgent, none of which produce Monitoring Ficeld Inspection of any building Dcpacament,
significant quantities of issions. ' permit(s) Building
Department
Mitigation Grading Plan Prior 10 Issuance Planning
ons are Monitoring Specifications and of any grading Department,
fimited 10 2 maximum of ten hours per day, inclid Field Inspeciion permit(s) Building
hour of down time. Department
NOISE
Any roofiop or other mechanical equipment shall be Mitigation Plan Checks, and Prior (0 issuance Planning
sound attenuated in such a manner as to achieve a Monitoring Ficld Inspection , ] of any building or | Dcpartment,
maximum sound level of 55 dBA at the property line. construction Building
permit(s) Department
Any mechanical equipment and emergency power Mitigation Plan Checks, Prior 10 issuance Planning
generators shall be screened from view, and noise Monitoring and Field of any building or | Depantmens,
associated with said installations shall be sound Inspection construction Building
attenuated so as not to exceed 55 dBA at the property permit(s) Department
line. The lawter shatl be based upowthe
recommmendations of a licensed eagineer practicing in
acoustics, and shall be approved by the Planning
Department.
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Exhibit C 1o ('jh1
Resolution 95 -lo2

MITIGATION MONITORING AND REPORT SUMMARY

Counal

DRAFT ENVIRONMENTAL IMPACT REPORT NO. 155
SAN DIEGO CREEK NORTH AUTOMOBILE DEALERSHIP
AUGUST 31, 1995

fandscape plan prepared with consideration of the
following information must be approved by the City prior
to the Issuance of building permits:

IMPLEMENTING METHOD OF TIMING OF RESPONSIBLE

MITIGATION MEASURE ACTION VERIFICATION VERIFICATION PARTY(S)

3. Pursuant to the City of Newport Beach Noise Ordinance Mitigation Grading Plan Prior to issuance Planning
Scteiqn 10.28.040, construction adjacent to existing Monitoring Check, of any demolition, | Decpartment
residentiitdevelopment shall be limited to the hours of Construction Plan grading, or
7:00 a.m. to 6: .m. Monday through Friday, and 8:00 Checks, and Ficld building permit(s)

a.m. through 6:00 p. n Saturday. Construction shall Inspection
not be allowed outside of € hours Monday through
Saturday or at any time on Sunday3 federal holidays.
Verification of this shall be provided to th
Department.
G. BIOLOGICAL RESOURCES
@ Final project design will include measures 10 buffer the Mitigation Grading Plan Prior to issuance Planning

project fcom adjacent wedland areas, including the SJHTC | Monitoring Check, and Ficld of any grading Department,
mitigation site and the existing wettand adjacent 10 the Inspection permit(s) Building
southeast corner of the project. The final buffer design Depantment,
shall be approved by the California Department of Fish Califomnia
and Game and the California Coastal Commission. Whilc Department of
a combination of tandscaping and the presence of the Fish and Gamc,
Bayview extension may be considered adequate to buffer California Coastal
the project from the SJHTC mitigation site, additional Commission
measures will likely be required for the nearer existing
wetland site. Design measures to be considered include a
five foot high concrete block wall or equivalent barrier
that will preclude human access from the project site and
reduce the effects of human activie’t”

1@ Impacts resulting from the use of non-native, invasive Mitigation Landscape Plan Prior to issuance Planning
plant species will be mitigated by developing a landscape Monitoring Check, and Ficld of any building Department

_ plan that avoids the use of non-native invasive plants. A Inspection permit(s)

W\ G-HN Agpundic b Cirg mhitigion Measives |Canditions
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Exhibit C to Gty Counail

Resolutiom

MITIGATION MONITORING AND REPORT SUMMARY
DRAFT ENVIRONMENTAL IMPACT REPORT NO. 155

SAN DIEGO CREEK NORTH AUTOMOBILE DEALERSHIP
AUGUST 31, 1995

Section §! “bio\qqical Pesouwrces *

Qg -j02-

-

MITIGATION MEASURE :ﬁ: ya

IMPLEMENTING
ACTION

METHOD OF
VERIFICATION

TIMING OF
VERIFICATION

RESPONSIBLE
PARTY(S)

L d

» & & s & »

Probibited Species

All non-native plants that are potentially invasive via
airborne seeds, or that are particularly difficult to control
once escaped, will be prohibited from all parts of the

i project. Such species include, but are not limited 1o, the
following:

Trec-ol-heaven (Allantbus spp.)

Giant reed (Arundo donax)

Gacland chrysanthemum (Chrysantbemum
coronarfum)

Pampas grass (Cortaderia spp.)

Brooms (Cytisies spp.)

Bermuda buttercup (Oxnlis pes.caprae)
Founuin/Kikuyu grass (Pennisetum spp.)
German ivy (Senecio mikanoides)
Tamarisk (Tamarix spp.).

Permitted Spectes

Some invasive, exotic specics are known to be con-

trollable in welt managed situations. Such specics may be

used in project landscaping if 2 City approved biologist
approves the species and proposed use, For example,
arcas that are separated from existiggrwetland arcas by a
substantial area of paving could be planted with hybrid

bermuda grass. Non-native, invasive species that could be

used under these circumstances include, but are not
limited 10, the following:

595319 Appendix A ‘Oi‘ra Mitigahm Measures/conditions* . I of 24
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Exhibit C 1o cinl

Resoluhony, 45-102

MITIGATION MONITORING AND REPORT SUMMARY

Counal

DRAFT ENVIRONMENTAL IMPACT REPORT NO. 155
SAN DIEGO CREEK NORTH AUTOMOBILE DEALERSHIP

Sech “Ri . AUGUST 31, 1
Sechion G \Elo\oﬂlml Resources * 31,1995

MITIGATION MEASURE

IMPLEMENTING
ACTION

METHOD OF
VERIFICATION

TIMING OF
VERIFICATION

RESPONSIBLE
PARTY(S)

Houentot-fig (Carpobrotus edulis)!
Bermuda grass (Cynodon da(:l_ylon)2
Myoporum (Myoporum laetim)

Pepper trees (Schinus spp.)

Cape Honeysuckle (Tecomaria capensis)'
Periwinkle (Vinca spp.).

The cffects of night lighting on adjacent natural arcas,
including the SJHTC mitigation site, will be reduced by
the design of lighting that is cither low intensity or highly
directional.

@

Prior to the issuance of building permits, a tighting plan
shall be approved by the City, demonstrating that
appropriate lighting will be insulled for the display area,
parking lots and areas adjacent to wetlands to minimize
spillage into the habitat areas. The plan will include, but
not be limited to, lighting directed onto the project site,
and the use of soft light intensity fixtures.

Prior to the issuance of any centificate of use and
occupancy, the project proponent shall provide evidence,
mecting the approval of the City, that the installed
lighting meets the objectives of the plan. If nccessary,
shiclds on the back of lights or other screening shall be

placed to cut off light beyond proigiz.nrca.

Mitigation
Monitoring

Mitigation
Monitoring

Lighting Plan
Check, and Fictd
Inspection

Lighting Plan
Check, and Field
Inspection

Pcior to issuance
of any building
permit(s)

Pcior to issuance
of any
certificate(s) of
use and occupancy

Plananing
Dcpartment

Planning
Depanment

t Should be prohibited in areas adjacent to natural open spaces.

2 Hybrid Bermuda grass, which is stecile or produces ‘only sierite sced, should be permitied in landscaped aceas, when surrounded by an appropriate
hardscape bulfer or an apron of non-invasive plant specics (10 prevent vegetative spread into natural areas),
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Section & " Biol

exhivit ¢ 1o City Couwnal

Resolutiom aAG-{p2-

MITIGATION MONITORING AND REPORT SUMMARY

DRAFT ENVIRONMENTAL IMPACT REPORT NO. 155
SAN DIEGO CREEK NORTH AUTOMOBILE DEALERSHIP
AUGUST 31, 1995

ical Resources”

e

IMPLEMENTING METHOD OF TIMING OF RESPONSIBLE
MITIGATION MEASURE ACTION VERIFICATION VERIFICATION PARTY(S)
@ Prior to the Issuance of grading permits for the project, a | Mitigation Approval of Prior to issuance Planning

detailed Interim Habitat Loss Mitigation Plan (IHLMP), Monitoring Interim Habitat of any grading Department, US.
incorporating Mitigation Mcasuces 7-5 and 7-6, shall be Loss Mitigation permit(s) Fish and Wildlife
prepared by the City and submitted to the U.S. Fish and Plan Service, California
Wildlife Service (USFWS) and California Department of Department of
Fish and Game (CDFG) for approval. The purpose of Fish and Game

these measures is to incecase the amount and quality of
scrub habitat that can be utilized by the California
gnatcatcher and other species that require this habitat,
This will both compensate for the project induced loss of
potential breeding habitat and increase the potential for
wildlife movement by increasing the size of imporiant
populations.

v
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Exhibit ¢ 1o Gty
Resolution 945 -(02-

MITIGATION MONITORING AND REPORT SUMMARY

Coune]

DRAFT ENVIRONMENTAL IMPACT REPORT NO. 155
SAN DIEGO CREEK NORTI{ AUTOMOBILE DEALERSHIP
AUGUST 31, 1995

Section G “Biological Resowrces”

-

miTicaTioN MEasure Lt

IMPLEMENTING
ACTION

METHOD OF
VERIFICATION

TIMING OF
VERIFICATION

RESPONSIBLE
PARTY(S)

The specific habitat replacement and exotic weed removal
measures to be incorporated into the detiled 11HIMP,
including the actual acreage, may be modified with the
approval of the California Department of Fish and Game
and the U.S. Fish and Wildlilc Service. The detailed
THIMP will include the following clements:

QOverview/Objective

Plant Palenes and Planting Densitics
Planting Methods and Timing

Site Preparation

Exotic Weed Removal

trrigation

Maintenance

Performance Standards

Monitoring

Remediat Measures,

S 5 & 9 8 & B &

The implementation of these measures will occur at the
first feasible opportunity, with consideration of site
preparation and plant propagule collection requirements,

FI

nee
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Exhibit C 1o C'hy Coumed|
Resolution 95-1pz |

MITIGATION MONITORING AND REPORT SUMMARY
DRAFT ENVIRONMENTAL IMPACT REPORT NO. 155 -
SAN DIEGO CREEK NORTH AUTOMOBILE DEALERSHIP

Seckion G “Piolodical Resouxces UoUST 31,1995

=S S
. IMPLEMENTING METHOD OF TIMING OF RESPONSIBLE
MITIGATION MEASURE ACTION VERIFICATION VERIFICATION PARTY(S)

t@ Prior to final design, the limit of the wetland area adjacent | Mitigation Approval of Prior to approval Planning
to the project will be staked in the ficld by a qualified Monitoring IHLMP, Grading of Grading Plan Department,
person, and this fimit will be surveyed and placed on the Plan Check, and Building
basc map used to prepare the final plans. Prior to Field Inspeciion Department

initiation of clearing and/or other construction activity,
this limit will be clearly marked in the ficld with staking
and ribbon, rope or fencing, and the conteactor(s) will be
advised by the City inspector that this arca is not 10 be
disturbed for any reason. This area will be monitored by

! the City during regular inspections to cnsure that there is
% no encroachment.
( 6. An approximately 3.5 acre portion of the City owned Mitigation Appeoval of HILMP | Prior ta issuance Planning |
property in the Big Canyon arca adjacent to Upper Monitoring of grading Department
Newport Bay shall be restored/converted to coastal sage permit(s)

scrub habitat. The goal of the additonal habitat creation
is to increase the California gnatcaicher poputation by at

least one pair.

“@ As part of the Big Canyon rustoration effort, the City will Mitigation Approval of HILMP | Pdor 1o issuance Planning
implement a three year program for the removal of Monitoring of grading Department
pampas grass and myoparum from City property in the permit(s)

mouth of Big Canyon. The [irst year will concentrate on
initial removal at an appropriate time of year, i.c., prior to
seed formation. The following two years will consist of
spot removal of new secdlings or rgagsprouts.

H. CUL’ CIENTIFIC RESOURCES
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Exhibi+ C o Qh/l Co twn el

Resolution A5-102-

R\

MITIGATION MONITORING AND REPORT SUMMARY

DRAFT ENVIRONMENTAL IMPACT REPORT NO. 155
SAN DIEGO CREEK NORTH AUTOMOBILE DEALERSHIP

AUG

Section R “Cuttwal [Scientific Resources”

; UST 31, 1995

" MITIGATION MEASURE

IMPLEMENTING
ACTION

METHOD OF
VERIFICATION

TIMING OF
VERIFICATION

RESPONSIBLE “
PARTY(S)

City Council Policy K-$ outlines the City's requirements
with respect to archaeological resources. The following
specific measures are recommended in conformance with
Policy K-5. ’

A

A qualified archacologist shall be present during
pregrade meetings to inform the project sponsor
and grading contractor of the resulis of any
previous studies. In addition, an archacologist
shall be present during grading activities to in-
spect the underlying soil for cultural resources.
If significant cultural resources are uncovered,
the archaeologist shall have the authority to stop
or temporarily divert construction activitics for a
period of 48 hours to assess the significance of
the find.

Mitigation
Monitoring

Grading Plan
Specifications, and
Ficld Inspections

Prior 10 issuance
of any grading or
construction
permit(s)

Planning
Depaniment

In the event that significant archacological
remains are uncovered during cxcavation and/or
grading, all work shall stop in that area of
subject property until an appropriatc «ata recov-

ery program can be developed and implemented.

The cost of such a program shall be the
responsibility of the project sponsor,

Prior to issuance of any grsIthg permits, the
applicant shall waive the pravisions of A} 952
related to City of Newport Beach responsibilities
for the mitigation of archacological impacts in a
manner acceptable to the City Attomey.

Mitigation
Monitoring

Mitigation
Monitoring

Grading Plan
Specifications, and
Ficld Inspection

Letter from
Applicant to City

Prior 10 approval
of any grading

permit(s)

Prior to issuance
of any grading
permit(s)

Planning
Depanment

Planning
Depactment, City
Attomey
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Exhibit C to Gty Coumne |
Resolunion A5-(02-

MITIGATION MONITORING AND REPORT SUMMARY
DRAFT ENVIRONMENTAL IMPACT REPORT NO. 155 -

SAN DIEGO CREEK NORTH AUTOMOBILE DEALERSHIP
AUGUST 31, 1995

Section H “Cubturn] [Scientific Reso

wrees

IMPLEMENTING METHOD OF TIMING OF RESPONSIBLE

MITIGATION MEASURE ACTION VERIFICATION VERIFICATION PARTY(S)

Any sites uncovered shall be mitigated pursuant 1o Mitigation Grading Plan Prior to issuance Planning

Council Policy K-5. Where further testing or salvage is Monitoring Specifications, and | of sny grading Department

required, the applicant shall select a City approved, quali. Field Check permit(s)

ficd archacologist to excavate a sample of the site. All

testing and salvage shall be conducted prior to issuance of

grading permits or use of an area for recreational _

purposcs. A writien report summarizing the findings of

the testing and data recovery progeam shall be submitted

to the Planning Depantment within 90 days of the

completed data recovery program.

The applicant shalf donate all archaeological material, Mitigation Grading Plan Prior to issuance Planning l]

historic, or prehistoric, recovered during the project to a Monitoring Specifications, and | of any grading Department

focal institution that has the proper facilities for curation, Ficld Check permit(s)

display and study by qualified scholars. All material shall

be transferred to the approved facility alter laboratory

analysis and a report have been completed. The

appropriate local institution shall be approved by the

flanning Department bascd on a recommendation from

the qualified archacologist.

n {) A pre-grade reconnaissance of the area shall be made by 2 | Mitigation Grading Plan Prior t0 Issuance Planning
qualified palcontologist to assess whether any significant Monitoring Specifications, and | of any grading Dcpariment
fossils currently are exposed. Any fossils observed and Ficld Check permit(s)
deemed significant shall be salvaged.

P A qualified palcontologist shail be r‘gnincd to monitor Mitigation Grading Plan Prior to issuance Planaing
and, if necessary, salvage scientifically significant fossil Monitoring Speccifications, and | of any grading Depanment
remains. Ficld Check permit(s)

The palcontologist shall have the power to temporarily Mitigation Grading Plan Prior to issuance Planning
divert or direct grading cfforts to allow the evaluation and | Monitoring Specifications, and | of any grading Depariment
any nccessary salvage of exposed fossils. Ficld Check permit(s)

Y 5-95-27 Agpondix A Uity Mitgption mmswes/anoaﬁons“ 0- 20 of 24




Section H “Cutwal Scientific Reso

Exhibit C to ity Coumnci|

Resolution aAG-(02.

MITIGATION MONITORING AND REPORT SUMMARY

DRAFT ENVIRONMENTAL IMPACT REPORT NO. 155

SAN DIEGO CREEK NORTH AUTOMOBILE DEALERSHIP
AUGUST 31, 1995
woes »

-

IMPLEMENTING METHOD OF TIMING OF RESPONSIBLE
MITIGATION MEASURE ACTION VERIFICATION VERIFICATION PARTY(S)
Monitoring shall be on a full-time basis during grading in | Mitigation Grading Plan Prior to Issuance Planning
geologic units of high palcontologic sensitivity. Monitoring Specifications, and | of any grading Department
o Ficld Check permit(s)

@ Spotchecking of low sensitivity sediments shall be Mitigation Grading Plan Pdor to Issuance Planning
conducted by a qualified palcontologist. Should Monitoring Specifications, and | of any grading Department
significant fossils be observed during grading in these Field Check permit(s)
units, full-time monitoring may be required.

@ All collected fossils shall be donated to 2 museum Mitigation Grading Plan Prior to issuance Planning
approved by the City of Newport Beach Planning Monitoring Specifications, and | of any grading Department
Department. Ficld Check permit(s)

A final rcport summarizing findings, including an itemized | Midigation Grading Plan Prior to issuance Planning
inventory and contextual stratigraphic daia, shall Monitoring Specifications, and | of any grading Department
accompany the fossils to the designated repository; an Ficld Check permit(s)

addidonal copy shall be sent 1o the appropriate Lead
Agency.
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COMMISSIONERS MINUTES
CITY OF NEWPORT BEACH
“\, August 24, 1995
ROLL . oy
CALL Use Permi+ 3565 (conohh ons) INDEX
dards. All handicap parking shall be designated with a sign and |

ent marking. :33

: <

'§2§ That the monument signs, slopes, walls and landscaping along the| ~&

Jambored Road frontage shall be considered in the site distance S

requiremerity. The Bayview Way and Jamboree Road intersection [~

shall be desighed to provide sight distance of 50 miles per hour. < +
28 That all unloadingand loading of vehicles shall be done on-site. § \l
<
25(, That site access shall be provided for emergency access per City g °
Fire/Marine and Public Works standards. ‘§ ~N
al

28 That on-site fire hydrants\shall be provided as required in the ‘g'

Uniform Building Code and Fi ine standards. LSO
=

}6. That all buildings shall be fully Sprinklered per NFPA 13 and
Fire/Marine standards unless otherwise determined by the Fire
Department and Building Department.

2.  That the applicant shall provide fire protection equipment and
devices associated with special hazards presénted in design of the
facility and protect those hazards as prescribed in the Uniform
Building Code and nationally recognized standards as approved by

- the Fire/Marine Departments. o
3
That all automobile servicing, repair, washing and detailin}y, shall be
conducted within the building.

That all wash water shall drain into the sanitary sewer system and
that grease traps shall be provided in all drains where petroleum
residues may enter the sewer system, unless otherwise approved by
the Building Department and the Public Works Department.

@ =

That the illumination of any open automobile display area or roof top
parking area shall be aesigned and maintained in such a manner as to

®
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COMMISSIONERS MINUTES

CITY OF NEWPORT BEACH

V August 24, 1995
ROLL Use Permi+ 25065 (cendiﬁons) INDEX

eliminate direct light and glare on adjoining properties southerly and
westerly of the site. A timing device shall tumn off any light facing
towards the residential properties or neighboring properties at 10:00
" p.m. every night. Said design features shall be incorporated into a
lighting plan prepared and signed by a Licensed Electrical Engineer;
with a letter from the engineer stating that, in his opinion, that these
requirements have been met. That the lighting and illumination plan
for the roof top parking area shall be subject to the approval of the
Planning Director.

That no outdoor loudspeaker or paging system shall be permitted in
conjunction with the proposed operation unless otherwise approved
the Planning Department.

That no windshield signs shall be permitted, and that all signs shall
meet the requirements of Chapter 20.06 of the Municipal Code.

That no banners, pennants, balloons, wind signs, moving signs, or
flashing or animated electrical signs shall be displayed.

a Use Permit shall be required for the establishment of a

access, and energy regulations: <
3

od establishment

"Gty Witioprtim Measures emditions pr23 of 2¢

Health Department approval is required for
located within the project. .

That where grease may be introduced into the drainage systems,
grease interceptors shall be installed on all fixtures as required by the
Uniform Plumbing Code, unless otherwise approved by the Building
Department and the Utilities Department.

@ xx®O ©
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COMMISSIONERS

MINUTES

CITY OF NEWPORT BEACH
August 24, 1995

Use Permit 3565 [conditions)

INDEX

i

‘ﬁ Development Agreement No. 6 (CIOSA):

Adopt Resolution No. 1403 recommending City Council appro

the hours of operation shall be limited between 6:00 am. and
10:00 p. i

That all trash areas shall be screened fronadjeining properties and
streets.

That the project shall be designed to eliminate light and glare spillage
on adjacent uses.

That a washout area for refuse containers be provided in such a way
as to allow direct drainage into the sewer system and not into the
Bay or storm drains, unless otherwise approved by the Building
Department and the Public Works Department.

at Coastal Commission approval shall be obtained prior to
ce of any grading or building permits unless otherwise
by the Public Works Department and the Planning

That the Plantigg Commission may add to or modify conditions of
approval to this Use Permit or recommend to the City Council the
revocation of this se Permit, upon a determination that the
operation which is the subject of this Use Permit, causes injury, or is
detrimental to the health, safety, peace, morals, comfort, or general
welfare of the community.

[N
*

s exercised w.ithin 24 months
ection 20.80.090A of the

That this Use Permit shall expire u
from the date of approval as specified
Newport Beach Municipal Code.

of

Revisions to Development Agreement No. 6.

O,
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CITY OF NEWPORT BEACH

PLANNING DEPARTMENT
(714) 644-3225

= L

!
October 23, 1995

CCT 3 01950

Ms. Linda Dawes
U.S. Fish and Wildlife Service CALIFCRNIA
2730 Loker Avenue West ~OASTAL COMMITS
Carlsbad, California 92008 AUTH COAST Jbt*‘

Subject: Fletcher Jones Automobile Dealership (San Diego Creek North) NCCP 4(d) Rule Findings

Dear Ms. Dawes:

This letter is intended as a request for approval of the conceptual Interim Habitat Loss Mitigation
Plan (THLMP) for loss of 2.1 acres of scrub habitat for the Fletcher Jones Automobile Dealership -
project, in compliance with the NCCP and 4(d) rule processes. The project site has also been
referred to as San Diego Creek North, In addition to the IHLMP, this letter transmits findings
pursuant to the 4(d) Special Rule for Incidental Take of the California gnatcatcher. The project was
addressed in the San Diego Creek North Automobile Dealership DEIR State Clearinghouse
#95041038, Draft Environmental Impact Report (EIR), June 19, 1995.

Based on discussions with the U.S. Fish and Wildlife Service (USFWS) and California Department of
Fish and Game, the City of Newport Beach has developed some specific mitigation measures as part
of the Fletcher Jones Automobile Dealership project, as compensation for the loss of 2.1 acres of
scrub habitat that were utilized previously by California gnatcatchers. A nesting pair was of
California gnatcatchers was recorded in the remnant coastal sage scrub on site in 1994 (Theresa
Bruckenstein pers. comm.). In March, 1995, LSA conducted a three visit survey of the site, using
tape recordings; no California gnatcatchers were found.

The Fletcher Jones Automobile Dea!crship is not included in the preliminary resefve design for the
Coastal Subregion NCCP. However, it is immediately adjacent to the San Diego Creek corridor,
which is part of a special linkage between the preliminary reserve and important habitat in Upper
Newport Bay.

The project EIR establishes specific mitigation measures that will minimize the project's effects on
adjacent portions of the NCCP reserve and habitat in non-reserve open space. The EIR mitigation
measures relevant to biology on the proposed project are summarized below.

+  Final project design will include measures to buffer the project from adjacent wetland areas,
including the STHTC mitigation site and the existing wetland adjacent to the southeast corner of
the project. The final buffer design shall be approved by the California Department of Fish and
Game and the California Coastal Commission.

City Hall » 3300 Newport Boulevard ¢ P.O.Box1768 * Newpart Beach, California 92659-1768

: v Ty
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. Impacts resulting from the use of non-native, invasive plant species will be mitigated by devel-
oping a landscape plan that avoids the use of non-native invasive plants. A landscape plan
prepared with consideration of information on exotic invasive plants must be approved by the
City prior to the issuance of building permits.

+  The effects of night lighting on adjacent natural areas, including the STHTC mitigation site, will

be reduced by the design of lighting that is either low intensity or highly directional. Prior to

~ the issuance of building permits, a lighting plan shall be approved by the City, demonstrating

that appropriate lighting will be installed for the display area, parking lots, and areas adjacent to
wetlands to minimize spillage into the habitat areas.

«  Prior to final design, the limit of the wetland area adjacent to the project will be staked in the
field by a qualified person, and this limit will be surveyed and placed on the base map used to
prepare the final plans. Prior to initiation of clearing and/or other construction activity, this
limit will be clearly marked in the field with staking and ribbon, rope or fencing, and the
contractor(s) will be advised by the City inspector that this area is not to be disturbed for any
reason. This area will be monitored by the City during regular inspections to ensure that there
is no encroachment.

«  Prior to the issuance of grading permits for the project, a detailed Interim Habitat Loss Mitiga-
tion Plan (THLMP) shall be prepared by the City and submitted to USFWS and CDFG for
approval. Two specific habitat replacement and exotic weed removal measures, to be incor-
porated into the detailed IHLMP, are included in the FEIR. As provided for in the FEIR, these
may be modified with the approval of CDFG and USFWS. Based on more detailed mitigation
site planning and in-field consultation with the Department and the Service, these measures
have been modified to state the following:

»  An approximately 4.56 acre area of City-owned property in the Big Canyon arca adjacent to
Upper Newport Bay shall be enhanced/restored/converted to coastal sage scrub habitat values.
The areas and typical treatments are shown in the attached Figures 1-3. The treatments include
the following:

- 2.94 acres will be restored/converted to coastal sage scrub habitat that conforms with the
City Fire Department's desire to minimize future fire hazards. This willibe accomplished
by planting "cells" of typical coastal sage scrub habitat. These cells will be bounded by
denser plantings of Fire Department approved shrubs that occur in coastal sage scrub
habitat, e.g., coyote bush and bladderpod.

= 0.97 acre will be enhanced through weed removal and additional plantings of coastal sage
scrub species. These enhancement plantings will also entail the creation of fire buffer
cells.

- 0.65 acre in fuel modification zones on City property will be enhanced through weed

removal and plantings of Fire Department approved coastal sage scrub species in densities
that conform with fuel modification requirements. - '

b-95-219 Exnibit C p 2084




As part of the Big Canyon restoration effort, the City will implement a three year program for
removal of invasive non-native weeds on City-owned property in the mouth of Big Canyon.
Target species will include, but not be limited to, the following:

- Seclloa Pampas grass (Cortaderia selloana)

- Pampas grass (Cortaderia jubata)

- Hottentot-fig (Carpobrotus edulis)

- Castor bean (Ricinus communis)

- Russian thistle (Salsola tragus)

- Cardoon (Cynara cardunculus)

- Crystalline iceplant (Mesembryanthemum crystallinum)
- v Small-flowered iceplant (Mesembryanthemum nodiflorum)
- Australian saltbush (Atriplex semibaccata).

- Tamarisk (Tamarix spp.)

- Giant reed (Arundo donax)

Prior to, or at the end of this program, the City will grant a conservation easement to the
California Department of Fish and Game for the mouth of the Big Canyon area. This conser-
vation easement will allow the Department to include the area as part of the Upper Newport
Bay Ecological Reserve management program. Concurrent with the granting of the easement
to the Department, the City will affirm its intention to ensure the long-term viability of the area
as wildlife habitat. This affirmation could take the form of a cash contribution from the City to
the Department, or some other mutually agreed upon form of assistance.

These mitigation measures have been developed as a conceptual Interim Habitat Loss Mitigation
Plan, pursuant to the NCCP interim process guidelines and 4(d) Special Rule. The findings of
consistency with the NCCP program are attached. The mitigation measures and draft NCCP findings
were provided in the DEIR for a 45 day public review period. The City has adopted these findings
with certification of the Final EIR. The USFWS has 30 days to request modifications to the City's
findings.

Thank you for your time and contributions to processing this project through the interim take 4 (d)
guidelines.

) 3
Sifbcerely,

Patricia Temple
Planning Manager

Attachments: NCCP Findings
cc:  Bill Tippets, CDFG

Tim Neely, EMA
Art Homrighausen, LSA Associates, Inc.
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NCCP FINDINGS - FLETCHER JONES AUTOMOBILE DEALERSHIP
(SAN DIEGO CREEK NORTH)

BACKGROUND

The following mandatory findings, as specified in the NCCP Process Guidelines, must be made for
any project involving the loss of CSS resources or affecting the County’s NCCP program:

1) The proposed habitat loss is consistent with the interim loss criteria in the Conservation
Guidelines.
! a) The habitat loss does not cumulatively exceed the five percent guideline for loss of

CSS within a subregion.

b) The habitat loss will not preclude conneciivity between areas of high habitat
values.

<) The habitat loss will not preclude or prevent the preparation of the subregional
NCCP.

d) The habitat loss has been minimized and mitigated to the maximum extent
practicable, in accordance with the Interim Mitigation Criteria of the NCCP Pro-
cess Guidelines.

2) The habitat loss will not appreciably reduce the likelihood of the survival and recovery of
listed species in the wild.

3) The habitat loss is incidental to otherwise lawful activity.

PROJECT SPECIFIC FINDINGS

Counsistency with Interim Loss Criteria

-‘A"

C:umularive Loss

The project will not result in cumulative exceedance of the five percent guideline for the loss of
coastal sage scrub in the Coastal/Central Subregion. When added to the total loss approved to
date (subsequent to the March, 1993, listing of the gnatcatcher) of approximately 609 acres, the
maximum loss of 2.1 acres of scrub habitat associated with this project will bring the total loss to
611.1 acres, which is 1.7 percent of the 36,614 acres of coastal sage scrub in the Coastal/Central

NCCP Subregion.

5-95 -2 gxibit C g % oF 4



Connectivity

Most of the contiguous patches of coastal sage scrub habitat in the Coastal Subregion are in the
San Joaquin Hills, and occur to the southeast of the project. However, a wildlife connection
between the San Joaquin Hills and Upper Newport Bay has generally been considered to be
important by biologists in the area for a number of years. The primary importance of the connec-
tion is to maintain access to Upper Newport Bay by coyotes, which principally inhabit the San
Joaquin Hills. Coyotes are important for the control of mesopredators (smaller predators) that
can adversely affect the ecological relationships in Upper Newport Bay. In addition, Upper
Newport Bay supports a relatively isolated population of California gnatcatchers, and it is
desirable to maintain a potential link between the populations of Upper Newport Bay and the San
Joaquin Hills. Therefore, the Bonita Creek and San Diego Creek corridors are currently included
in the NCCP Preliminary Reserve design and special linkage areas.

The project is immediately adjacent to the San Diego Creek corridor. Without mitigation, the
project could potentially adversely affect the utility of this connection for wildlife in general and
the California gnatcatcher in particular.

Effect on NCCP Planning

The project specific mitigation measures will minimize the project effects on adjacent portions of
the NCCP reserve, and enhance habitat in non-reserve open space that is adjacent to the Upper
Newport Bay portion of the reserve. Thus, these measures will contribute to permanent imple-
mentation of portions of the NCCP through the connectivity and open space conservation mea-
sures. The project does not adversely affect the preparation of the subregional NCCP. The
project does not impact currently planned regionally important open spaces. The project area is
not included in the proposed rescrve design currently being reviewed. The adjacent creek area is
an integral part of the habitat linkage system that is included as part of the current reserve design.
Therefore, the development of the project does not compromise reserve design.

Effect on Survival and Recovery of the Species ':

The habitat loss will not appreciably reduce the likelihood of the survival and recovery of listed

species in the wild. .. It is fully anticipated that implementation of the NCCP program will

adequately provide for the survival of the California gnatcatcher, such that the threat to this

species will be removed. As noted above, the project, with mitigation measures, does not

preclude connectivity, or preclude or prevent the preparation of the subregional NCCP. The
proposed mitigation measures will enhance the survival of the species with respect to the NCCP
program.
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Incidentat Habitar Loss

The purpose of the project is to develop a commercia] area. The loss of scrub habitats is a nees-
sary, incidental effect of the project.

‘A
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m Coastal Sage Serub Restoration Area (2.94 ac.)
: Coastal Sage Scrub Enhancement Area (0.97 ac.)
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Figure 1

Big Canyon
Coastal Sage Scrub Mitigation Area
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Memorandum

To

From

Subject :

. Mr. John T. Auyong, Staff Analyst D
California Coastal Commission

: Department of Fish and Game - Region 5 ‘QUTH CCA

Dafe

@ E U lr September 21, 1995

Covth Coast Area Office _
245 W. Broadway, Suite 380 CEP 2 6 1995

Long Beach, California 90802-4416
CALIFORNIA

COASTAL COMMIZTIC
AZT DISIRI

Fletcher' ;Iones Motorcars-CDP Application 5-25-219, Newport Beach, Orange County

The California Department of Fish and Game (Department) received the Environmental
Impact Report (EIR) for this project in June 1995 and was not able to provide comments. However,
it is our understanding that the Coastal Commission has received a Coastal Development Permit
application and is interested in the Department’s comments regarding some of the wetland and
coastal sage scrub resources on site.

The EIR reports a total of 0.08 acres of mulefat vegetation in three separate locations on the
site. These mulefat habitat patches are not connected with any other wetland habitats on site or in
the immediate vicinity. It appears that these patches have occurred due to previous site
modifications associated with unrelated construction activities.

The Department will not require a Streambed Alteration Agreement, pursuant to the Fish and
Game Code Section 1603, for the removal of this habitat. Mitigation for removal of the 0.08 acres
may either be accomplished on site or at an appropriate off site location. The appropriate mitigation
ratio should ensure that there will be no net loss of habitat value.

There will be a total of 2.1 acres of coastal sage scrub (CSS) habitat removed as a result of
project implementation. The Department supports the off site replacement of 3.5 acres of this
habitat type in Big Canyon. The CSS on the project site is remnant. “The CSS restoration area in
Big Canyon will be connected with other patchers of CSS which are occupied by California
gnatcatchers (Polioptila californica californica). -

Should you have any questions regarding this memo, please contact Ms. Cheryl Heffley,

Wildlife Biologist, at (310) 694-3578.

Patricia Wolf
Acting Regional Manager

cc: See attached list
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Mr. John T. Auyong
September 21, 1995
Page Two

cc:  Department of Fish and Game:
Mr. William E. Tippets-San Diego
Mr. Scott Harris-Long Beach
Mr. Troy Kelly-UNBER '
"Ms. Cheryl Heffley-La Habra

U.S. Fish and Wildlife Service
Carlsbad, California

Mr. Pete Sorenson

Ms. Linda Dawes

Ms. Patricia Lee Temple

City of Newport Beach

Newport Beach, California

Ms. M. Andriette Culbertson, Esq.
Culbertson, Adams & Associates
Aliso Viejo, California
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SKETCH TO ACCOMPANY LEGAL DESCRIPTION OF PARCELS
, A, B AND C, IN THE CITY OF NEWPORT BEACH, COUNTY OF
ORANGE, STATE OF CALIFORNIA

AN
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4&‘9? .
75,
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Mr. Don Webb ' ROV 11995
Public Works Director
City of Newport Beach CALIFORNIA
3300 Newport Boulevard ~OASTAL COMW"*‘ ]
Newport Beach, CA 92658-3915 OUTH COA°T TP

Attention:  Emmet Berkery, PE
Subject: Review of the Proposed Discharge of Storm Dramxgc from the Fletcher Jones Site
into the SYATC Salt Water Marsh Mitigation

Dear Mr. Webb: '

This letter briefly summarizes the TCA's review of a conceptual drainage plan which proposes to discharge
the on-site run-off from an 8 acre development into the salt water marsh mitigation site which is being
created for the San Joaquin Hills Transportation Corridor. In our review of this plan we have considered
that there is an alternative proposal which would discharge directly into San Diego Creek rather than
through the STHTC Mitigation Site. We believe that the proposal to drain through the Salt Water Marsh
(rather than directly into San Diego Creek) provides the greater environmental benefit. We have reached
this conclusion because we believe that any discharge directly into San Diego Creck would increase the
potential to erode the levees which form the perimeter of the mitigation site. Accordingly, we have
focused our review on the plans and hydrology calculations for “Alternate A” (prepared by K.W. Lawler
and Associates, Inc.).

We have reviewed the hydrology report for the proposal and find that the caleulations are reasonable and
appropriate to the area. It is the TCA’s opinion that the quantity of run-off (approximately 30 cubic feet

N per second) combined with the storm frequency (25 years) are such that the salt waterthabitat will not be
adversely affected. We have also considered the water quality which is proposcd to be discharged into the

mitigation site and we believe BMP measures and oil/watcr separators proposed can be listed.to insure that
the discharge will be compatible with the mitigation habitat. In addition to oil/water separators proposed,
the TCA has used other means to mitigate water quality impacts on our corridor project; if you wish to
consider these as alternatives we will provide you with the details of these designs. While we requirea
review of the details of the dramage system; we are confident that “Alternate A” can be designed to be
compauble with our mitigation site and we are committed to worhng cooperatively with the Clty on their

review of the developer’s propasals. ~
RECEIVED

Sincere
S I 90

Gene William Foster, PE
Corridor Manager

wmw\f SUTE 200, P.O. BOX 28670, SANTA ANA, CA 927938870 714/436—58@ FAX 716/435—9548
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