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PROJfCl LOCATION: 3300 Jamboree. at the northeast corner of the intersection 
of Jamboree and flayvie\..r I.-Jay (between Jamboree. State Route n rreeway, and San 
Diego Creek}; City of Newport Beach, County of Orange 

PROJrCT O[SCRIPf.ION: Construction of an automobile dealership on the San 
Oieqo Creek North 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 sa·les. areas. 
related offices. indoor food establishment. signage. and parl<inq structure. A 
total of 576 parking spaces wou.ld be provided divided amonq service. employee. 
and customer spaces. 'the proposed bui'ldings would be pr·imarily two stories 
and up to 30 feet high. with one sma'll third story security office area .:!l 
feet above the centerline of the frontage road. Also proposed arc a buffer 
wal·l between a proposed service road and the adjacent on .. ·sitc wet'land, a drain 
pipe leading to an adjacent off-·site wetland mit·iqation site. ·landscaping 
incorporating native veqetation adjacent to the wet'lands. low intensity and 
directional lighting. and 0.2 acres of off-site riparian habitat creation. An 
off-s'ite coastal sage scrub enhancement/restoration project in the mouth of 
nig Canyon is proposed. Not included as part of this project is the 
construction of the extension of Bayview \>Jay easterly of ,Jamboree Road nor the 
future construction of the Jamboree rlyover (.TR--5) ramp connecting to the San 
JoaQuin llil h 1 ransportat:ion Corridor. 

lot area: 
Building coverage: 
Pavement coverage: 
landscape coverage: 
Parking spaces: 
Zoning: 
Plan designation: 
tleight: 

9.63 acres. (119,483 square feet) 
7..0 acres 
·1. 9 acres 
l. 7 acres 
576 (443 service. tl"J customer. 8& employee) 
p·Janned Community 
Professional/Administrative 
41 feet above centerline of frontage road 

LOCAl APPROVALS Rrcuno: Certification of tnvironmental Impact Report No. 
155; Genera·l Pl<:m Amendment 95-1(0); local Coastal Program Amendment No. 39; 
Amendment t~o. 823 (P'Janned Community District Reguhtions for San Diego Creek 
North and ,Jamboree/MacArthur); Ord1 nanr.e No. 95 ·47. (Amendment to Development 
Agreement No. 6 -·- Ci rcu I at ion .Improvement and Open Space Aqreement between 
the City of Newport lleach and The l rv ine Company); Ordinance 9S ··13 
(neve lopment Aqreement No. 9 between the Cit~! of Newport Beach and r letcher 
.Jones Motorcars); ·lraffic Study t4o. 100; Use Permit t4o. 3565. 
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SUilSTAMTIV[ Fill OOCUMUHS: r.nvironment.al Impact Report No. 155; Circulation 
lmprovement and Open Space Agreement as proposed to be amended by the City and 
lhe Irvine Company; Preliminary Geotechnica·l Report dated ~~ay s. 1995 (Work 
Order 500327.) prepared for City of Newport !leach - Pub lie Works by Pacific 
Soils fngineering. Inc .. 

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 1 is ted on the meeting notice as D-5-93-01-·.A. rtem t~o. Thursday 9. 

Staff is recommendinq approva·l of the proposed development with spccia t 
conditlons reqardinq hazards, wetlands and f.SIIA:s. and cultural resources. 
Some of the special conditions incorporat('? b~t referent(! the City•::. conditions 
and mHiqat'ion measures. as shown in Appendi:·~ A of' thi;; staff report ( b~hibit 
11 C11 to City's Resolution of Approval 95· .. 102), and uS SUI!lllarized below. 
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fhe staff reconmends that the Conmission adopt the following resolution: 

The Co!liDl'SS ion hereby graQt~ a permit. -subject to the conditions be'low. for 
the proposed development on the grounds that the development. located between 
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 juri:;di(tion over the 
area to prepare a l.ocal Coastal Program conforming to the provisions of 
Chapter 3 of the Coastal Act. is located 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 Coasta·J Act and wn I not have any significant 
adverse impacts on the environment within the meaninq of the California 
tnvironmental Oua'Jity Act. 

l . t,~pj;j_«;,~_.QL.R.~~.~iP_Li!.IJ.!'! . ..A~Kf!Q.Wl~-t!g_~.IJ.t.. 1 he permit is not va 1 id and 
de,!elopment sha'JJ not co!liDence untn a copy of the permit. s iqned by the 
permittee or authori7.ed a9ent. acf<now·Jedging receipt of the permit and 
acceptance of the terms and conditions. is returned to the Comnission office. 

?. . Lx..lt!ratj_Q.!!.. H deve Jopment has not conmenced. the permit wi II expire two 
years from the date this permit is reported to the Conmission. Development 
shal'l be pursued in a diligent manner and completed in a reasonable period of 
time. Application for extension of the permit must be made prior to the 
expiration date. 

3. ~Q!ni!Jj_~nf~. 1\'J I dcve lopment must occur in strict romp'! iam:e with the 
proposal as set forth in the application for permit. subject to any special 
conditions s.t:t forth below. Any deviation from th<: approved plans must be 
rt:viewed and approved by the staff and may require Conmission approval. 

4. J.!t!~c~r~tatjo11. Any questions of intent or interpretation of any 
condition will be reso·ll!ed by the rxecutive Oirector or the Conmission. 

~i. Jll.~.I!.~£:ttQ.!:15· The Cofmlission staff shan be allO\..red to inspect the site 
and the project during its development. subject to 24-hour advance notice. 

6. ~s~_.t<I.!1mtlo.t. The permit may be assiqned to any qualified person. provided 
assiqnee f1les with the Co!liDission an affidavit accepting all terms and 
conditions of the permit. 

7. Jeri!'L!!.IJJL~.!>.!H!Hj.Q_ns_.J!.Y!! .. l!t!h th~J.an~.· These terms and conditions shall 
be perpetual. and 1t is the intention of the commission and the penmittee to 
bind a·l ., future owners and possessors of the subject propert~t to the terms and 
conditions. 
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1 11 . ~.P.JJ:;l~L CO!!!UJJQ.[~ 

1 . ~!:l!!m.itt.!LQL~!Hl!:Q~ed __ .J~.teriiJI.J!Sl.IJtta t_,LQs sJU:t i q~.!!~n. .... ~.!91!. 

J>rior to issuance of the coastal development permit. the applicants shall 
submit. for the review and approval of the l.xecutive Director. the following; 

a. an Interim llabitat Loss Mitiqation Plan ( 11 liii.MP•). a!\ conceptually 
described in both the October 23. 1995 letter with attachments from 
Patricia Temple of the City of Mewport Beach to linda Dawes of the 
United states Fish and Wild'l He Service ( •usrws•) and Mitiqation 
Measures G.4., G.6 .• and G.7. of the City of Mewport Oeach 1 s approval 
of rnvironmental Impact Report t~o. 15!-l (fxhibit c of Reso·lution 
95··107.); and 

b. written evidence that the IHLMP required in Special Condition l.a. 
above has been approved by the USri.•JS and provides . 

Prior to issuance of the coastal development permit. the applicants as 
landowner shall execute and record a deed restriction. in a form and content 
acceptable to the [xecutive Director. for the site described 1n the Interim 
llabitat toss Mitigation Plan required in Speda·l Condition t~o. 1. abov~. \oJhich 
provides the fol1owinq: 

a. Permit the applicant. its aqentst and/or the accepting aqency. 
non-profit or~;Janization or prhate association to enter the property. 
create, restore, enhance and maintain habitat, reveqetate portions of 
the area. and fence the newly created/restored/enhanced/veqetated 
area in order to protect such habitats; 

b. Restrict an development. vegetation clearance, fuel modlficat ion and 
qradin9 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. binding all successors and 
assigns, and shall be recorded free and clear of all prior liens and 
encumbrances which the l".xecutive Uirector determines may affect the interest 
beinq conveyed. 
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Prior to issuance of the coast!ll development permit. the applicant:-. as 
landowner :shall execute and record a deed restriction. in a form and content 
acceptable to the rxecutive Oirector. which provides the following: 

i. that the on--site freshwater marsh. as identified on the landscape· 
plans contained in the fi Je for coastal development permit !,-95··7.1'9. 
sha 11 be restricted to habitat restoration. habitat enhancement. 
habitat maintenance. habitat protection. open space. and view 
preservation uses only; and. 

1 i. that the lando~tmer agree:;, to cooperate with the parties res pons ib.le 
for the maintenance of both the on ··Site frt'!shwater marsh \.Jet land and 
the adjacent saltwater marsh wetland beinq constructed between 
Jamboree Road. San Dieqo Creek, and the proposed e:~tension of Dayview 
Way. in regards to mitigating any unforeseen impacts on said wetlands 
resultinq from the development as described and conditioned herein. 

The deed restriction shall run with the land. binding all successors and 
assiqns. and shall be recorded free and clear of an prior liens and 
encumbrances which the rxecutive Director determines may affect the interest 
being conveyed. 

Mitiqation Measures G.l .• G.2 .• and G.S. of the City of Newport Deach's 
approval of Lnv·ironmental Impact Report Mo. lSS ([xhibit C of Resolution 
95···107.). regarding the staking of the on·-site wetland. shi.liJ be incorporated 
by reference as a condition of this coasta J development permit. 

Prior to issuance of the coastal deve·lopment permit. the applicant-:; shall 
submit, subject to the rcvit>w and appro11al of the [;.:ecutive Oil~ector. (1) a 
rt>viscd ph1n. for the proposed creation of 0. 7. acres of r·iparian habitat in 
Upper t~ewport llay or the mouth of fiiq Canyon which sha 11 be s imi'lar in nature 
to the on--·s ite mulefat veqetation and sha 1 J be connected to or integrated \'!lith 
existing riparian habitat. and C2) evidence of said plan·~ approval by the 
ca·lHornia Department of fish and Game. 
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Prior to issuance of the coastal development permit, the applicant shall 
submit, subject to the review and approval of the r.xecutive Director, plans 
signed by the geotechnical consultant indicating that the reco~ndations in 
the Preliminary Geotechnical Report dated May S, 1995 (Work Order 500322) 
prepared for City of Newport Oeach- Public Works by Pacific Soils 
l.ngineerin'}. lnc. 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. grading and 
drainage. Any changes to the plans approved by the Commission which the 
l:xecutive Director determines to be substantial sha·n require an amendment to 
this permit or a new coastal development permit. 

lo minimize adverse impacts on water quality resulting from erosion. run-off, 
and other factors qenerated by the development described and conditioned 
herein, the measures described in Mitigation Measures 0.5., n.7., 0.8., 0.10., 
0.14., 0.16 .• 0.17., C.l. through C.lO. inclusive. and C.l2. through C.l4. 
indusive of the City of Newport neach's approva·l of rnvironmental Impact 
Report Mo. 155 {f:xhibit C of Resolution 95··102}. and the measures d~sc:ribed in 
Conditions t~os. ?.9. :11, and ·12 of Use Permit No. JS65 (a-s approved bv the Cit~/ 
of Newport Oeach on September 11. 1995} shan be incorporated by referenct· 
into this coastal development permit. 

a. lhe measures described in Mitigation Measures 11.1. through IL 10. inclusive 
of the City of' Newport Oeach • s approva 1 of r.n'ri ronmenta I Jmpact Report No. 
155 ([xhibit c of' Resolution 95-·102) sht.lll be incorporated b~! referenct' 
into this coastal development permit. 

b. The applicants shaH agree to consult with the State llistoric Preservation 
Office and the State Native American Heritage Commission in the event that 
cultural resources are found on-site to develop an appropriate mitigation 
plan. 

a. To minimize adverse visual impacts and adverse impacts to on-site and 
adjacent natura·J areas. the measures described in t4it1gation Measure G.3. 
of the City of Newport Beach's approval of r.nvironment<tl .Impact Report No. 
155 ([xhibit C of Reso·Jution 95-102}. and the measures described in 
Conditions Mos. 30 and .·u of Use Permit Mo. 3S6S (as approved by the City 
of Newport !leach on September 11, 1995) shan be incorporated bv reference 
into this coastal development permit. 

b. Pr1or to issuance of the coasta·l development permit. the applicant'S shall 
submH. subject to the review and approval of th~ r.xecut1ve Oir~ctor. a 
copy of the lighting plans described in Special Condition Mo. 8.a above. 

• 
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To minimize impacts to on-site and adjacent natural areas. the measures 
described in Mitigation r-4easures r. 1. and r. 2. of the City of t~ewport !leach's 
approval of (nvironmental Impact Report r~o. 155 {fxhibit C of Resolution 
95·-10?.). and the prohibit ion described in Condition t4o. 31 of Use Permit t~o. 
3565 (as approved by the City of Mewport Reach on September 11. 1995) shall be 
incorporated by reference into this coastal development permit. 

Pr·ior to issuance of the permit. the applicants shall submit €·Vidence, in a 
form and content acr:eptab Je to the [;~ecut i ve Oi rector. documenting the 
applicants• leqa! ability to underta!·:e th~ on-site and off-site development as 
described and conditioned herein. 

lhe Conmi s s ion finds and dec 1 a res: 

lhe City of r~ewport Oeach and fletcher 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 is located easterly of the intersection of Jamboree Road and Bayview Way 
and is bounded by Jamboree Road to the northwest. the existing Route 73 
freeway and San Joaquin Bills 1 ransportation Corridor (SJIITC} under 
construction to the northeast. and San Diego Creek to the south. lhe subject 
site is currently comprised of three parcels of land. one each owned by rhe 
Irvine Company. the Cal Hornia Department of Transportation (Caltrans). and 
the Transportation Corridor Agencies which is bu1ldinq the adjacent s,mrc. 
lhe subject site is conmonly referred to as San Oieqo Creek North. one of The 
.Irvine Company properties identified in the Circulation .Improvement and Open 
Space Aqreement {CIOSA) entered into between the City of Newport neach and The 
l rvi ne Company. The C.l OSA contain:; pro'.'ls ions f'o1ft the development of tht­
sub.ject site. 

rht- subject site currently is not owned by the applicants. lht- ownership is 
divided amonqs t The Irvine Company. the Ca 1 Hornia Oepal~tment of 
lransportation (Caltrans). and the Transportation Corridor Agencies (rCA). 
Respectively, these entities own ~;.1 acres. 2.0 an'es. and 1.1 acres. rhe 
app l i<:ants have entered into Memorandums of Unders.tandinq which provide for 
the app'Jicants obtaining ownership of the parce·ls in question. 

Jhe proposed automobile dealership would consi~t of three bui'ldinqs set into 
the raised portion of the subject site. lhe main bui Jdinq wou.ld contain the 
indoor showroom. sales area. parts warehouse. service/repair area, related 
office/employee areas. an 1,800 square foot restaurant. and a sma'll third 
floor security office. The main bui !ding would be 147..030 square feet of 
enclosed area and 21.·160 square feet of deck area and covered outdoor "canopy• 
display/service/car delivery area. 
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The main building would be two stories topped by a 63.500 square toot roof 
deck garage and a small third story security office area. lhe two story area 
1r1ould be JO feet high. and the third stot4 y portion wou"ld be 41 feet above the 
center I ine of the frontage road. The two remaining l>ui !dings at the rear of 
the property (along the Route 73 freewa~f} would contain car wash and related 
facilities. One building would be one story. 1.-J feet hiqh. and contain l,HO 
square feet. The second building would be two stories. 7.4 feet high. and 
contain 10,·'1-44 square feet. A total of 576 parking spaces would be provided. 
with ·~43 spaces provided for service use. 86 emJl'loyee spaces. and 47 customer 
spaces. 

lhe proposed Jandscapin9 plan would include native plants such as Catalina 
lronbark. Mulefat. Saltbush. California Sycamore. White Alder, and Cottonwood 
a long those areas of the proposed project adjacent to either the on··s ite marsh 
wetland or the off-site TCA mitigation wetland. lhe lighting for the proposed 
dealersh·ip would be low intensity or directed away from the wetlands. Also 
proposed 1-; a wall comprised of a section consisting of a 6 foot high masonry 
wa'll topped by ?. feet of chainlink fencing. and a section of 8 foot high black 
vinyl coastal chainlink fence <:lothed with flowering vines such as trumpet 
vine. The proposed wan would serve as a buffer wan between a proposed 
service road and the ad.jacent on···site wetland. Also proposed would be a drain 
pipe leading from the outdoor dis.p lay lot to the adja<:ent off··s ite TC.A wetland 
mitigation site. 

Removal of three separate patches of on-site mulefat vege1.at1on totarling 0.08 
acres is proposed. A I so propMed wou·ld be similar off ··site ~~egetation 
creation/enhancement in Upper Newport nay. An oH-·site coast,ll sage scrub 
enhantellK!nt/restoration proje<:t in the mouth of Rig Canyon is further proposed 
and would he developed in <:onjunction with the U.S. fish and Wildlife Service 
(USJVIS) as part of the action taken on a usrws 404(d} permit for removal 
(•take•) of 2.1 acres of on··site coastal sage scrub. The pr·oposed coastal 
sage scrub site wou.ld be 4.3 acres. 

Mot included as part of this project is the construction of the extension of 
llayview Way easterly ol' Jamboree Road nor the future construction of the 
Jamboree rlyover (..JR-·5) ramp which would be located over the western edqe of 
the subject site connecting to the San Joaquin IIi ll's 1 ransportation Corridor. 

Section 30?.40 of the Coastal Act states: 

(a} [nvironmenta"lly sens Hive habitat areas shan be protected against 
any significant disruption of habitat values. and only uses dependent on 
such resources sha·J 1 be allowed w'ithin such areas. 

(b) Development in areas adjacent to environmenta I~~~ sens Hive habitat 
areas and parks and recreation areas shall be sited and designed to 
prevent impacts which would siqnif=icantly deqrade such areas. and shall be 
compatible with the continuance of such habitat areas. 



5-95-219 (Pag~ 9} 
C'ity of' t~ewport neach/fletcher Jones Motorcars 

The env1 ronmenta l "impact report ( U R) prepared for the proposed development 
identified 2.1 acres of coastal sage scrub vegetation on site. The on-site 
coasta·l sage scrub is not connected to other coastal saqe scrub vegetation 
off-sHe. All 2.1 acres of coastal saqe scrub would be removed as part of the 
proposed development. lhe applicants are proposing a coastal sage scrub 
restoration/enhancement projert compr·ising 4.3 acres conn~cted to other 
coastal sage scrub areas at th~ mouth of flig Canyon on land o~~ed by the City 
and adjacent to the Upper Mewport flay r.cologica1 Reserve. The proposed 
project 1s being developed based on th~ U.S. fish and !rJi ld1He Serv·ice's 
( USfWS) act ion on a 404( d) permit for the r~mova l of the on·-s lt~ coas ta 1 sage 
scrub. 

The Comnrission has recognized coastal saqe scrub as beinq valuab·h: because it 
is used for habitat hV the California gnatcatcher. a speci~s listed as 
thn::atened by the fcdera I government and considered a target species in the 
State's Natural Communities Conservation rlanninq (NCCJ'} plannin1J proct'ss. 
The r~CCP program was c:.tablished by the :.tate's Natural Community Conservation 
f~lanning Act of 1991. The California Department of fish and Game (OfG) is tht> 
principal state aqenc:.: im1flementing the ~~CCP pt•ot;:~ram. necause the II!CCJJ 
program includes goals for protection of significant environmentally sensitive 
habitat areas ([SIIA}. the qoals of' the 1\!CCP and the Coastal Act Section 30240 
are mutua Jly compat ibl€. 

Although directed to pr~serv1ng habitat for the gnatcatcher. the more 
important function of the t~CCP process is to pres~rve habit at used by many 
species. i.e. multi·-species habitat plann·ing. lo plan for the permanent 
protection of coastal sage scrub on a comprehensive. regional basi'S. some 
areas may be disturbed or developed only provided that other. more meaningful 
and signHicant habitat areas or corridors can be preserved through the NCCP 
process. lbroughout Oranqe County. the OfG has identified areas of critical 
biological importance to be preserved through their inclusion within proposed 
reserve. spec ia I Hnka9e. or non--reserve open space ar~as because thev contain 
especially valuable habitat, including coastal sage scrub vegetation highly 
suited for gnatcatcher habitat. 

The subject site is adjacent to, but is not included in the proposed reserve. 
specia·l 1 inl<age. or non-reserve open space areas for the 1\!CCP program. 
However. the mouth of flig Canyon. where the proposed coastal sage srrub 
restoration project would occur. has been identified throuqh the ii!CCP process 
as a proposed non--reserve open space area. Since the coasta·l saq~ scrub on 
San Diego Creek North has not been identified for inclusion in one of thesa 
areas afforded special protection, but the Dig Canyon coastal sage scrub 
creation project has been so ident Hied, the Oig Canyon site· would be 
considered the fSHA in the context of the MCCP program. Jn the regional 
contm:t of the NCCP program, the remova·J of the ?. • 1 act~es of fragmented. 
isolated coastal saq€ scrub would not he considered significant provided the 
previous Jy described restoration project at the mouth of Oiq Can~ton i-s 
preserved. 
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fhe [lR acknowledqed that a ne~tinq pair of CalifOJ~nia qnatcatchcrs was last 
seen on the sub.ject site sometime in 199:L !lo~.>Jever. no qnatcatchers. ~re 
documented on site at the time the bitflogical site survey was conducted in 
March of 1995 as part of the rJR preparation. .In the n:spons~ to co!JIOOnts on 
the CIR~ it was concluded that the on-site coastal saqe scrub is neither 
critical to the survival of the qnatcatcher nor especially valuable because of 
the disturbed and fraqmented nature of tht> on-·site coastal saqt:> scrub. 

A separate OR was prepared for a variety of diff'erent sites. indudinq the 
subject site. as part of the Circulation rmprovement and Open Space Aqreement 
{CIOSA} entered into by the City of Newport Beach and The lrvine Company. The 
UR for th'!l CIOSA only mentioned on-·site coastal saqe scrub once in the 
technical appendices and not at all in the main rJR. The riR proposed no 
coastal saqe scrub mitiqation measures for the subject site. 

lhe OfG has provided separate comments on the coastal saqe scrub on-site (see 
l:xhibit). rhe orG states that the on-sHe coasta I saqe scrub is remnant and 
supports the proposed coastal saqe scrub mitiqation site which it states would 
be connected to other coastal saqe scrub patches. 

Since the off-site coastal saqe scrub restoration/enhancement project in the 
mouth of lliq Canyon would be cons ide red rsi·!Jl. in the reqiona 1 context of the 
MCCP proqram and is critical to preservinq valuable habitat. it is important 
that the coastal saqe scrub proposed to be restored/enhanced be protected 
aqatnst any siqnificant disruption of habitat values, consistent with Section 
30?.40 of the Coastal Act. Therefore. a condition is heinq imposed requirinq 
protection of the proposed re"S.toration/enhancement in perpetuit~/- A condition 
is also beinq imposed for the submission of the detailed plan r'or the 
restoration/enhancement projer.t and documentation of it'S approval by the usrws 
service. 

Therefore. as conditioned. the C00111ission f'inds that the removal of the 
on··site coastal saqe scrub in conjunct ion with the proposed development 1! 
consistent with Section 30240 of the Coastal Act. 

Section 30231 of the Coastal Act states: 

The bioloqical productivity and the quaJ'ity of coastal waters. streams, 
wetlands, estuaries, and lal<es appropr·iate to maintain optimum populations 
of marine orqanisms and for the protection of human health sha'll he 
mainta·ined and, where feasible, restored through. amonq other means, 
minimiz1nq adverse effects of waste water discharqes and entrainment. 
controllinq runoff, preventinq depletion of qround water supplies and 
substantial interference with surface water flow, encouraqinq waste water 
reclamation~ maintainint;~ natural veqetation buffer area~ that protect 
riparian habitats, and minimi zinq alteration of natura 1 streams. 
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Section :30?.33 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 damaqing alternative. and where feasible mitigation 
measures ha11e been provided to minimize adverse environmental effects. and 
shall be llmited to the fol lowinq: 

(l} New or e:~panded port. energy. and coasta·l··dependent industrial 
facilities, includinq cofOOlerciaJ fishing facilities. 

(2) Maintaining existing, or restoring previously dredged. depths in 
existing navigational channels, turning basins. vessel berthing and 
mooring areas. and boat launching ramps. 

(3) In wetland areas onl~. entrance channel'\ f'or new or expanded 
boating faci J it ies; and in a degraded wetland. identified by the· 
Department of f'ish and Game pursuant to subdivision (b} of S~ction 
30411, for boatinq facilitie~ if, in conjunction with such boating 
facilities. a substantial portion of thf.· <:h':t;~raded 1r;etland is restored 
and maintained as a bioloqir.a'!ly producth'e wetland. lhe si::e of th~ 
wetland area used for boating raciHth:s, including b.;;rthinq space, 
turning basins, neressa!~y navigation channels, and any necessary 
support service facilities, shall not exceed 25 percent of the 
degraded wetland. 

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

{5) Incidental public service purposes, including but not limited 
to. burying cables and pipes or inspection of piers and maintenance 
of existing intake and outfall lines. 

(6) l'l'ineral extraction. including sand for restorin~~ beaches, except 
in environmentall~,t sensitive areas. 

(7} Restoration purposes. 

(8) Nature stud~. aquaculture. or similar resource dependent 
activities. 

(c) In addition to the other prov1s1ons of this section. diking. filling, 
or dredging in e):is t i ng estuaries and 1r1etlands sha '11 maintain or enhan<:e 
the functional capacity of the wetland or estuary. Any alteration of 
coastal wetlands identified b~ the Oepartment of nsh and Game. including, 
but not l imHed to, the ·19 coas ta·l wet lands iden1. Hied in its report 
entitled, •Acquisition Priorities for the Coastal Wetlands of CaiHornia", 
shall be limited to very minor incidental public facnities, restorative 
measures, nature stud~. COOJDertial fishing fadlities in !lodega !lay, and 
development in already developed pat~ts of south San Otego na~'· if 
otherw·ise in accordance wHh this dhris ion. 
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rurther, the C.IOSA approved b!f th~ Coa~tal Cormriss ion, as H relates to the 
subject San Diego Creek North site. states in relevant part that "no 
encroachment or loss of wetlands is approved . _ . • (see rxhibit C)_ 

The proposed projef:t would have impacts on the adjacent wetlands, inc ludinq 
the on··site marsh, the Transportation Corridor Agencie:. (TCA) mitigation site. 
San Dieqo Creef;:. and Upper Mewport nay (into \omich San Dieqo Creek drains). 
which is one of the 19 coastal 1riEtlands referenced in Section J0?.33(c) of th~ 
Coastal Act. The impact'S would result from runoff contaminated by 
construction activities and sediment transport, parktod vehic:le-s, and other 
factors. 

At the eastern corner of the triangular shaped subject site is an 
appro:dmately 0.72 acre marsh. The marsh would not be diked. dredged,. or 
filled for purposes of the proposed deve·lopment. However, the proposed 
development would be immediately adjacent to the marsh and could result in 
impacts resultinq from runoH, lighting. and noise. 

The value of California's coastal wetlands lies in their biodiversity. 
rurther. it is thought that 75% of Southern CalHornia's historic wetlands 
have been lost (Dennis and Marcus. 198-'l}. To prevent impacts to wetland and 
riparian habitat from adjacent development. the Commission ha~ historically 
required 100 foot wide buffer areas. However. onh' a 6 foot high wall topped 
by a ?. foot hiqh chain link fence is proposed as a buffer. ln the response to 
comments to the environmtontal impact report (CIR) it is concluded that the 
proposed wa 11 would adequately buffer impacts from the proposed project. To 
ensure that the on-·site 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 whith further the habitat values of the 
marsh. 

lmpacts to th~ wi ldlif~ and resourr.e value::. of the on··site marsh resulting 
from noise and l-ighting qenerated by the proposed de,.telopment would be 
lessened through noise reduction measure;; and by insta Jl ing light inc~ which 1::. 
directed awa~: f'rom the marsh ot· i~. of ·low intensity. Therefore. it i;; 
necessary that the Commission incorporate by reference the mitigation measures 
adopted b'/ the City in it•s approval of the project (JR no. lS!i regarding 
impacts from noise and liqht. 

lhe applicant;; propose a pipe which would drain runoff from the outdoor 
display area into the adjacent wet !and bein'J construf:ted as mitigation for 
wetland impaf:t'S caused by the constru<:tion of the San ,Joaquin tlllls 
1 ransportati on Corridor tol J road. Thi-s drain would contain pollutant traps 
such as grease and oil filters to minimize pollutants enterinq into this 
wetland. Drains in areas such as service bays and car washes which would 
generate hi9h levels of oil. chemicals. and other pollutants. would route 
runoff directly into the sewer system rather than into storm drains which dump 
into San Diego Creek or Upper Newport Day. 

" 



5-95·-219 (Page lJ) 
City of Newport !lf:ach/f!etcher Jon~.:s t~otorcars 

Pol luted runoff entering into wetlands \>Jou!d adversely impact th€· habitat 
values of the wetlands. lherefore. to m·lnimize impacts from runoff's to the 
adjacent off-site wet land resource:;. it i :s necessary to impose conditions 
incorporating the City's conditions of approval regarding the reduction of 
po J1 uted runoff from th~ site. 

The vegetation map of the emrironmenta1 ·impar.t report ((.[R} shows three areas 
of mulefat scrub on the pro.ject site totalling 0.08 acres. On page .:J. 7--23. 
the nR states that while mulefat scrub is usually considered a riparian 
community. its primary funct'ion on the project site is as a component of the 
more prevalent upland scrub types and is not riparian or wetland habitat on 
this specific site. Therefore. removal of the on···site mu1efat in this 
particular instance li-Jould not constitute dik·ing. fi !ling. or dred9inq of 
wetlands pursuant to Section 30233 of the Coastal Act. 

The California Department of fish and Game ( orG) has provided comments on the 
on--site mulefat vegetation. rhe orG states that the on···site mu1cfat patches 
are not connected to other wetlands habitat. and that they have occurred due 
to previous site modifications. lhe orG further states it 1r1ould not require a 
streambed alteration agreement for removal of the mulefat. !·~evHtheless. the 
OfG states that mitigation for the mulefat's removal could occur on··:site or 
off-·site and should ensure that the!~e would he no net ·loss of habitat value. 
lhe app !icant:; are proposing to provide t•iparian habitat at an off-site 
location in the nearb:: Upper Ne'Jo.;port !lay rcologica·J reserve. The permit is 
being conditioned for the submittal of th-t- J;ina·l detail::. of the proposed 
habitat creation project. 

lherefore. as conditioned. the proposed development i::. consistent with 
Sections 30?.31 and 30?.33 of the Coasta·l regardinq water quality and wetlands. 
respectively. 

Section 30?.53 of the Coastal Act states. in relevant part: 

New development shall: 

(I} Minimize risks to life and property in areas of high geologic, flood. 
and fire hat:ard. 

(2) Assure stability and ~tructural integrity, and neither create nor 
contr·ibute significantly to erosion, qcoloqk instability, or destruction 
of the site or surroundinq area ot· in an~t way require the construction of 
protective devices that would substantially a Iter natura 1 landforms a long 
bluffs and cliffs. 

fhc triangular shaped subj~ct site i::. two··tiered. conshtin':l of a basically 
level terrace area alonq Jamboree Road. with basically level area~ adjacent to 
San Diego Creek and the Route ?J free~rJay about ;>O feet lm·Jer than the .Jamboree 
side. The proposed pro.ject include<:. 160,000 cubic yards of qrading (export) 
to create a building pad. 
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A preliminary geotechnical report dated r~ay 5, 1995 (Work Order 50037.2) was 
prepared for th€· City of Ne'r;port Reach - ~lublic Work:; by Pacific Soils 
[nqineerinq. Inc. reqardinq the subject site. The report describes the 
subsurface mater-ials at the subject ~ ite as being comprised of' fi l I or 
colluvium consistinq of moist. clayey sand. lhe fill or colluvium is overlain 
on marine terrace deposits consisting of poorly graded sand. Jnte11nixed were 
t~ewport !lay Day deposits consisting of moist to saturated. stiff to very 
stiff. plastic clay. 

lhe report concludes. that the subject site 1s suitable from a geotechnical 
standpoint for the proposed development if the report's recomendations are 
incorporated into the design and construction of the proposed development. 
Recommendations include removal of loose fitl and replace~nt with compar.t.ed 
fi II. information for design of shallow spread and continuous footings. 
incorporation of a shrinkage factor of 10 to 15 percent into the site grading 
plan. and the overfiJ)·inq of fill slopes not Jess than two feet measured 
perpendicular to the slope face. 

lo assure geologic stability and structura 1 integrity and m·inimile ri!.ks from 
qeoloqic 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 s. 1995. (Work 
Order 500322 was prepared for the City of Newport Reach ·- Public Works by 
Pacific Soi Is [nqineering. Inc.) Therefore. as conditioned. the Com"ission 
finds that the proposed development is consistent with Section 30253 of the 
Coastal Act reqard·ing hazards. 

Section 30212.5 of the Coastal Act states: 

Wherever appropriate and feasible. public: facilities. inc"ludinq par!dnq 
areas or faciiHies. shan be distributed throughout an area so as to 
mitiqate against tht": impacts. soeia'l ;;md otherwise. of overcrovldinq or 
overuse by the public of any single area. 

Section 30222 of the Coastal Act states: 

The use of private lands sui tab Je 1'01~ vis itor·-sen .. ing comerda l 
recreationa J faci I ities designed to enhance public opportunities for 
coastal rer.rea1:1on sha 11 have priority over private res 1dentia'l. genera I 
industrial, or general commercia I de'.1&1opment. but not over agriculture or 
coastal-dependent industry. 

Section 30223 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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Section 30252 of the Coastal Act ~tates. in relevant part: 

lhe location and amount of new de\1e.loprnent should maintain and enhance 
public access to the coast by (~) providing adequate parking facilities or 
providing substitute means of serv·ing the development with public 
transportation. 

lhe subject site 1s located between the nearest public road~rmy and the waters 
of San Diego Creek. A's approved by the Col!l1lission on June 10. 1993. the 
Circulation Improvement and Open Space Agreement (CIOSA) between the City and 
The lrvine Company designates the subject site for open space/public 
fad J it ies. permits park-and-ride facilities and •[p )passive and active pub 1 ic 
recreation facilities such as hiking. biking. scenic outlooks. picnicking and 
equestrian trails.n and deletes the oHice uses allowed unde1· the City's 
certified Land Use Plan (LUP} portion of the City's not yet fully certified 
l.ocal Coastal Program (!CP). 

The proposed development would preclude use of the sHe for the park··and-ride 
and most types of recreation fad 1 Hies permitted under the ClOSJi. as approved 
by the Commission on June 10. 1993. However. the standard of; n:vie'.rJ for the 
proposed deve! opment is conformity Hith th~ Chaptc1· J policies of the Coas ta 1 
Act. including the public access and recreation policies. 

While the permitted parl-:·"and-ride facn Hy \-JOuld l H:ely be intended for use by 
Newport !leach resident::. to comrnutt~· to employment outs ide of the coas ta 1 zone. 
a parfi:·"and··ride facility on the subject slte could ;flso theoretically be used 
as a parking reservoir for coastal zone visitors travelling on the adjacent 
Route 73 freeway who irJould par~: at the subject site. and take non-automobile 
transportation to the City's visitor··servinq areas. 

However. the subject site is a few miles from the City's primar~/ visitor 
serving comercia·l areas on the lla !boa Peninsula seaward of' Par:ific Coast 
Highway (State Route One). Thus. a park-and-ride facility at San Oieqo Creek 
1\lorth would lil~ely be underutillzed as a place for coastal zone visitors to 
pari< and take non··automobile transportation to the City's main visitor areas. 

In addition. the environmental impact report (fiR) prepared for the proposed 
development concludes that the site is probab·ly inappropriate for use as a 
neighborhood. col!l1lunity. or urban level park because of its location holated 
and separated from residential areas by Jamboree Road. a wide major arterial 
road. the Route 73 freeway. and San Oieqo Creek. 

further. on August 4. 199··1. the Convnission approved coastal development permit 
no. 5··93-382 for the County of: Oranqe';; plan to develop a reqional park. 
including a 100 space parldnq lot. around Upper Mewport na~; across Jamboree 
from the subject site. Also. adjacent to the subject site along the Route 73 
freeway and San ,loaquin llills lransportation Corrido1· tollroad under 
construction. the tollroad agency would build~ bicycle path which would 
provide access and recreation opportunith:s. In addition. tht: subject site is 
at the edge of the coastal zone. 
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Therefore. the Conwnission finds that the sub.ject site would not be suitable 
for visitor serv·ing conwnercial recreation uses, is not necessary to support 
coastal recreation uses, and adequate public facilities, public access 
opportunities. and public recreation opportunities exist nearby. Therefore, 
the Conwniss ion finds that the proposed deve Jopment as proposed lrJould not be 
inconsistent with the public recreation and public access policies of Chapter 
Three of the Coastal Act. 

When pr1vate development does not provide adequate on· "S. itc parldnq. patrons of 
the development are forced to us~ public par!dnq that should be available to 
general visitors to the coastal :r.one. The lack of available public parking 
can disfouraqe coastal ::one visitors and otherwhf.' ad"erse impact public 
access. 

1he Conwniss1on has reqularly used parking :\tandanls to determine whether 
development ~;oJould provide adequate on-site parlt:in'J. for an autornobi le sales 
establishment, the standard h 1 space for each 500 square feet of qross floor 
area. except floor area used e:~clusivelv for storaqe or loading. plus 1 spa{';e 
for each 1,000 square feet of outdoor sales, display. or service area. ror a 
restaurant, the standard is one space for each 50 square feet of public 
service area (areas where the publh: can dine or wait to dine). 

A specific breakdown for exclusive storage or service areas was not provided. 
However, the total 153,914 square feet of gro~s floor area of all three 
proposed buildinqs includinq exclusive storage 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. lhe proposed 
indoor restaurant facility containin9 900 square feet of public service area 
would require 18 parking spaces. The total parkinq demand for the proposed 
development is thus 346 spaces. 

The proposed development would prov·id{; 576 parking spaces. exceeding the 
parking required based on the Commission·~ regularly used parking standards. 
Since adequate parking would be provided, siqnificant adverse impacts to 
public access would not r~sult from the parldnq situation. Thert•fort', tht 
Conwnission finds that, as submitted, the proposed development would be 
consistent with Section 30?.5?. of the Coasta'l Act re~ardinq parldnq. 

Section 30244 of the Coastal Act states: 

Where development would adversely impact archaeoloqical or pa1eontoloqica1 
resounes as identified by the State llistoric Preservation Officer, 
reasonable mitigation measure$ shall he required. 

rhc environmental impact report (OR) prepared for the project states on that 
cultura·l resources s1te CA-ORA-·S7(77)1i is within the project area. \~hile 
surface resources were not encountered, the potential remains for unknown 
subsurface resources to he uncovered durinq gradin9 activities as acknowledged 
in the r.tR. 
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The City has adopted mitigation measures as part of the fiR approval to 
require a monitor to be present dur·ing on-site grading acti::Hies. The 
monitor \rJould ha1.1e the e}:press authority to halt lrJorf.: temporar-i1:,: for 48 hours 
i r cultura 1 resources are unearthed during the course of gradinq. Therefore. 
the permit is being conditioned for the adoption b~,; rtefterence of the Cit'!'S 
mitigation measures. 

lhe permit is further being conditioned to require that the State Office of 
Historic Preservation and the State Native American lleritage 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 30244 of the Coastal Act. 

Section 30251 of the Coastal Act states: 

rhe scenic and visual qualities of coast<ll areas shall be considered and 
protected as a resource of public importance. Permitted development shall 
be sited and designed to protect views to and along the ocean and scenic 
coastal areas, to minimize the alteration of natural land forms. to be 
visually compatible with the character of surrounding areas. and where 
feasible, to restore and enhance visual quality in visually degraded 
areas. New development in highly scenic 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 shall be 
subordinate to the character of its setting. 

The proposed project is locat<Cd adjacent to San Diego Cree!< on one side but 
othenrJis~ is in an urbanized area. Across San Diego Creel< would be the 
naypointe condom·inium project approved on /\ugust 10. 1995 b~,: th£> Cormnission 
under coastal dcv€:lopment permit application ~--9!i-·O!i8. Oirect"J~: across 
Jamboree Road is a Mariott Suites hotel. On the eastern side of the subject 
site is the Route 73 freeway and the construction of the San Joaquin IIi lls 
to llroad. 

lhe proposed project would not block views along San Oiego Creek to Upper 
l1!ewport Day . .In addition. the proposed project would be ,,.ism1Hy compatible 
with the existing development nature of the surrounding areas. While 160,000 
cubic yards of grading would occur. no significant natural landforms exist 
on-·s i te. 

Thus. the Commission finds the proposed project to be consistent with Section 
30251 of the Coastal Act. 
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•1.• [vjde!t~~-of l.egal AQ..ilitv to OevelqJ! 

Consistent with Section 30601.5 of the Coastal Act. the applicants must 
e'!idence their legal ability to develop a site. Currently. the applicants 
have no legal interest in the development site other than 
Hemorandums·-of-Unders tand i n9 with the current o'Ntlers prov id i nq for the 
applicants to obtain eventual o'Ntlership of the site. Therefore. it h 
necessartJ for a condition to be imposed. prior to permit hsuance. which 
requires the applicants to provide e'!idence of their 1eqa1 ability to develop 
the site as conditioned herein. 

Section J0604(a) of the Coastal Act provides that a coastal de~~elopment permit 
shan be issued only H the proposed development !tJOU Jd not prejudice the 
ability of the local government havinq .jur·isdiction to prepare a local coastal 
program (l CP} which conforms with, and is adequate to carry out. the Chapter 
lbree policies of the Coastal Act. 

The Newport Beach l.and Use Plan (lUP} was certified on M<.W 19. 198?.. llowever, 
no implementation plan has yet been certified by the Commission. As currently 
certified by the Commission. the City• s I UP designates San Oieqo Creel< Morth 
for •Administrative. Profess iona 1 and finantia 1 Commercia I • land use and 
permits 112.000 square feet of building area. The I.UP also designates a 2.5 
acre reserve for a f'ire 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 Commercia 1• LUP land use designation. Therefore. the proposed 
development would be inconsistent with the l.UP as currently certHied. 

However. the difference between office commercial use and retail commercial 
use would not be si':)nificant in this case. rn addition. the City has approved 
an I.UP amendment to change the designation to "Retail and Service Commercial • 
use. The City is in the process of submitting this lUP amendment to the 
Comission for action. rurther. the proposed project has been conditioned to 
be cons is tent with the Chapter Three po 11 ties of' the Coastal /l.ct. 

Therefore. the Commission finds that approval of the proposed project as 
conditioned would not prejudice the abi l"iW of the City of' 1\!eii-Jf.)Ort Oeach to 
prepare an I.CP consistent with the Chapter 3 policies of the Coastal Act. 

Section 13096 of Title 14 of the California Code of Re~uWations requires 
Commiss·ion approval of Coastal Deve·lopment •lermit~ to be supported by a 
findinq showing the permit. as. conditioned. to be consistent with any 
applicable requirements of the California r.nvironmental Quality Act (C[QA). 
Section 21080.5(d)(?.)(1) of C[QA prohibits a proposed development f'rom being 
approved if' there are feasible alternatives or feasible mitiqation measures 
avai table which would substantial Jy le-ssen an~t -siqnHitant adverse impact 
which the activity may have on the environment. 
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The subject site is located in an urban zone. Infrastructure n~cessary to 
serve the site exists in the area. The proposed project has been conditioned 
in ordE:r to be found consistent ?rith the (S!IA. f~arine P.esourn::::., Pub1it:: Acces.-s 
and Recreation, Cultural Resource-s, and Visual Resources policies of the 
Coastal M:t. Mitigation measures; int!udint;~ requirements for maintenanct of 
structural Rest Management Practices. C(msen:ation easements for the off·-site 
coas.ta·l s.aqe scrub habitat creation, maintenance of the on·-site wetland. 
contacting the appropriate agencies in the event of the discovery of cultural 
resources. and incorporation of certain City mitigation measures will minimi~e 
all adverse impacts. 

As conditioned, there are no feasible alternative;; or feasibh: mitigation 
measures available which would substantially lessen any significant adverse 
impact which the activity may have on the environment. Therefore, the 
Commission finds that the proposed project can be found consistent with the 
requirements of the Coastal Act to conform to CCQA. 

5306f:jta 
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MITIGATION MONITORING AND REPORT SUMMARY 
DRAFT ENVIRONMENTAL IMPACT REPORT NO. 155 

SAN DIEGO CREEK NORTII AUTOMOBILE DEALERSHIP 

SeL"-h'o n 13 ··Garth Reoou.rces "" 
AUGUST 31, 1995 

IMPLEI'fEN11NG METIIOD OP 
MmGATION MEASURE ACTION VERIFICATION 

3. to lssu:ance o( a grading pennia, the applicam or Mitigation Orading Plan 
sue terc:st shall demonstrate lO the Ciry or Moniloring Check 
Newport Beach Department that all facilities will 
be designed and constructe ed in the City 
:adopted VCI'Sion or the. Uniform Building 

... lopment of the site shall be subject to a grading Miligation Orading Plan 
penn1t roved by the Building and Planning Monitoring Check 
Departments.. Th ication for grading permit shall be 
accomp:anied by a grading nd specifications :and 
supporting data consisting or soils e ering and 
engineering geology reportS or other repo uired 
by the building offidal. 

The grading plan shall Include: :a complete plan for Mitigation Grading Plan 
temporary and permanent drainage fadlitics, to minimize Monitoring Check 
any potential lmp:aas from silt, debris, and other wa1cr 
pollutanu. 

6. ding plan shall include a description or h:.ul Mitigation Orading Pl:.n 
routes, a to the site, watering. and sweeping Monitoring Check 
program designed to min• :.a of haul operations. 

An erosion, siltation and dust control pbn sh:.ll be Milig:nion Grading Pl:.n 
submlued prior co lssu:mcc of gra'~~ pcrmiu and be Monitoring Check 
subJca 10 the approval of the Building Depanmcm and a 
copy shall be forwarded to the California Regional Water 
Quality Control Board, Santa Ana Region. 

'6--q5 ~2.ltf "Ci~ mtti~ measuresjCintUhirns ,, 

.. 

TIMINGOP RESPONSIBLE 
VERIFICATION PARTY(S) 

Prior co Issuance Planning 
or any grading Depanmcnt, 
pcrmit(s) Building 

Department 

Prior to Issuance Planning 
or any grading Depanmem, 
permit(s) Building 

Depart~nl 

Prior co Issuance Planning 
or any grading Depanmem, 
pcrmil(s) Building 

Department 

Prior to Issuance Planning 
or any grading Department, 
permh(s) Building 

Department 

Prior 10 Issuance Planning 
or any grading Dep:~nment, 

permil(s) Building 
Department; 
California 
Regional Water 
Quality Conrrol .... 
Board, Santa Ana 
Region , 

I 

p· 'of 2.'-f -5"' 
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MITIGATION MONITORING AND REPORT SUMMARY 
DRAFT ENVIRONMENTAL IMPACT REPORT NO. 155 

SAN DIEGO CREEK NORTII AUTOMOBILE DEALERSHIP 

Seer/on 5 "e:ra..rlia Resou.Y"ces ~ AUGUST 31, 1995 

JMPLEAIENllNG MElliODOP 
MMGAnON MEASURE AcnON VERJfiCAnON 

@ The velocity of conccntr:lted run-off from the projc:ct sile Midg:uion Grading Plan 
shall be evaluated and erosive vc:locicies controlled as pan Monitoring Check 
of dle projc:a design. 

9. ~~operations and drainage requirements shall meet Mitigation Grading Plan 
the sta ' - fonh in the Ciry's Building Code Monitoring Check 
(Appendix Chapter tu ~v:uion and Grading, Sections 
7001-7019) and the Building~ ~ 
Grading SpcclfiCllions. 

<3' The erosion control measures shall be compleccd on any .Mitig:uion Grading Plan 
exposed slopes within thiny da)'S after grading, or 11!1 Monitoring SpccifiCIIions 
:tppnm:d by the huildlng l>cpanmc:nl. 

11.- . • · dust emissions during construction shall be Midg:uion Grading Plan 
ml~im~ • the site for dust control, Monitoring Check and Field 
containing exCMited soi • ~aulc:d away, Inspection 
and periodically washing adjacent str ~ 
accumulated m:uerbls. 

12:"' -. , •o the issuance of any building permits a specific Mitig:uion Soils and 
soils and foundiuon ..• -L ·" be prepared and Monitoring found:uion Study 
approvc:d by the Building Dcpanmenr.--

nMINGOP ltESPONSIBLB 
VERJfiCAnON P.AR.TY(S) 

Prior to Issuance Planning 
of any grading Dcpanment. 
permh(s) Building 

Dcpanmenc 

Prior to issuance Planning 
of any grading Dcpanmcnc, 
permlt(s) Building 

Dcpanmcnt 

Wilhin 30 days Building 
after grading or l'ts [)ep:lnmcnt 
appnwcd by the 
building 
Dcpanment 

Prior to lsswnce Pbnnlng 
or grading permits Depanmcnt, 
and during Building 
grading and Dcpanmcnt 
construction 

Prior to the Building 
Issuance of any Dcpanmcnt 
building permlc(s) 

~,tto"'u~ ~tKJd,)G ~ Ci~ Y't'li~DH rws~fC4Yldi-ho.ts• P· 2 tfJZtf 
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MinGAnoN MONITORING AND REPORT SUMI\fARY 
DRA.Fr ENVIRONMENTAL IMPACT REPORT NO. 155 

SAN DIEGO CREEK NORTII AUTOMOBILE DEALERSHIP 

Sedion 'f, "earl-h r<esouv-ces • AUGUST 31, 1995 

MmGA.TION MEASURE 

13. 

e 

Siles where the potential for liquefaction has been 
denlified, or any other site where the potential for 
h eracdon may be encountered during subsequent 
lnvc:s lions, shall be further evalu:uc:d by a geotechnical 
consuha to verify the low potential for liqudaction. 
The evaluat shall Include subsurface inve:uigation with 
standard penc:t ion testing or other appropriate means 
of analysis for liqu action potencial. The project 
geotechnical consulta shall provide a scatcmc:nt 
concerning the potentia r llqudaction and its possible 
impact on proposed dcvclo cot. U necessary, the 
gc:ocechnlal consultant :shall ·de midgation measures 
which could Include mechanical sific:uion of 
liqueliable layers, dewatering. fill su arging or other 
appropriate measures. The Gcotechni Consuh:mt's 
report shall be signed by a Certified Engin ring 
Geologist and a Registered Civil Engineer an mil be 
prepared to the satisfaction of the Building Depa 
prior to issuance of Grading Permit. Grading and 
building plans shall rc:Oect the recommendations of ttl 
study to the satisfaction of the Building Depanmc:nt. 

Any necessary diversion devices, c:~tchmcnt devices, or 
velocity reducers shall be incorporated Into the grading 
plan and approved by the Building Dcp:utmenc prior to 
issuance or grading permits. lkrm't&~ other catchment 
devices shall be Incorporated into &he grading plans to 
divert sheet now runorr away from arell.S which have been 
stripped or natural vc:gecation. Velocity reducers 5hall be 
incorporated ln&o the design, especially where drainage 
devices exit to n:uural ground. 

J!'tiPLEMENTING 
AC110N 

Mitig:uion 
Monitoring 

Mitigation 
Monicoring 

METIIODOP 
VERIFICATION 

Geotechnical 
Report 

Grading Plan 
Check, and field 
Inspection 

TIMING OF 
VERIFICATION 

Prior to issuance 
or any grading 
permh(s) 

Prior to Issuance 
or any grading 
permh(s) 

RESPONSIBLE 
PARTY(S) 

Building 
Dcpanmcnt 

Planning 
Dcpartmem, 
Building 
Department 

L?j .. q5 _, Z.l q 1p peMdlt A:. ··~ 1\'\ltl~llK mtasuro/ enw n~ • f· 3 *' 2Jf ...,..... 
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. DRAFT ENVIRONMENTAL IMPAC1• llEPORT NO. 155 
SAN DIEGO CREEK NORTII Atn.OMODILE DEAI..ERSJIIP 

sec:fioV\ b "~fu JZl:.SOUKQe.s " 
AUGUST 31, 1995 

. 
'lat~··~' \t.lfiJHO~. 

l\JIInGAnON tdEA.SURE ACTJON . VI!IUFICAnON .. 

All fill slopes 1hllll be properly comp:~ctcd during grading Mlclg:adon Gradlnc Plan 
ronn:ancc wllh lite City Grading Code :~nd verified Monitoring Check. and Field 

by lhe Gcoccchnlal Consullllnl. Slopes shall be lnspecdon 
planted with Yep& n completion or grading. 

,, -~~ .... 'li~' eonronnance with this measure .edlicd by the 
Dulldlns Depanmcnt prior to the Issuance ,.. ._,,,. 
permlas. 

Dcrms and brow ditches shall be constructed to the Mltlgadon Grading rlan 
satisfaction and approval or the Dulldin1 Department. Monlcoring Check, and field 
Water shall nol be allowed to dnln over :my manuf:lc· Inspection 
tured slope f'ac:e. Top-of-slope soli bermt sh:lll be 

. 
Incorporated Into grading plans to prevent surface nmorr 
from dralnlnJ over ruturc Rll slopes. Draw diu:hcs shall 
be lnc:orponuc:d Into gnadlng plans to divert surficial 
runo(f rrom ungraded natural areas llfOUnd future CUI 

slopes. The design or bermt lind brow di&c:hc:s J.h:all he: 
approved by the Outldins Department prior to issuance of 
gntdlna permits. 

Prior to the Issuance or gndlng permits, appropriate Mhlg:atlon L:mdscape Plan 
anlrldal substances shall be recommended by the project Monllorlng Check, and Acid 
landscape architect and approved by the Building Inspection 
Dcpanmctu for usc In rcdudng •urf:ace erosion unlil 
pennanent landscaplncls well cscabllshed. Upon com-
pterion or gnading, stripped areas sl\!11 be covered whh 
•niAclalmbslllnces 11pprovcd bi\lle Building Dcparmtent. 

--- - . ----------

~ ~, _,z,lq Ap~dit A '(){) IYl~ Me~tsW'U I em.utiiNt~" 

• 

':nMINOOP RI!SPONSIBLB 
VERIFJCAnON PAKlT(S) 

Pdor to Issuance Building 
or any occupancy Dcp:anmcnl 
permlt(s) 

Prior to Issuance Building 
or any cradlna Department 
permb(s) 

Prior to Issuance Building 
or any JradlnJ Dcpanment 
permll(s) 

P· lf of 2lf 
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MhlGATION 1\fONITORING AND REPORT SUMMARY 
DRA.Ff ENVIRONMENTAL IMPACT REPORT NO. 155 

SAN DIEGO CREEK NORTII AUTOMOBILE DEALERSHIP 
AUGUST 31, 1995 

------ ---~·---

JMPLEI\IENTING 1\IEniOD OP 
MmGATION MEASURE ACTION VERIFI~TION 

20. The project geotechnical consuhant and/or civil engineer Mitigation Grading Plan 
II prepare wriuen site-specific reviews of the tentative Monitoring Check/ 

trac aps and grading plans addressing all salient Geotechnical 
geotccti • I issues, including groundwater. TI1cse Consultant 
repons sha rovide findings, conclusions and recom-
mendations reg ing ncar-surface groundwater and the 
potenllal for anUica y Induced groundwater as a result of 
future development, a the effects groundwater may 
have on bluffs, slopes an tructures. The reports shall 
also address the potential for ound subsidence on the 
site and properties adjacent to t itcs If dew:uering is 
recommended. The geotechnical co ltant and/or civil 
engineer's reports shall be signed by a ified 
Engineering Geologist and Registered Civil incer and 
shall be completed to the satisfaction of the Our ng 
Oc'panment prior to issuance of a grading permit. 

c. WATER RESOURCES 

1. Prior to issuance of any grading permit, an erosion, Mitigation Grading Plan 
siltation, and dust control plan shall be submitted, and Moniloring Check 
shall be subject to the approval of the Building Dcpan-
ment. 

-~~~--~ 

•f"t• 

' 

5 --~6., ~~ '1 A-ppe¥Ju41)' A- "CitcJ ll'li~a.hon M~ JC6Yiiti1Jiii s ' 

TIMINGOP RESPONSIBLE 
VERIFICATION PARTY(S) 

Prior to Issuance Building 
of any grading Department 
pcnnlt(s) 

Prior 10 Issuance Building 
of any grading Ocpanmcnl 
pcnnit(s) 

P· -g of 2Jf 
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MITIGATION MONITORING AND REPORT SUMMARY 
DRAFI' ENVIRONMENTAL IMPACT REPORT NO. 155 

SAN DIEGO CREEK NORTII AUTOMOBILE DEALERSHIP 

Seot·ion C " Weth:Y ~L.f.ree .s " 
AUGUST 31, 1995 

lftiPLEMEN11NG ftiElliOD OP 
MmGATION MEASURE ACTION VERIFICATION 

::9 Prior to the Issuance of any grading permit, the design Milig:uion Grading Pl:an 
engineer shall verify that the dlsc:h:~rge of surface runorr Monitoring Check 
from development of any site -Mil be performed In a 
manner so that incn::ISed peak nows from the sice -Mil not 
increase erosion immediately downstream or the sysu:m. 
As pan or this review, the velodl)' or concentrated runorr 
rrom the proia:t shall be c::wlu:lled, and erosive velocities 
concrollcd as part or the final projecc design. This report 
sh:all be reviewed by the Planning Dep:anmc:nt and 
approved by the Building Dcpartmc:nr. 

~ Erosion control me:asurc:s contained in the erosion Mitigation Gr:ading Pl:an 
siltation :and dust control plan sh:~ll be Implemented on Monisoring Spccllicuions, :and 
any exposed slopes -Mahin 30 days after grading. or :as Field Jnspc:c:tion 
otherwise directed by the Building Dcp:anmc:nl. 

~ Any existing on-site drainagc.f:adlities shall be imprm-ed as Mitigation Grading Plan 
required, oc updated concurrent -Mch grading nnd Monitoring Chc:dc. and Field· 
development, co the sads(ac:&ion or che Public Works and lnspc:c:don 
Building Departments. Jmprovemcn1 plans sh:lll be 
approved by the Public: Works Dc:panmcnt prior 10 

Issuance or a grading pcrmlc. 

@ Prior to the: Issuance or grading permits, the applic::ant (or Mitigation Gr:ading Plan 
applicant's grading contractor) shal~providc to the Monhoring Check, and Field 
Building and Public Works Departments haul route plans Inspection 
that Include a description or haul routes, access points to 
the sites, and watering and sweeping program designed to 
minimize Impacts of che haul operation. These plans shall 
be ralewed and approved by the: Public: Works 
Dcp:anmcnt. Copies of the plans shall be submiucd to 
the Cll)''s Plannins Dcp2rtmcnt. 

; .. q5-u1 ~ix 11 '~Cit;J Miti(J6ffi{Jn vn~ jCfJYVA.ihlns 1
' 

.. 

TIMING OF RESPONSIBLE 
VERIFICATION PAR1Y(S) 

Prior to Issuance Planning 
or any padlng Department, 
permit(s) Building 

Department 

Within 'o days Building 
aflcr grading, or Department 
as directed by the 
Buildlna 
Dcp:anmc:nt 

Prior to issuance Duildina 
or any padlng Department, 
pcrmlt(s) Public Works 

Dcp:anment 

Prior co Issuance Planning 
of any grading Department, 
permlt(s) Building 

Dcpanment, 
Public Works 
Dcp:anment 

----·--
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MlrriGATION MONITORING AND REPORT SUMMARY 
DRAFr ENVIRONMENTAL IMPACT REPORT NO. 155 

SAN DIEGO CREEK NORTH AUfOMOBILE DEALERSHIP 

Section C. '"WQ-tev ~esowe.es,. 
AUGUST 31, 1995 

IMPLEMENTING METIIOD OP 
MMGATION MEASURE ACTION VERIFICATION 

C9 Prior to the issuance of grading permits, the applicant Mitigation Grading Plan 
shall Incorporate the following erosion control methods Monitoring Check. and Field 
Into grading plans and operations to the satisfaction oC Inspection 
the Building Depanment. 

a. An approved material such as straw, wood chips, 
plastic or similar materials shall be used to 
st:Jbilize graded areas prior to rcveget:uion or 
construction. 

b. Airborne and vehicle borne sediment shall be 
controlled during construction by: the regui:Jr 
sprinlding or exposed soils and the moistening or 
vehicles loads. 

c. An approved m:ueri:d such as riprap (a ground 
cover or large, loose, angular stones) shall be: 
used to stabilize any slopes with seepage: 
problems to protect the topsoils in areas or con-
centrated runoff. 

lCD Prior to the issuance of grading permits, the project Mitigation Grading Plan 
geotechnical consult:Jnt and/or civil engineer shall dc:vclop Monitoring Check, :md field 
a plan for the diversion of stormw:uer away from any Inspection 
exposed slopes during grading and construction activities. 
The plan shall include the usc of temporary right-of.way 
diversions (I.e., berms or swalcs) lqlifled at disturbed 
arC:JS or graded right-of-ways. The plan will be approved 
by the Public Works and Building Depanments, and 
Implemented during grading and construction activities. 

------

~ ~qG .,J_l~ AypevlJit A ...... "CA ~ m i tiB liliit.111 me.. s~ Jemii-tillYL>' 

TIMINGOP RESPONSIBLE 
VERIFICATION PARTY(S) 

Prior to Issuance building 
of grading Dcp:anment 
pcrmit(s) 

Prior to Issuance Building 
or any grading Depanment, 
permit(s) Public Works 

Dcpanment 

---------------- -------------------

·r· 7 c+ z,Lf 
.w. 



_1 •• 

. f . . . ·.,: .• :· • --~. . ''\ .•. . ...... ........ .. J..- :' • . ... . ., . . • 
, ;> ,,,, .. ,_,, •• .,"_-_ •• , •. _, ... ,; 1 Jiff<.i,~.~~:-;,."c;,~~;,!·~·j-6).r•t ul~]"'"""''·C~11.1\'Cifq;~,C.OW'let l 

-~-. 

~ tr> 

\ 
00 

' 

•-

{<l&O\ lA fi OV\ C\G··~ l 0 2._ 

'·_·~ :M-__ ,._ .. _ ti~irJ .. _: _ MI~ON MONITORING AND REPORT SUMMARY' · 
i ~'j"J , /"'f f~l 0 . . ·· ENVIRONMENTAL.JMPACT REPORT NO. ISS 
i :< •• ' i SAN DIEGO CREEK NORTil AUTOMOBILE DEALERSHIP 

Section c. " V\Jat-eY R..e.s. ou.vce.s. - AUGUST 31, 199S 

lt-IPI.DIENT1NG MElliOD OP 
MmGAnON MEASURE AC110N VERJfiCAnON 

:e) The applicant shaU provide a tcmporar.y gravel entrance Mitigation Grading Plan 
located at every construction site entrance. The location Monitoring Check. and field 
or this entrance shall be lnc:orpor::ncd lmo grading plans Inspection 
prior to the Issuance or pdln& pcnnlas. To reduce or 
eliminate mud and sediment carried by vchlclo or runoff 
onto public riptf.Of-way, the gravel shall cover the entire 
width or the entrance. and ias length shall be no less than 
SO feet. The entrance plans shall be rc:vic:wcd and 
approved by the Public Works and Building Dcp:~nmenas 
concurrent with review and approv:al or grading plans. 

0 1bc: applicant shall cons1ruc1 filler berms or ocher Mhig:uion Grading Pl:m 
approved dc:rise ror the: temporary gravel entrance. The Moniloring Check, and field 
berms shall consist or a ridge or gravel placed across Inspection 
sr.adcd ript-of.ways eo decrease and filter runoff levels 
while pcnnltdng construction traffic to conlinuc. The 
location of benns shall be Incorporated into grading plans 
prior to the Issuance or grading pcrmias. The plans shall 
be reviewed and approved by the Public Works and 
Duildin& Departments. 

During grading and construction. the applicant shall Mhigation Grading Plan 

.. 

nMINGOP RESPONSIBLB 
VERIPICAnON PARlY(S) 

Prior co Issuance Building 
of any grading Department. 
pcnnit(s) Public Works 

Department 

Prior 10 Issuance Building 
or any grading Dep:trtmene. 
pcnnit(s) PubllcWorb 

Department 

Prior to Issuance Building €) 
provide a 1empomry sediment basin located at the point Moniloring Cheek. and Field or any grading Department 
or arcatot cunorr from any construction area. The lnspccdon pcrmlt(s) 
location or this basin shall be incorporated into grading 
plans. It shall consist or an embanlrfillent or comp3Ctcd 
soils across a drainage. The basin shall not be loc:~cc:d in 
an area where Its failure would lead to loss or lire or the 
loss or service of public utilities or roads. The plan shall 
be reviewed and approved by the Building Department. 

~ -46' ~~ ~ei?Nlttix A • ''CA., vvt,i·tij<WIM yYI USVfe.sl ~17111.5 '· f· ~ of 2Lf 
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MITIGATION MONITORING AND REPORT SUMMARY 
DRAFT ENVIRONMENTAL IMPACT REPORT NO. 155 

SAN DIEGO CREEK NORTH AUTOMOBILE DEALERSHIP 

5ectit>n C .~ water- ~~olA.....-ce $ " 
AUGUST 31, 1995 

-- -- ~-·-·-·····-·······-··--·-·-----

IMPLEMENTING METIIOD OP 
MmGATION MEASURE ACTION VERIFICATION 

€) Structural BMP Controls. Prior to the issuance of any Mitigation Grading Plan 
Grading Pc:nnlr, the project proponem shalt ensure th:u Monitoring Check, and Field 
the project includes implemenadon of appropriate Inspection 
structural Best Management Practices (BMPs) to reduce 
the extent or pollutants In stonnw:ucr Rows from the site. 
Said structural BMPs shaD mcec the approval of the Public 
Works Department. The following structural BMI's will be 
incorporated ar 1he project site: 

• All automotive malnten:mcc areas will be covered 
with a roof and will drain to the sc:wc::r system 
rather than the storm drain. . All trash enclosures will be covered . 

• Car wash areas will be covered and drain to the 
sc:wc:r system rather than the stonn drain. . Parking lot and displllf area catch basins will be 
provided with grease and oil filters. 

M:lintcnance of the selected structural BMPs will be 
required throughout the life of the project to ensure 
proper operadon. 

------- -·- -·-

'I"!'. 

.. 

-···--

TIMINGOP RESPONSIBLE 
VERIFICATION PAR1Y(S) 

Prior to Issuance Building 
o( any grading Department, 
pennlt(s) Public Works 

Department 
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MiTIGATION MONITORING AND REPORT SUMMARY 
DRAFT ENVIRONMENTAL IMPACT REPORT NO. ISS 

SAN DIEGO CREEK NORTII AUTOMOBILE DEALERSHIP 

See:Jion C '' WG\tr.¥ f~~ •. 
AUGUST 31, 1995 

l~fPLEMENnNG METIIOD OF 
MmGAnON MEASURE AcnON VERJFICAnON 

® Non..Suuaural BMP Con.trols. Prior to the issuance of Milipdon Operations Plan 
cenilic:ncs of usc and occupancy, the project proponent Moniloring Check. and Field 
shall submit an operations plan that ensures &hat the Inspection 
project operation thalllncludc non-Siruaural BMPs, 
Including the following: 

• Periodic cleaning (I.e., street sweeping) 
• Routinely cleaning on-site- storm drain manholes 

and catch basins 
• Source control surveys of all on-site industrial 

facilities I· 

• Controlling washdown of nop.stormw::ucr "·~·~·~ 

discharges from projca dt.-velopmcnt f:tcililics \ 

• Provldinalnform:uion 10 employees on disposal 
,or waste oil, grease, and pesticide conulnen 

• carefully controlling pesticide and fenilizcr 
usage 

• Proridlng covered areas for trash receptacles, or . 
enclosed features to prc:vcnc dirca comacl wich 
prcc:iplt:nion .. 

• ntr.c:lcnt landscaping irrig:adon 

nMJNG OF 
VERI FICA nON 

Prior to Issuance 
of any 
ccnlracate(s) of 
usc and occupancy 

~t' '"' '1 ..... , ·~ . 

. 
·~ 

.,. 

• Common area litter control ;'~~ '4F"r.r-
';t ...... 

• liousckecping or loading docks . 

All non-struaunal BMPs shall meet the approval or che 
Public: Works Dcpanmcnt. ·t't" 

. 

RESPONSIBLE 
PAR.1Y(S) 

1 

Public: Works I 
I 

Dc:panmc:nt 
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-- -- ----- --------- ----- -- -- -------------

IMPLEMENTING METIIOD OF 
MmGATION MEASURE AC110N VERIFICATION 

e Water Quallry Management Plan. Prior to the issuance of Mitigation Water Qualiry 
any building permit, consistent with the Drainage Area Monitoring Management Plan 
Management Plan (DAMP) prepared by the County of Or· Approval 
angc for compliance with their municipal storm w:ltcr 
NPDES permit requirement, the project proponent shall 
prepare a Water Qualiry Management Plan (WQMP). Said 
WQMP shall meet the approval of the Public Works 
DcpanmcnL The WQMP shall indicate the proposed 
structural and non-structural, permanent stormw:uer 
qualiry control measure to be utilized for the project, 
shall identify the potential pollutant source on the 
project, and shall describe how the project Implements 
the objectives outlined In the DAMP. 

15. Prior to issu:ance or a grading permit, the final plan of Mitigation Grading Plan 
ter, sewer and storm drain facilities shall be approved Monitoring Check 

by t ublic Works Dcpanment. Any systems shown to 
be requir by the review shall be the responsibility of 
the develope nless otherwise provided for through an 
agreement with t ropcny owner or serving agency. 

D. TRAFFIC AND CIRCU~ON 
1. '""' •o .,...,... or building ~hould Mitigation l"a)'ment or Fees 

contribute, on a fair share basis, to ds the cost or the Monitoring 
improvement :ll the intersection of.IC\ffi ree Road/Bristol 
Street North. Said contributions sh:all mcc "th the 
approval or lhe Director or Public Works. 

E. AIR QUALJlY ""' 

-------

TIMING OP RESPONSIBLE 
VERIFICATION PAKIY(S) 

Prior to Issuance Public Works 
or any building Dcpanmcnt 
pcrmh(s) 

Prior to Issuance Public Works 
of any grading Dcpanment 
pcrmit(s) 

Prior to approval Public Works 
or any building Dcpanmem, 
pcrmit(s) Director 
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MmGATION MONITORING AND REPORT SUMMARY 
DRAFT ENVIRONMENTAL IMPACT REPORT NO. ISS 

SAN DIEGO CREEK NORTII At.rrOMODILE DEALERSHIP 
AUGUST 31, 1995 

11\IPLEMENTING ••enroo oP 
MI11GAnON MEASURE ACTION VERIFICATION 

~ conorol ...... <adkwed by SCAQMD Rule Mitigation Grading Pl:tn 
followed. Monitoring. Check, and Field 

SCAQMD Inspection 
n:quiremcniS 

2. The appliclnt ~ • ......:ry the usc of concrete, emulsified Mitigation Plan Check, and 
asphalt, or asphald~ none or which produce Monitoring Field Inspection 
significant quanddcs or ~ons. 

}. To ..... exacdo""' o!SCAG~ oh~ Mitigation Grading Plan 
for NOx emissions, construction expon ope • ons arc ~onitoring Spccilic::uions and 
limited to a maximum of ten hours per day, inch · g one field lnspeaion 
hour of down lime. 

P. NOISE 

() Any rooftop or other mcch:anic::al equipment sh:lll be Mitlplion Plan Checks, and 
sound attenuated in such a manner as to achieve a Monhoring Field Inspection , 
m:udmum sound level of 55 dBA at the property line. 

~ Any mechanical equipment and emergency power Mitig:uion l'tan Checks. 
generators shall be ~«CCncd from view, and noise Monitoring and fidd 
associated with said inst:allalions shall be sound Inspection 
auenuated so as not co exceed 55 dBA at the property 
line. The latter shall be based upoettrle 
recommendations or a licensed C:lgineer praccicing in 
acoustics, and sh:all be :approved by the Pl:mning 
Department. 

nMINGOP RESPONSIBLE 
VERifiCAnON PAR1T(S) 

Prior ao bsuancc Planning 
of any 1rading Department, 
pcnnll(s) Building 

Depart men& 

Prior to Issuance Pbnnlnt 
or any building Department, 
pcrmit(s) Building 

Department 

Prior to issuance Planning 
or any grading Dcpanmcnc, 
pcnnit(s) Building 

Dcpanmcnt 

Prior to issuance Pbnnlng 
of :any building or Dcpanmcnt, 
conscruaion Building 
pcrmit(s) Department 

Prior 10 Issuance Pbnnlna 
of any building or Department, 
construction Build ins 
pcnnit(s) Dcpanment 

----
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MITIGATION MONITORING AND REPORT SUMMARY 
DRA.Fr ENVIRONMENTAL IMPACT REPORT NO. 155 

SAN DIEGO CREEK NORTII AUTOMOBILE DEALERSHIP 
AUGUST 31, 1995 

MmGATION MEASURE 
IMPLEMENTING 
ACTION 

METIIOD OP 
VERIFICATION 

3. 

G. 

0 

0) 

Pursu::mt to the City of Newpon Detch Noise Ordinance 
S · n 10.28.040, construction adjacent co existing 
residentt evclopmenc shall be limited co the hours of 
7:00 a.m. to : .m. Monday through Friday, and 8:00 
a.m. through 6:00 p. n Saturday. Construction sh:tll 
not be allowed outside of t hours Monday through 
Saturday or at any time on Sundays federal holidays. 
Verification of this shall be provided to th 
Dcpanment. 

BIOLOGICAL RESOURCES 

Final project design will Include measures to buffer the 
project from adjacent wetland aros, Including the SJIITC 
mitigation she :cod the existing wetland adjacent to the 
southeast comer of the project. The final buffer design 
shall be approved by the California Department of fish 
and Game and the California Coast.1l Commission. \1C1lilc 
a combination of landscaping and the pn::scncc of the 
Uayview extension may be considered adequate to buffer 
the project from the SJHTC mitigation she, addition:tl 
mClSures will likely be required for the nearer existing 
wetland she. Design measures to be considered include a 
five foot high concrete block wall or equiv:llc:nt barrier 
that will preclude human access from the project site and 
reduce the cfTeclS of hum:m activitr.r• 

lmpaCIS resulting from the USC of non·native, invasive 
plant species will be mitigated by developing a landscape 
plan that avoids the usc of non-native invasive plants. A 
landscape plan prepared with consideration or the 
following Informacion muse be approved by the City prior 
co the Issuance of building permits: 

Mitigation 
Monitoring 

Mitigation 
Monitoring 

Mitigation 
Monitoring 

Grading Plan 
Check, 
Construction Plan 
Checks, and Field 
Inspection 

Grading Plan 
Check, and Field 
Inspection 

L:tndscape Plan 
Check, and Field 
Inspection 

~ !J-1.!3- ;1-lli) f\'ppewtix: A ''CA fQ lY\ i~OY\ rY\eA S{)JteS/ CJNtifi IJYI,S 

TIMING OP 
VERIFICATION 

Prior co Issuance 
of any demolition, 
grading, or 
building permlt(s) 

Prior co Issuance 
of any grading 
permh(s) 

Prior co Issuance 
of any building 
permh(s) 

RESPONSIBLE 
PARlY(S) 

Planning 
Dcpanment 

Planning 
Dcpanment, 
Building 
Dcpanment, 
California 
Depanmcnc of 
l'ish and Game, 
California Coastal 
Commission 

Planning 
Department 

r· /3 of 2Lf- 1-1--
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MmGATION MONITORING AND REPORT SUMMARY 
DRAFT ENVIRONMENTAL IMPACT REPORT NO. 155 

SAN DIEGO CREEK NORTII AUTOMOBILE DEALERSHIP 

tee • AUGUST 31, 1995 

MmGAnON MEASURE ff 2.. 
IMPLEMENI1NG MmiODOP 
AcnON VERIFICAnON 

Prohibited SJI«<u 

All non-nadw: plants that are potentially invasive: via 
airborne seeds. or that are panic:ularly dirficuh to control 
once: escaped. will be prohibited l'rom all parts or the: 
project. Suc:h spec:ic:s Include:. but are not limited to, the: 
following: 

• Trec-of-hc:aven (Ailanthus spp.) 
• Giant reed (Anlndo donnx) 

• G::artand chl')'$3nthemum (Cbt)'ttrnlbemum 
coronarlum) 

• Pamp:u grass (Cortntlerln spp.) 
• Brooms (C)•tlsus spp.) 
• Oennuda buncn:up (Oxttlls pes.caprae) 

• Fountain,IKikuyu grass (P11nnlsetum spp.) 
• Gcrm:u~ Ivy ~necfo mlknnoldes) 
• Tamarisk (Tnmarlx spp.) • 

Pt:rnrltted S/Jf!cftls 

Some invasive, exotic spc:cic:s are known to be con-
rrollable In well man::aged situations. Such species may be 
used In proicct landscaping if a City approved biologist 
approves the species and proposed use. for example, 
areas that are separated rrom exlstif'c•wc:d:md areas by a 
substantial area or paving could be: planted with hybrid 
bennuda grass. Non-native, invasive species that could be 
used under these circumstances Include, buc arc noc 
limited to, chc following: 

.. 

nMINGOP RESPONSIBLE 
VERI FICA. nON PAB.TY(S) 

~ ~q; ~ ~J~ ~pevld' X' A... ·u~ mltl~rn MeASwesjCfWiih{JVfs' P· llf of 2!/-
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MITIGAnoN MONITORING AND REPORT SUMMARY 
DRAFf ENVIRONMENTAL IMPACT REPORT NO. 155 

SAN DIEGO CREEK NORTII AliTOMOBILE DEALERSHIP 

\ R~ AUGUST 31, 1995 

IMPLEMENTING METHOD Of 
MmGA110N MEASURE A en ON VERIFICATION 

• Houentot-lig (Carpobrotus edulls) 1 . Bcnnuda gr:15s (Cynodon dactylon)2 

• Myoponam (Myoporum /net11m) 

• Pepper trees (Schln11s spp.) 
• Cape Honeysuckle (Tecomnrln cc1pensls) 1 

• Periwinkle (VInca spp.) . 

~ The effects or night lighting on :adjacent n:uur:ll ;Jreas, 
including the SJUTC mitigation site, will be reduced by 
the design of lighting that is either low intensity or highly 
directional. 

Prior to the issuance or building permits, a lighting plan Mitig:uion Lighting Plan 
shall be :appro,•ed by the Ciry, demonstr:uing that Monitoring Check, and field 
appropriate lighting will be installed for the display area, Inspection 
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 usc or soft light intensiry fiXtures. 

Prior to the issuance or :any ccnificate or usc ancl Mitigation l.ighting Plan 
occupancy, the project proponent shall pro,ide evidence, Monitoring Check, and Field 
meeting the approval or the Ciry, that the inst."llled Inspection 
lighting meets the objectives of the plan. If necessary, 
shields on the back or lights or other screening shall be 
placed to CUI orr light beyond projWI.are:a. 

Should be prohibited in areas adjacent to natural open spaces. 

TIMING Of RESPONSIBLE 
VERIFICATION PARlY(S) 

Prior to lssu:mce Planning 
or any building Depanment 
pcnnit(s) 

Prior to lssu:mce Planning 
of any Dcpanment 
cenilicate(s) of 
usc and occupancy 

2 ltybrid Bennuda grass, which Is sterile or produces only sterile seed, should be pcrmincd in landscaped areas, when surrounded by an appropriate 
hardscapc buffer or an apron or non-invasive pl:mt species (to prevent vegetative spread Into natural areas). 

§-q,s--JI'l AV~ix ~ 'Ci-Jo l"rrHi~6YI VYletASIM"esj~tiOVts ·· p· IS of- L+ i-9-
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MmGATION MONITORING AND R~PORT SUMMARY 
DRAFr ENVIRONMENTAL IMPACT REPORT NO. 155 

SAN DIEGO CREEK NORTII AUfOMOBILE DEALERSHIP 

,ge.s AUGUST 31, 1995 

IMPLEMENTING METIIOD OP 
MmGA'nON MEASURE AC110N VERIFICA'nON 

C9 Prior to the Issuance of grading pcnnits for the project, a Midg:uion Approval of 
detailed Interim Habi~ac loss Midgation Plan (IHLMP), Monitoring Interim Habitat 
lncorpor:adng Mitigation Measures 7-5 and 7-6, sl\;111 be: loss Mitigation 
prepared by the City and submiucd to che U.S. fish and Plan 
Wildlife Service (USFWS) and California Depanmenc of 
Fish and Game (CDFG) for approwl. The purpose of 
these measures is to incn:asc the amount and qualhy of 
scrub habitat ahat can be: utilized by che California 
gnaccau:hcr and ocher species that require chis h:abit:u. 
This will bolh compcns:ate for the projecc induced loss or 
potcntbl breeding habit:al and increase the potcnti:ll ror 
wildlife movc:mcm by Increasing the size or imporc:mt 
populadons. 

•f"t' 

'nMINGOP RESPONSIBLE 
VERIFICAnON PARTY(S) 

Prior to lssu:~nc:e Planning 
of any grading Dc:panment, U.S. 
pcnnll(s) Fish and Wildlife 

Service, California 
Depanmenc or 
Fish and Game 

. 
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MihGATION MONITORING AND REPORT SUMMARY 
DRAFr ENVIRONMENTAL IMPACT REPORT NO. 155 

SAN DIEGO CREEK NORTII AUTOMOBILE DEALERSHIP 

Sec+i Gl "f>a·o\ 
o AUGUST 31, 1995 ( ,.._o~ ..... • . .-. .... -,/ 

P.IITIGATION MEASUREift.t 
IMPLEMENTING ME11IOD OF 
ACTION VERJFICATION 

The specific habitat replacement and exolic weed removal 
measures to be incorporated into rhe derailed IIILMP, 
including the acrual acreage, may be modified wilh the 
approwl or the Cali(omia Department or Fish and Game 
and the U.S. Fish and Wildli(e Service. The detailed 
IHLMP will Include the rollowing clements: 

• Overview/Objective . Plant Palettes and Planting Densities 
• Pl:anting Methods and Timing 
• She Prcparadon 
• Exotic Weed Remov:tl . lrrig:uion . Malnten:mce 
• Penonnance Standards 
• Monitoring 
• Remcdi:ll Measures . 

The implementuion o( these measures will occur at the 
first (c:asible opportunity, with consideration o( site 
preparation and plant prop::~gulc collection requircmcms. 

----- -------

•f\1'' 

TIMING OF RESPONSIBLE 
VERIFICATION PARTY(S) 

-- -----
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MmGATION MONITORING AND REPORT SUMMARY 
DRAFT ENVIRONMENTAL IMPACT REPORT NO. lSS 

SAN DIEGO CREEK NORTII AUTOMOBILE DEALERSHIP 

~~ 
,,AUGUST 31, 199S 

IMPLEMENTING 1\IETIIODOP 
MmGAnON MEASURE ACnON VERIFICAnON 

rY Prior to final design, the limit or the wetland arn adjacent Micig:uion Approval of 
to the proJect will be st:akcd in the lidd by a qu:llified Monitoring IHLMP, Grading 
person, and this limit will be survc:ycd and placed on chc Plan Check, and 
b:asc map used to prepare the final plans. Prior to Field Inspection 
initiation oC dearing and/or other conStruclion activity, 
this limlc will be dnrly marked In the fceld with sL1klng 
and ribbon, rope or rcnc:ing, and the commctor(s) will he 
advised by the City lnspcccor that this arn Is no1 10 be 
disturbed ror any reason. This area will be monitored h)' 
the City during regular inspections to ensure that chcre is 
no c:ncro:achment. 

C9 An approxlm:uc:ly 3.5 acre: ponion or the City owned Mitigation Appro,-al o( 1111 . .''-t P 
propcny In &he Dig Canyon area adjacent 10 Upper Monitoring 
Newpon Day shall be restored/convened 10 coastal s:~gc 
scrub habit:at. The goal oC lhc addl1ional h:abitat creation 
Is 10 increase the California gnatcatcher poput:atlon by :11 

least one pair. 

C) As pan or 1hc Dig Canyon n.'Stomtion errore, the City will Milig:uion Approv:ll or llll.MP 
Implement a three year program for 1hc removal of Monitoring 
pamp25 crass and myoporum from City propcny in 1hc 
mouth oC Big Canyon. The first year will conccnlmtc on 
initial n::moval at an appropriate lime oC year, i.e., prior to 

I seed Conn:adon. The following rwo years will consist or 
spot removal oC new seedlings or rq«f>sprouts. 

I II. CULnJR.\I,ISCIENTIFIC RESOURCES 
- ~ ... - -~ 

nMINGOP RESPONSIBLE 
VERI FICA nON PARTY(S) 

Prior lO appror.d Planning 
of Grading Plan Dcpanmcnr, 

Building 
Dcpanmcnt 

Prior to issuance Planning 
of grading Dcpanmc:nt 
pennit(s) 

Prior 10 issuance PL1nnlng 
oCgmdlng Dcpanmc:nt 
pennit(s) 

5~~5-~l'l ~£014~)(-~ • Ci~ Ytlifl[J+i{}l'l ~es j Cnvti-tiovl s ' y· t~ 12-tt 
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MITIGATION MONITORING AND REPORT SUMMARY 
DRAFr ENVIRONMENTAL IMPACT REPORT NO. 155 

SAN DIEGO CREEK NORTII AUTOMOBILE DEALERSHIP 

11\li'LEMENfiNG 1\fElliOD OP 
MmGAnON MEASURE ACnON VERifiCAnON 

0 City Coundl Polley K-S oullines the City's requircmcnlS 
wich respect to archaeologic:ll resources. The: following 
specific measures are recommended in conformance wilh 
Policy K-5. 

A. A qualified archaeologist shall be present during Micig:uion Grading Plan 
prc:gradc: meetings to inform the: projc:cc sponsor Monitoring Specific:uions, and 
and gr:::ading contractor of the results of any Field lnspeclions 
previous scudies. In addidon, :m archaeologist 
shall be present during grading :~ccivitics to in-
spcct the underlying soil for cultural resourcc."S. 
If signific:lnt cullural resources are uncovered, 
the archaeologist shall have the authority co stop 
or tcmpor:::arily divc:n construction :~ctivitics for a 
period or 48 hours 10 assess the slgnllicance o( 

the lind. 

B. In the event that signilic:lnt archaeological Micig:uion Grading Plan 
remains arc: uncovered during excavation ami/or Monitoring Spccific::uions, and 
grading, all work shall stop in that area or field Inspection 
subject property until an appropriate dau rccov-
cry progr:::am Cln be developed and implemented. 
The cost of such a program sh::all be the 
responsibility of the project sponsor. 

c. Prior to issuance or any gramhg permits, the Micig:nion Letter rrom 
Applicant shall waive the provisions or All ?52 Monitoring Applicant to City 
rel:ucd to City of Newport De:ach responsibilities 
for the mitigation or archacologic:ll impacts in a 
manner accc:pl:lblc to the City Attorney. 

- ---------

.. 

nl\IIN'G OP RESPONSIBLE 
VERifiCAnON PARTY(S) 

Prior to Issuance Planning 
of any grading or Dc:panment 
conscruclion 
pcrmil(s) 

Prior to approval Planning 
or any grading Department 
permlt(s) 

Prior to Issuance Planning 
of any gr:::ading Department, City 
pc:rmlt(s) Attorney 

5-q£) .. ;).\q ~pevu:tix A • Ct'fo IYl i ~OYI m&..s~ / CoY!dih·~s' y· \ot Db 2-4 
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MmGATION MONITORING AND REPORT SUMMARY 
DRAFr ENVIRONMENTAL IMPACT REPORT NO. ISS 

SAN DIEGO CREEK NOR11l AUTOMOBILE DEALERSHIP 

IMPLEI\IEN11NG I\IE1110D OP 
MmGAnON MEASURE A en ON VERIFICAnON 

0 Any sites uncovered shall be mitig:ated. punu:ant to Mitigation Grading Plan 
Council Polley K-5. Where funhcr testing or salr.~ge is Monitoring Spc:clficadons, and 
required, the applicant shall select a Chy approved, qu:di· r~eld Check 
fled arch:u:ologist to cxctWte a sample of the site. All 
testing and salwge shall be conducted prior to issu:ance of 
gr.adlng permits or usc: or an area for rccrcation:al 
purposes. A wrinen rcpon summarizing the findings of 
the testing and d:ata recovery progr:am shall be submitted 
to the Pl:annins Depanment wichln 90 days of the 
completed data recovery progr:am. 

@ The applicant shall donate all arch:aeologic:d m:ueri:al, Miaig:ation Gr:ading Plan 
historic, or prehistoric, recovered during ahe projc:c1 co a Moniloring Specifications, and 
local Jnsdtudon that has the proper facilities for cur:ation, Field Check 
display and study by qu:alllied schol:an. All material shall 
be tr:ansfcm:d to the approved f:aclliry after laboratory 
analysis and a report have been complc1ed. The 
::~pproprlatc local Institution shall be ::1pprovc:d by the 
Plannins Department based on a recommendation from 
the qualified archaeologist. 

t9 A prc.gr:adc reconnaissance or the :~rca shall be made by :a Mhig:uion Gr:adlng Plan 
qualified paleontologist 10 assess whether any signific:~nt Moni1oring Spc:cificadons, and 
fossils currently are exposed. Any rossils observed and field Check 

IC9 
deemed slpllicant shall be salr.agcd. 

A qu:lllrled p:alconlologlst shall be fcf~ined 10 monhor Mid galion Grading Plan 
::~nd, if necessary, salwge scientifically slpilic:::~nt fossil Monitoring Specifications, and 
remains. fidd Check 

:@ The paleontologist shall have 1hc power to lcmpor:arily Mitlg:alion Gr:ading Plan 
divcn or dln:a gr:adlng efforts to allow the ev:du:adon and Monilorins Spc:cific:arions, and 
any ncceuary salv.:agc of exposed fossils. Fidd Check 

nMINGOP RESPONSIBLI! 
VERIFICAnON PARTY(S) 

' 
Prior to Jssuanc:c: Planning 
of any padlng Dcpanmcnt 
pcnnlt(s) 

Prior to issuance Planning 
or any sractlng Depanmcnt 
pcnnit(s) 

Prior 10 issuance Planning 
or anr grading Dep:anmenl 
pennlt(s) 

Prior 10 Issuance Planning 
or any gr:adlng Dep:anmenl 
pcrmlr(s) 

Prior to Issuance Planning 
or any Jr:adlng Depanmcnt 
permit(s) 

---·-··-~·-
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MmGATION MONITORING AND REPORT SUMMARY 
DRAFf ENVIUONMENTAL IMPACT REPORT NO. 155 

SAN DIEGO CREEK NORTII AUTOMOBILE DEALERSHIP 

lllfPLEMENTING METIIOD OP 
MmGAnON MEASURE AC110N VERifiCAnON 

t9 Monitoring shall be on a full-lime basis during grading in Milig:uion Grading Plan 
geologic units of high paleontologic sensitivity. Monitoring Specificalions, and 

field Check 

@ Spot-checking of low sensitivity sedimenls sh::.ll he Mitigation Grading Plan 
conducted by a qualified paleontologist. Should Monitoring Spccificuions, and 
significant fossils be observed during grading in these Field Check 
uniq, full-time monitoring may be required. 

v All collected fossils shall be donated 10 a museum Midg:uion Grading Plan 
:approved hy the City of Newport lkach Planning Monhoring Spccilic:ttions, and 
Department. 1:ic:ld Check 

e A lin:d report summarizing findings, including an itemized Milig:uion Grading Plan 
inventory and contextual :Siratigraphic data, shall Monitoring Spcdlicuions, and 
:accompany the rosslls 10 lhe designated repository; an Field Check 
:additional copy shall be sent 10 the appropri:nc L.c:ad 
Agency. 

nMINGOP 
VERifiCAnON 

Prior to Issuance 
or any grading 
pcnnit(s) 

Prior to Issuance 
of any grading 
pcnnlt(s) 

Prior to Issuance 
of any grading 
pcnnh(s) 

Prior to Issuance 
~r any grading 
pcnnh(s) 

~· --········----~·-------------------------·······---- ~-···--- - -- -·-·-----------·------ --

•t'f • 

RESPONSIBLE 
PAKTY(S) 

Planning 
Department 

Planning 
Department 

Planning 
Department 

Planning 
Department 
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COMMISSIONERS 

ROLL 
CALL 

MINUTES 

CITY OF NEWPORT BEACH 
August 24, 1995 

Use Permi+ 35~5 conditions rNcex 

dards. All handicap parking shall be designated with a sign and 
ent marking. ~ 

~ 
That monument signs, slopes, walls and landscaping along the ~ 
Jambor Road frontage shall be considered in the site distance ~ 
requireme . The Bayview Way and Jamboree Road intersection ~ 
shall be desi ed to provide sight distance of 50 miles per hour. ~ 

~~ That all unloadin and loading of vehicles shall be done on-site. 
~i;-

That site access sh be provided for emergency access per City §.. 
Fire/Marine and Public orks standards. ~ ~ 

That on-site fire hydrants hall be provided as required in the . i · 
Uniform Building Code and Fi · e standards. .. ~ ~ 

That all buildings shall be fully rinklered per NFP A 13 and 
Fire/Marine standar:ds unless othe · se determined by the F1te 
Department and Building Department. 

That the applicant shall provide fire pr ection equipment and 
devices associated with special hazards pres ted in design of the 
facility and protect those hazards as prescri in the Uniform 
Building Code and nationally recognized standar as approved by 
the Fire/Marine Departments. ;.. 

'!>-
That aU automobile servicing, repair, washing and detaitin 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 Bullding Department and the Public Works Department. 

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

..;: ·-
~ 

--~ ~ 
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MINUTES 

CI1Y OF NEWPORT BEACH 
August 24, 1995 

Use Per-m if 3 S G:,S condif-l'ons INDEX 

~ 
I 

eliminate direct light and glare on adjoining properties southerly and 
westerly of the site. A timing device shall tum off any light fil.cing 
towards the residential properties or neighboring properties at I 0:00 
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 N 
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 pennitted, and that all signs shall 
meet the requirements of Chapter 20.06 of the Municipal Code. 

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

a Use Pennit shall be required for the establishment of 
restau at is open to the general public, within the facility. 

That the project co with the Uniform Building Code, disabled 
access, and energy regulatio . 

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. * That all employees shall pw k: on-site:-



COMMISSIONERS 

ROLL 
CALL 

MINUTES 

CITY OF NEWPORT BEACH 
August 24, 1995 

USe 'Permit 35~s conaiti~ns 

~· 

~· 

the hours of operation shall be limited between 6:00 am. and 
10:00 p. --::1. --

That all trash areas shall be screened 
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 stonn 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 

appro by the Public Works Department and the Planning 
Departm t. 

That the Pla g Commission may add to or modifY conditions of 
approval to this e Permit or recommend to the City Council the 
revocation of this se Permit, upon a determination that the 
operation which is the s 'ect of this Use Permit, causes injury, or is 
detrimental to the health, ety, peace, morals, comfort, or general 
welfare of the community. 

INDEX 

'J) 

--~ 
~ . -

That this Use Permit shall expire u s exercised within 24 months c:::::r 
from the date of approval as specified ection 20.80.090A of the 
Newport Beach Municipal Code. 

Del'elopment Amement No. 6 fCTOSAl: 

Adopt Resolution No. 1403 recommending City Council appro 
Revisions to Development Agreement No. 6. 
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October 23, 1995 

Ms. Linda Dawes 
U.S. Fish and Wildlife Service 
2730 Loker Avenue West 
Carlsbad, California 92008 

CITY OF NEWPORT BEACH 
PLANNING DEPARTMENT 

(714) 644-3225 fP. r2 n ~n ....., 
;~iS~!SU~\!il; 
I \.S I· . I ..., 

CCT 3 0 199S 

CALIFORNIA 
::OASTAL COM.~1:::::1< . 
'1UTH COA~i !)l;)iR' 

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 (lln..'MP) 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 llll.:MP, 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 EnviroMtental 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 D~ership is not included in the preliminary res~e design for the 
Coastal Subregion NCCP. However, it is immediately adjacent to the San Diego Creek conidor, 
which is part of a special linkage between the preliminary reserve and important habitat in Upper 
Newport Bay. 

The proje(,.'t 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 Em. 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 snrrc mitigation site and the existing wetland adjacent to the southeast comer of 
the project. The final buffer design shall be approved by the California Department ofFish and 
Game and the California Coastal Commission. 

City Hall • 3300 Newport Boulevard • P.O. Box 1768 • NewpQrt Beach, Cal.ifornia 92659-1768 
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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 infonnation on exotic invasive plants must be approved by the 
City prior to the issuance of building pennits. 

The effects of night lighting on adjacent natural areas, including the SJliTC mitigation site, will 
be reduced by the design of lighting that is either low intensity or highly directional. Prior to 
the issuance of building pennits, 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 pennits for the project. a detailed Interim Habitat lAss Mitiga­
tion Plan {niLMP) 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 nn..MP, 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 area 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 wiD be restored/converted to coastal sage scrub habitat that conforms with the 
City Fire Department's desire to minimize future fire hazards. This will ibe accomplished 
by planting "cells" of typical coastal sage scrub habitat. These cells wit be bounded by 
denser plantings of Fire Department approved shrubs that occur in coastal sage scrub 
habitat, e.g., coyo~e 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 ofFire Department approved coastal sage scrub species in densities 
that confonn with fuel modification requirements. · · 



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: 

Sclloa Pampas grass (Cortaderia selloana) 
Pampas grass (Cortaderiajubata) 
Hottentot-fig (Carpobrotus edulis) 
Castor bean (Ricinus communis) 
Russian thistle (Sa/sola tragus) 
Cardoon (Cynara cardunculus) 
Crystalline iceplant (Mesembryanthemum crystallinum) 

• Small-flowered iceplant (Mesembryanthemum nodiflorum) 
Australian saltbush (A triplex 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. 

Sincerely, 

~~ 
Patricia Temple 
Planning Manager 

Attachments: NCCP Findings 

cc: Bill Tippets, CDFG 
Tim Neely, EMA 
Art Homrighausen, LSA Associates, Inc. 



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 COMectivity between areas of high habitat 
values. 

c) 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. 

PROJECJ' SPECIFIC FINDINGS 

Consistency wit/a Interim Loss Criteria 

Cumulative 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. 
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Connectivity 

Most of the contiguous patches of coastal sage scrub habitat in the Coastal Subregion are in the 
San Joaquin HiUs, 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 pennanent 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 reserve 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. 

EJ[ect 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. 



Incidental Habitat Loss 

The purpose of the project is to develop a commercial area. The loss of scrub habitats is a neces­sary. incidental effect of the project. 
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Coastal Sage Scrub Mitigation Area 
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Memorandum 

To . Mr. John T. Auyong, Staff Analyst 
California Coastal Commission 
c:l"\,.tl- Cnast Area Office 
245 W. Broadway, Suite 380 
Long Heach, California 90802-4416 

I D) ~ © ~ ~ ~0~ \r· September 21 1995 lJ'U ate I.) • 

~EP 2 6 1995 

From : Departme.,t of Fish and Game • Region 5 

CALIFORNIA 
COASTAl COM."AI~~I<..~·.­
·ouTH COA:T ~ISiRI: 

Subject= Fletche; Jones Motorcars-COP 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 Pennit 
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 califomica califomica). t 

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 



Mr. John T. Auyong 
September 21 , 1995 
P2ge Two 

cc: Department of Fish and Game: 
Mr. Williru;n 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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~CALE: 1.. - 150' EXHIBIT ''B'' SHEET 1 OF 1 

SKETCH TO ACCOMPANY LEGAL DESCRIPTION OF PARCELS 
A, 8 AND C, IN THE CITY OF NEWPORT BEACH, COUNTY OF 

ORANGE, STATE OF CALIFORNIA 

' ' 

ASL Consulting Engineers 
ONE JENNER SlREET 
SUIT£200 
IRIIIN£, CA 92718 
714/727-7099 FAX:.714/727-7rl!l7 

S'ly CORNER OF THE NW'Iy 1/2 
~......---- OF THE SE'Iy 1/2 OF BLOCK 50 

OF IRVINE'S SUBDIVISION 

5-95-219 

& 
0 

' ' 

' 
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Vegetation Map 
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October 30. 1995 

Mr. Don Webb 
Public Works Director 
City ofNewportBea.ch 
3300 NC'Wport Boulevard 
Newport Beach, CA 92658-8915 

.A:Jtention: Emmet Berkery, PE 

~:ov t t;9s 

CAliFORNIA 
:OASTAL COMMI:::-:](. 
'1UTH CC' ~ ~T :"';I~.; P 

Subject: Review or the Proposed Discharge or Storm Drainage from the Pletcher Jones Site 
into the SJRTC Salt Water Marsh' Mitigation 

DearMr. Webb: 

This letter briefiy summarizes the TCA' s review of a conceptual drainage plan which proposes to discharge 
the on-site run-oft' from an 8 acre development into the salt water marsh mitigation site which is bcina 
created for tha San I oaquin Bills Transportation Conidor. In our review of this plan we ha.ve considered 
that there is an alternative prop,osal which would discharge directly into San Diego Creek rather than 
through the smTC Mitigation Site. We believe that the proposal to drain through the Salt Water :Marsh 
(rather than directly into San Dieso Creek) provides the greater environmental benefit. We have reached 
this conclusion because we bcli'eve that any discharge 'directly into San Diego Creek 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 calculations are reasonable and 
appropriate to the area. It is the TCA' s opinion that the quantity ofrun-o!F (approx.i.traately 30 cubic feet 

'\ per .seCond) combined with the Storm frequency {2.S years) arc such that the salt wat~bitat will not be 
adversely affected. We have also considered the water quality which is proposed to be discharged into the 
mitigation site and we beLieve B:MP measures and oiVwatcr separators proposed can be listed. to insure that 
the discharge 'W11I be cQmpatible with the mitigation habitat In addition to oiVwatcr separators proposed, 
the TCA has used other means to mitipte water quality impacts .on our corridor project; iC you wish to 
consider these as alternatives we will provide you with the details of these designs. While we require a 
review of the details of the drainage system; we are confident that "Alternate A!' can be designed to be 
compatible with our mitigation site and we are committed to working cooperatively with the City on their 

review of the developer's propqsals. · .~ ... RECEIVED 
• -~ ,_,;;,.;;;; ...... ;;;;...;;;_;;.;;;o._, 

~~· 
Geile Willimn Foster, PE ~ 'OCT 3 0 (995 

Conidor Manager 
o.~~lt£. SU11E :ztx:J. P.O. BOX 118870. SIWTA ANA. CA 9279!!J.SB70 714/"'13f5.9800 FAX 71A/435-!JS48 
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