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SUMMARY OF AMENDMENT REQUEST 

The proposed Irvine Coast Local Coastal Program amendment consists of major 
and minor revisions to the land use plan and implementation plan which make up 
the certified Local Coastal Program. The Orange County LCP segment name is 
being changed to the Newport Coast Local Coastal Program. The major change 
involves shifting development off a portion of Muddy Canyon to create a large 
open space segment connecting major inland open space lands in Crystal Cove 
State Park with the open space area of Trancos Canyon (see Exhibit 5a and 5b). 
Other major changes include: removal of restrictions on private ownership of 
Tourist/Commercial overnight units; placement of equestrian centers in planning 
areas (PA) 5, 6 and 12C; allowing guest cottages/caretaker units on 10,000 
square foot lots; changing the land use designation of Planning Areas (PA) 3A 
and 3B from low. density residential to medium density residential; allowing up to 
100,000 square feet of neighborhood commercial in PA 3A and 3B; deleting 
Sand Canyon Avenue, and creating new planning areas 12F and 12J for the El 
Moro Elementary School and the Laguna Beach Water District reservoir. There 
is no change in the amount of land being dedicated to the State and County for 
conservation open space. 
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Many of the proposed minor changes occurring throughout the text consist of 
changes in place names, i.e., Irvine Coast to Newport Coast, changes in 
terminology, changes in acreage figures to reflect more accurate survey 
methods, changes which reflect the deletion ·of roads or changes in planning 
area designations, and changes to maps and tables. For the purposes of this 
staff report the LCP area shall be referred to as the Irvine Coast. 

STAFF RECOMMENDATION 

Staff recommends rejection of both the proposed land use plan and 
implementation plan amendment as submitted, and approval, if modified. 

The appropriate resolutions and motions may be found on Pages 7-9. The 
suggested modifications begin on Page 12. Findings for denial, as submitted, 
of the land use plan amendments begin on Page 16. Findings for approval of 
the land use plan amendments, if modified, begin on Page 19. Findings for 
denial, as submitted, of the implementation plan amendments begin on Page 34. 
Finally, approval of the implementation plan amendments, if modified, begin on 
Page 34. 

ISSUES OF CONTROVERSY 

Although the County's Local Coastal Program Amendment submittal involves 
numerous major and minor changes, only one issue of controversy exists 
between the County of Orange and the Coastal Commission staff. Commission 
staff is recommending denial of the LUP and Implementation Plan as submitted 
and approval if modified as suggested. As proposed, the LCP amendment 
would delete the language of the certified LUP which allows only 400 of the 
2,150 tourist commercial overnight accommodations to be individually owned. 
The staffs recommendation of denial centers on the issue of assuring that tourist 
commercial overnight accommodations are available to the public-at-large, 
consistent with Section 30222 of the Coastal Act, as opposed to private or semi
private ownership (condominiums and/or "time-share" condominiums) of all2, 150 
allowable accommodation units. The suggested modifications would allow 1 ,800 
of the 2,150 units to be privately owned, provided that the accommodations are 
subject to a management plan and marketed to the general public at large and 
that the remaining 350 overnight accommodations are built as typical hotel 
accommodations. 

While Commission staff is recomending approval of the remaining changes to 
the LCP as submitted by the County, other issues of concern and objections to 
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the LCP amendment have been raised by by Friends of the Irvine Coast, the 
Laguna Canyon Conservancy, and other groups and individuals. The major 
issues of controversy, other than tourist commercial, involve making a portion of 
Pelican Hill Road part of the San Joaquin Hills Transportation Corridor, 
increasing the density of residential development in planning areas 3A, 38, 4A 
and 48, lessening restrictions on guest cottages and caretaker units, and the 
location of equestrian centers. Staff has included letters of objection in the 
exhibits portion of this staff report. 

ADDITIONAL INFORMATION 

Further information on the Newport Coast Local Coastal Program (LCP) 
Amendment may be obtained from Robin Maloney-Rames at the South Coast 
office of the California Coastal Commission (31 0) 590-5071. 
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I. EXECUTIVE SUMMARY 

The proposed Local Coastal Program Amendment involves changes to both the 
Land Use Plan and the Implementation Plan. The LCP segment name is 
proposed to be changed from Irvine Coast to Newport Coast. The major 
components of the amendment involve the removal of restrictions on private 
ownership of Tourist/Commercial units and the intensification of development in 
Planning Areas 3A, 38, 4A and 48 to allow, as part of the Natural Communities 
Conservation Program (NCCP) process, for a large block of open space in 
Muddy Canyon connecting the Los Trancos open space to the larger Crystal 
Cove State Park open space. Planning areas 3A and 38 will be changed from 
low density to medium density residential and up to 100,000 square feet of 
neighborhood commercial will be allowed. The LCP will also be changed to 
allow equestrian centers (50 horse maximum) in PA 5, 6, and 12C, guest 
cottages/caretaker units on 10,000 square foot lots (reduced from a 20,000 
square foot minimum), and the elimination of Sand Canyon Road. Basically the 
amount of land dedicated for public use remains the same. 

The minor changes to the LCP involve changes in place names, changes to the 
Land Use Statistical Table and maps, changes to graphics, changes in acreage 
of planning areas, the addition of new planning areas, and other changes. 

Staff is recommending denial of the LCP amendment as submitted and approval 
of the proposed LCP amendment if modified as suggested. Staff is 
recommending denial of the LCP amendment as submitted because the modified 
language would potentially allow all of the 2, 150; tourist overnight 
accommodations to be individually owned, precluding condominiums; and 
timeshare condominiums. which is inconsistent with the recreation policy, Section 
30222 of the Coastal Act. The motions and resolutions to carry out the staff 
recommendation are immediately following. 
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II. MOTIONS AND RESOLUTIONS 

Following a public hearing, staff recommends the Commission adopt the 
following resolutions and findings. The appropriate motion to introduce the 
resolution and a staff recommendation are provided just prior to each resolution. 

A. DENIAL OF THE LAND USE PLAN AS SUBMITTED 

MOTION I 

I move that the Commission certify the County of Orange Irvine Coast 
Land Use Plan Amendment 1-96, as submitted. 

Staff Recommendation 

Staff recommends a NO vote and the adoption of the following resolution 
and findings. An affirmative vote by the majority of the appointed 
Commissioners is needed to pass the motion. 

Resolution I DENIAL OF THE COUNTY OF ORANGE IRVINE COAST LAND 
USE PLAN AMENDMENT AS SUBMITIED 

The Commission hereby denies certification of the amendment request to 
the County of Orange's Irvine Coast Coast Land Use Plan Amendment 1-96 and 
adopts the findings stated below on the grounds that the amendment will not 
meet the requirements of and conform with the policies of Chapter 3 
(commencing with Section 30200) of the California Coastal Act to the extent 
necessary to achieve the basic state goals specified in Section 30001.5 of the 
Coastal Act; the land use plan, as amended, will not be consistent with 
applicable decisions of the Commission that shall guide local government actions 
pursuant to Section 30625(c); and certification of the land use plan amendment 
does not meet the requirements of S1 080.5(d)(2)(i) of the California 
Environmental Quality Act, as there would be feasible measures or feasible 
alternatives which would substantially lessen significant adverse impacts on the 
environment. 
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B. APPROVAL OF THE COUNTY OF ORANGE IRVINE COAST LAND 
USE PLAN AMENDMENT IF MODIFIED AS SUGGESTED 

MOTION II 

I move that the Commission certify the County of Orange Irvine Coast 
Land Use Plan Amendment 1-96, if modified. 

Staff Recommendation 

Staff recommends a YES vote and the adoption of the following resolution 
and findings. An affirmative vote by the majority of the appointed 
Commissioners is needed to pass the motion. 

Resolution II --APPROVAL OF THE LAND USE PLAN AMENDMENT IF 
MODIFIED: 

The Commission hereby certifies the amendment request to the County of 
Orange Irvine Coast Land Use Plan, as modified, and adopts the findings stated 
below on the grounds that the amendment will meet the requirements of and 
conform with the policies of Chapter 3 (commencing with Section 30200) of the 
California Coastal Act to the extent necessary to achieve the basic state goals 
specified in Section 30001.5 of the Coastal Act; the land use plan, as amended, 
will be consistent with applicable decisions of the Commission that shall guide 
local government actions pursuant to Setion 30625(c); and certification of the 
land use plan amendment does meet the requirements of S1080.5(d)(2)(i) of the 
California Environmental Quality Act, as there would be no feasible measures or 
feasible alternatives which would substantially lessen significant adverse impacts 
on the environment. 

C. DENIAL OF THE COUNTY OF ORANGE IRVINE COAST 
IMPLEMENTATION PLAN AMENDMENT AS SUBMITTED 

MOTION Ill 

I move that the Commission reject the County of Orange Irvine Coast 
Implementation Plan Amendment 1-96, as submitted. 

Staff Recommendation 
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Staff recommends a YES vote and the adoption of the following resolution 
and findings. An affirmative vote by the majority of the Commissioners present is 
needed to pass the motion. 

Resolution Ill DENIAL OF THE COUNTY OF ORANGE IRVINE COAST 
IMPLEMENTATION PLAN AMENDMENT AS SUBMITTED 

The Commission hereby denies certification of the amendment to the 
County of Orange Irvine Coast Local Coastal Program Implementation Plan on 
the grounds that the amendment does not conform with and is inadequate to 
carry out the provisions of the certified land use plan. There are feasible 
alternatives or feasible mitigation measures available which would substantially 
lessen any significant adverse impacts which the approval would have on the 
environment. 

D. APPROVAL OF THE COUNTY OF ORANGE IRVINE COAST 
IMPLEMENTATION PLAN AMENDMENT IF MODIFIED 

MOTION IV 

I move that the Commission approve Implementation Plan Amendment 1-
96, if modified. 

Staff Recommendation 

Staff recommends a YES vote and the adoption of the following resolution 
and findings. An affirmative vote by a majority of the Commissioners present is 
needed to pass the motion. 

Resolution IV APPROVAL OF THE COUNTY OF ORANGE IRVINE COAST 
IMPLEMENTATION PLAN AMENDMENT IF MODIFIED 

The Commission hereby approves certification of the amendmentto the 
County of Orange Irvine Coast Local Coastal Program on the grounds that the 
amendment, with suggested modifications, conforms with, and is adequate to 
carry out, the provisions of the certified land use plan. There are no feasible 
alternatives or feasible mitigation measures available which would substantially 
lessen any significant adverse impacts which the 
approval would have on the environment. 
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Ill. STANDARD OF REVIEW 

The standard of review for land use plans, or their amendments, is found in 
Section 30512 of the Coastal Act. This section requires the Commission to 
certify an LUP or LUP amendment if it finds that it meets the requirements of 
Chapter 3 of the Coastal Act. Specifically, it states: 

Section 30512 

(c) The Commission shall certify a land use plan, or any amendments 
thereto, if it finds that a land use plan meets the requirements of, and is in 
conformity with, the policies of Chapter 3 (commencing with Section 
30200). Except as provided in paragraph (1) of subdivision (a), a decision 
to certify shall require a majority vote of the appointed membership of the 
Commission. 

Pursuant to Section 30513 of the Coastal Act, the Commission may only reject 
zoning ordinances or other implementing actions, as well as their amendments, 
on the grounds that they do not conform with, or are inadequate to carry out, the 
provisions of the certified land use plan. The Commission shall take action by a 
majority vote of the Commissioners present. 

IV. SUMMARY OF PUBLIC PARTICIPATION 

Section 30503 of the Coastal Act requires public input in Local Coastal Program 
development. It states: 

During the preparation, approval, certification, and amendment of any 
local coastal program, the public, as well as all affected governmental 
agencies, including special districts, shall be provided maximum 
opportunities to participate. Prior to submission of a local coastal program 
for approval, local governments shall hold a public hearing or hearings on · 
that portion of the program which has not been subjected to public 
hearings within four years of such submission. 

Regarding Local Coastal Program Amendment 1-96, the County of Orange held 
Planning Commission and County Board of Supervisor meetings with regard to 
the subject amendment request on: April16, 1996, May 8, 1996, May 21, 1996, 
and July 16, 1996. All of those local hearings were duly noticed to the public. 
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Notice of the subject amendment has been distributed to all known interested 
parties. 

V. BACKGROUND 

The Irvine Coast Land Use Plan was certified by the Coastal Commission on 
January 19, 1982. The lmplementating Actions Program was submitted to the 
Commission in 1984, but was then withdrawn. At the November 1987 Coastal 
Commission hearing the Commission approved Irvine Coast Land Use Plan 
Amendment (1-87) and the resubmittal of the Implementing Actions Program. 
On January 14, 1988 the Coastal Commission concurred with the Executive 
Director's determination that the County of Orange's acceptance of the Land Use 
Plan and lmplementating Actions Program was legally adequate. 

The 1988 amendment (commonly known as the Irvine Coast 1st Amendment) 
included the following revisions: 1) deletion of 200,000 square feet of permitted 
office use; 2) expansion of hotel use near the intersection of the proposed 
Pelican Hill Road and Pacific Coast Highway to include two 18-hole golf courses, 
400 additional hotel rooms {1 ,900 total) and 25,000 square feet of additional 
commercial retail use (75,000 square feet total); 3) clustering of 2,600 residential 
units on the ridges; and 4) preservation of open space in Buck Gully, Los 
Trancos Canyon, the frontal slopes of Pelican Hill, Muddy Canyon and the land 
(2,666 acres) between Crystal Cove State Park and the City of Laguna Beach. 

Since the 1988 certification of the 1st Amendment and Implementation Actions 
Program, constituting the Local Coastal Program, the County of Orange has 
approved 30 Coastal Development Permits consisting of 2,059 residential units 
and 1 ,450 tourist commercial units, all major collector roads, and recorded offers 
of dedication on all major open space (except Muddy Canyon). Two public golf 
courses have been completed and are open to the public. Planning areas 13A 
and 13B have been sold to the Disney Company for a major tourist commercial 
resort, and 440 residential buildings have been completed or are under 
construction in planning areas 1 B, 2A, 2B and 9. 

The major purpose of this Local Coastal Program Amendment is to update the 
previously certified LCP to reflect negotiations between the County of Orange, 
the Irvine Company, the California Department of Fish and Game, and the U.S. 
Department of Fish and Wildlife Service concerning acquiring connective open 
space between Los Trancos Canyon and Buck Gully and the major portion of 
open space in Crystal Cove State Park (see Exhibits 5a and 5b). The existing 
land use plan calls for development within the area now being converted to 
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recreation open space, namely the construction of Sand Canyon Road and 
associated residential development adjacent to Muddy Canyon from Pacific 
Coast Highway to the coastal zone boundary (see Exhibit Sa). The proposed 
amendment calls for deleting Sand Canyon Avenue, eliminating the lower portion 
of Planning Area 5 and designating the area between Planning Areas 5, 6 and 
4A as recreational open space. 

In addition, the LCP changes certain place names, i.e., "Pelican Hill Road" to 
"Newport Coast Drive", "Irvine Coast" to "Newport Coasf', and change "overnight 
accommodations" to "overnight/resort accommodations." 

VI. LAND USE PLAN SUGGESTED MODIFICATIONS 

The Commission hereby suggests the following changes to the County of 
Orange Irvine Coast Local Coastal Program Amendment 1-96 which are 
necessary to bring the amendment into conformity with the Chapter Three 
policies of the Coastal Act. If the local government accepts within six months the 
suggested modifications by formal resolution of the County Board of Supervisors, 
the Land Use Plan amendment will become effective upon Commission 
concurrence with the Executive Director finding that this has been properly 
executed. 

Certification of the Land Use Plan Amendment is subject to the following 
modifications: 

(deletions indicated by strike-out, additions indicated by underscoring) 

1. Chapter 4, Development Policies, Tourist Commercial Policies for PAs 
13A-13F, Policy A(1){b){4) on page 1-4.2 is proposed to be deleted. The 
following should be added as new policy A(1)(b)(4): 

Not more than 1 .550 of the allowable 1.900 overnight/resort 
accommodation units may be individually owned and/or time share 
accommodations. provided the units are subject to a management plan under 
which all units are subject to reservation for transient overnight accommodations 
during the course of each calendar year. The management plan shall include an 
aggressive marketing program to maximize exposure ofthe availability of the 
units to the widest segment of the public. e.g .. including but not limited to 
advertisement in travel organization publications such as AAA and not solely 
time share or condominium owners trade organizations. 
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The remaining 350 overnight/resort accommodation units shall be constructed, 
operated, and maintained as typical hotel and/or motel overnight 
accommodations. which may include hotel"sujtes". The County shall, through 
monitoring of the coastal development permits issued within PAs 13A-13F, 
ensure that adeQuate acreage is reserved for the development. operation and 
maintenance of a 350 room hotel and/or motel, including hotel "suites". and uses 
ancillary to and directly supportive of hotel and/or motel or hotel "suites" 
accommodations. 

Within PA 13A-13E and PA 14, there shall be a maximum of2.150 
overnight/resort accommodation units. Of this total. a maximum of 1 ,800 units 
may be individually owned and/or time share accommodations, subject to the 
above management plan and the reservation of adeQuate acreage for 350 typical 
hotel and/ or motel. including hotel"suites" accommodation units. The 350 unit 
hotel and/or motel accommodation may be constructed as a single facility within 
PA 13A-13E or as more than one facility within PA 13A-13E and PA 14 provided 
a minimum of 350 units of typical hotel and/or motel, including hotel "suites" are 
built, operated and maintained. 

The maximum number of individually owned units and/or time share 
accommodations within PA 13A-13E may be increased provided a corresponding 
number of typical hotel and/or motel. including hotel "suite" units are provided in 
PA 14 and the total number of individually owned units and/or time share 
accommodations in PA 13A-13F and PA 14 do not exceed 1 ,800. 

2. Chapter 4, Development Policies, Tourist Commercial Policies, Lower 
Wishbone (PA 14) modify as follows Policy A(2)(c): 

Maximum number of overnight/resort accommodations shall be 250., including 
condominiums. casitas. and/or time share condominiums, all of which may be 
individually owned and/or time share accommodations provided the units are 
subject to a management plan under which all units are subject to reservation for 
transient overnight accommodations during the course of each calendar year. 
The management plan shall include an aggressive marketing program to 
maximize exposure of the availability of the units to the widest segment of the 
public. e.g.. including but not limited to advertisement in travel organization 
publications such as AAA and not solely time share or condominium owners 
trade organizations. 

Within PA 13A-13E and PA 14, there shall be a maximum of2,150 
overnight/resort accommodation units. Of this totaL a maximum of 1,800 units 
may be individually owned and/or time share accommodations, subject to the 
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above management plan and the reservation of adeguate acreage for 350 typical 
hotel and/ or motel. including hotel"suites" accommodation units. The 350 unit 
hotel and/or motel accommodation may be constructed as a single facility within 
PA 13A-13F or as more than one facility within PA 13A-13E and PA 14 provided 
a minimum of 350 units of typical hotel and/or motel. including hotel"suites" are 
built. operated and maintained. 

If typical hotel and/or motel, including hotel "suite" units are provided in PA 14, a 
corresponding increase in the number of individually owned units, including 
condominiums. casitas and/or time share condominiums. can occur in PA 13A-
13F provided the total number of individually owned units and/or time share 
accommodations. in PA 13A-13E and PA 14 do not exceed 1.800, 

VII. Findings for Denial as Submitted and Approval if Modified 

The following findings support the Commission's resolution for DENIAL of the 
LCP amendment as submitted and APPROVAL of the LCP amendment if it is 
modified as indicated in Section VI (the Suggested Modifications) above. The 
Commission hereby finds and declares as follows: 

A. Tourist Commercial/ Visitor Serving Component 

1. Proposed Changes 

a. change "overnight accommodations" to "overnight/resort 
accommodations", throughout the text, 

Planning Areas 13A - 13F . 
b. delete Policy A(1){b)(4) on page 1-4.2 which reads: "Not more than 

400 overnight accommodations may be individually owned." 

c. change policy A(1)(b)(5) to policy A(1)(b)(4) and delete "(multiple 
bedroom, low rise accommodations) owned and operated by hotels ... " from the 
policy on how to count "casitas" towards the maximum limit of 1 ,900 tourist 
commercial units, 

13E 
d. change the maximum building coverage for PA 13C, 130, 13E and 

13C -- from 25 to 50% maximum overall coverage 
130 -- from 20 to 50% maximum overall coverage 
13E -- from 50 to 25% maximum overall coverage 
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13F -- from 50 to 20% maximum overall coverage 

e. change the maximum building coverage by height categories 
13C - from 25 to 50% maximum 

for structures up to 40 feet -- from 7 to 32% maximum* 
130 -- from 20 to 50% maximum 

for structures up to 40 feet-- from 2 to 32% maximum* 
13E -- from 50 to 25% maximum, no height distribution, 
13F -- from 50 to 20% maximum, no height distribution 

*Note: Although the building coverage percentage for buildings up to 40 feet has 
been increased, the percentage of building coverage for structures 60 feet and 
above remains the same. This change reflects the trend towards time shares, 
condominiums and casitas as opposed to high-rise buildings such as hotels. 

PA14 
f. change the principal permitted use statement for PA 14 on page 1-4.7 to 

delete the phrase "such as a hotel or motel" 

g. change policy 2(c) on page 1-4.7 to expand the Jist of possible tourist 
commercial uses to include the phrase "or casitas" 

h. add the policy from page 1-4.2 as policy 2(e)(1 & 2) on page 1-4.7 on 
how to count casitas towards the maximum tourist commercial unit total of 2,150 

i. delete provisions 1-3 of policy 2(i) on page 1-4.8 concerning setbacks 
from interior roadways and exterior property lines 
20A 

j. delete PA 16A and 168 from tourist commercial and add PA 20A to 
policy 3 on page 1-4.8 

k. add public works facilities to the list of permitted uses in PA 20A 

I. delete the restriction on tying commercial uses in PA 20A to park and/or 
recreational visitor activities 

2. Coastal Act Policy 

Section 30222 of the Coastal Act states: 

The use of private lands suitable for visitor-serving commercial 
recreational facilities designed to enhance public opportunities for coastal 



Irvine Coast Local Coastal Program 
Amendment 1-96 

Page 16 

recreation shall have priority over private residential, general industrial, or 
general commercial development, but not over agriculture or coastal
dependent industry. 

3. Findings for Denial of the Proposed Changes to the Tourist 
Commercial Component as Submitted 

The First Amendment to the Irvine Coast LCP provides for a total of 2,150 
overnight visitor serving tourist commercial units, 1 ,900 units in PAs 13A-F and 
250 units in PA 14. Other tourist commercial planning areas are designated for 
retail commercial rather than overnight uses. Existing Tourist Commercial 
planning areas are found in 13A-F, 14, 16A and 168. In the proposed 
amendment PA 16A and 168 will be changed from tourist commercial to 
conservation and PA 20A will be changed from recreation to tourist commercial.. 
In addition, this Second Amendment proposes the removal of all restrictions on 
individual ownership of the 1 ,900 tourist commercial units in PA 13A-F. 

The overnight tourist commercial accommodations are based on the destination 
resort concept contained on page 1-2.1 0 of the certified LCP, which states in 
part: 

In furtherance of Coastal Act Sections 30222, 30223, and 30250(c), the 
Irvine Coast LUP is structured to create the setting for a "destination 
resort". Unlike an individual hotel or a lodge oriented to attract a particular 
type of clientele, a destination resort is designed to provide a broad 
range of accommodations and recreational facilities which combine to 
create a relatively self-contained, self-sufficient center for visitor activities. 
By providing on-site recreational facilities, the destination resort will attract 
longer term visitors, as well as those staying only a few days. As a 
consequence, accommodations may range from hotel rooms to "casitas" 
and other types of lodging containing kitchen facilities and room 
combinations to serve guests staying for a variety of time periods. 
(Casitas are overnight lodgings consisting of multiple bedrooms that may 
be rented separately and which may connect with a central living area that 
may include cooking facilities.) Traditional hotels with guest rooms will 
combine with individual studio, one bedroom and multiple bedroom units 
to offer a spectrum of accommodations to suit varying lengths of stay, 
family sizes, and personal preferences. (emphasis added) 

The definition of destination resort lists the range of recreational amenities and 
types of facilities which can be provided as well as the specific types of 
accommodations to be provided. These are: 
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... Overnight resort facilities may comprise hotels, individual units owned 
and/or managed by the hotel operators or owners and individually owned 
units. The destination resort facilities shall be advertised to the public as . 
an integrated set of recreational visitor-serving attractions, with 
management of the overnight accommodations structured to allow for 
both centralized (e.g., hotel) management and individual owner 
management. 

Under this definition and existing LUP policy (A)(1 (b)(4), of the 1900 overnight 
accommodations in planning areas 13A-F, not more than 400 can be individually 
owned. The remaining 1500 overnight accommodation must be built as 
traditional hotel/motel accommodations or individual units owned and/or 
managed by hotel operators or owners. The County is proposing to remove the 
restriction on individual ownership of overnight accommodation units in PAs 13A-
13F. This would allow all1,900 overnight accommodations to be built as 
individually owned condominium units or casitas and/or time share 
condominiums. Under the proposed amenqment no overnight accommodations 
would have to be built as traditional hotel facilities. Traditional hotel facilities 
serve a broader range of the general public, the transient visitor, and not just 
owners of the condominiums or time share units. Approval of the LCP 
amendment as proposed would also be inconsistent with the above Commission 
findings in the certified LCP with regards to the destination resort concept. If no 
overnight accommodations are reserved for traditional hotel guest room use, 
then there will not be a "broad range of accommodations" but instead only 
overnight accommodations requiring ownership to stay (time share 
condominiums) or individually owned condominiums where the owners have the 
right to occupy the units for any length of time, in essence a private residential 
use. 

On February 14, 1994 the Executive Director signed a letter of agreement with 
the County of Orange stipulating that the certified LCP contemplates a variety of 
types of overnight lodging, and the proposed Disney Vacation Club (PA 13A & 
138) project is consistent with the uses contemplated. In this letter the County 
stipulated that the definition of "overnight facilities" includes three types of 
facilities: 1) hotels, 2) individual units owned and/or managed by the hotel 
operators or owners, and 3) individually owned units. The letter also stipulated 
that: 1) up to but no more than 1000 of the 1900 overnight accommodation units 
shall be used as resort time share units under the "individual units owned and/or 
managed by the hotel operators or owners" category of the LCP resort definition, 
2) up to but no more than 400 additional units will be allocated to the 



Irvine Coast Local Coastal Program 
Amendment 1-96 

Page 18 

"individually owned" category consistent with the certified LCP policy (A)(1)(b)(4) 
and 3) the remaining units would be the "hotel" category for general public use. 

The effect of the Second Amendment to the Irvine Coast LCP, if approved as 
submitted, would be to eliminate all restrictions on individual ownership, i.e., 
enable the units currently reserved for hotel/general public use to be individuaiJy 
owned condominiums or group privately-owned time share condominiums with 
associated rights of the condominium or time share owners to occupy their units. 

The County has stated in the Coastal Act Consistency Review dated March 20, 
1996 that there is currently an overabundance of hotels in the vicinity, that there 
is no demand or market for new hotels, and that the removal of restrictions on 
individual ownership of overnight tourist commercial visitor-serving units is simply 
a way to make alternative forms of resort accommodations more attractive to 
investors. In support of this argument the County notes that of the three 
separate resort applications, one for Hyatt, one for Marriott, and one for Disney, 
only the Disney project resulted in an actual sale of land, despite the fact that 
there are two championship golf courses open for play and the other coastal 
amenities nearby, i.e., Crystal Cove State Park and the communities of Laguna 
Beach and Corona del Mar. 

The original language of the LCP First Amendment allowed only 400 of the 
overnight visitor serving units to be individually owned. In acknowledgement of 
the fact that the market is down for hotels and motels, the Executive Director 
concurred with the County that up to 1,000 units could be built as a resort time 
share which would be owned and operated by Disney Vacation Club, and that of 
the remaining 900 units, only 400 could be individually owned and the rest would 
be for traditional hotel accommodations for the general public The remaining 250 
units in PA14 can be privately owned under the existing definition of overnight 
accommodations. 

In meetings, the County of Orange and the Irvine Company have stated that in 
the normal operation of privately owned condominiums, time-share 
condominiums and casitas, a certain number of units are always available for 
general public consumption. However, a condominium owner is not required to 
make his/her unit available to the general public and can occupy the unit on an . 
unlimited basis. It is also common operation for unsold user periods in time
share condominium developments to be offered as incentives to prospective 
time-share investors or used by current owners as additional use weeks or 
traded among time-share owners from other facilities and not offered to the 
public at large. Therefore, under the proposed LCP amendment there is no way 
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to ensure that any tourist commercial visitor serving units will remain accessible 
to the general public. 

Section 30222 of the Coastal Act places a higher priority on visitor-serving 
commercial uses than on private residential uses. Although an individually 
owned condominium unit could be rented out if the owner so chooses, it could 
also be occupied by the owner for the majority of the year, in essence becoming 
a private residential use. This is inconsistent with Section 30222 of the Coastal 
Act. While time-share condominiums are not individually owned, they require the 
purchase of ownership in order to stay at the overnight facility. Thus this use 
also does not conform to Section 30222 as visitor serving commerical use 
allowing the general public to use the overnight facility. Visitor serving uses 
provide greater public benefit than private residential uses because a larger 
segment of the population is able to take advantage of and enjoy the use. As 
proposed, the Irvine Coast LCP would allow all 2,150 overnight accommodations 
to become condominiums and/or time-share condominiums, thus giving greater 
priority to private residential. 

Therefore, the Commission finds that the tourist commercial component of the 
Land Use Plan amendment, and policy A(1)(b)(4) in particular, as submitted, 
does not conform with Section 30222 of the Coastal Act. 

4. Findings for Approval of Tourist Commercial Component 
as Modified with Suggested Modifications 

The Commission found in section 3 above that the tourist commercial component 
of the land use plan amendment does not conform with Section 30222 of the 
Coastal Act because it does not ensure that tourist commercial visitor serving 
overnight accommodations are reserved for the general public. 

Commission staff, the County of Orange and the major land owner of the LCP 
area, the Irvine Company and their representatives have met to discuss the 
removal of the restriction on the number of overnight accommodations that can 
be individually owned. In recognition of the failed attempts in past years to get a 
traditional hotel built, Commission staff has agreed to a significant relaxation of 
the restriction on the number of tourist overnight accommodations that can be 
individually owned. In our final meeting, the day before this staff report had to be 
finalized, the parties agreed in concept with the suggested modifications. The 
suggested modifications state that no more than 1,550 of the 1,900 overnight 
accommodations in PAs 13A-13F may be individually owned, thus reserving 350 
units for traditional hotel or motel uses. In addition, the rental opportunities of 
the 1 ,550 individually owned units would be advertised to attract the widest 
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segment of the public. The County also agreed to monitor the coastal 
development permit process to ensure that 350 overnight accommodations are 
not precluded by other development and ensure that adequate acreage is 
reserved for development of these 350 units. Finally, staff agreed that a future 
LCP amendment may be submitted to remove the restriction on private 
ownership of the remaining 350 overnight units if the County demonstrates that 
individually owned units and/or time-share condominium units are functioning to 
serve the widest segment of the general public as opposed to primarily serving 
unit owners and/or owners of off-site time-share or condominiums who are 
trading their use rights. 

Therefore, the Commission finds that policy A(1)(b)(4) of the land use plan of the 
proposed Irvine Coast Local Coastal Program Amendment 1-96, as amended by 
the recommended suggested modifications, conform with Section 30222 of the 
Coastal Act. 

5. Consistency of Miscellaneous Tourist Commercial Changes 

The miscellaneous changes to tourist commercial areas include the addition of 
the term "resort" to "overnight accommodations", the conversion of 16A and 166 
from tourist commercial to conservation, and the conversion of PA 20A from 
recreation to tourist commercial (see Exhibits 4a and 4b). Related changes to 
20A include removing restrictions that the commercial uses have to be tied to 
recreation and Crystal Cove State Park and adding public works facilities to the 
list of allowable uses. 

Attachment 2, Findings 'on environmental, planning and other issues raised in 
general comments on Irvine (Newport) Coast LCP -- Second Amendment dated 
May 21, 1996 states that the City of Laguna Beach expressed a desire to use PA 
20A as a City Public Works Yard. The principal permitted uses in tourist 
commercial areas include overnight accommodations, retail commercial, service 
commercial, conference and meeting facilities, golf courses, and parking 
facilities. PAs 16A and 168 which were designated tourist commercial are 
located on the eastern portion of Laguna Canyon Road inland from 20A. PA 
20A is located closer to the coast. Designating 20A as tourist commercial, 
therefore, brings any possible facilities closer to the coast where they are better 
able to serve the visitor-serving public. PAs 16A and 166 are designated as 
conservation which is more in keeping with the character of the area. In addition, 
20A was formerly designated as Recreation and permitted uses included parking 
facilities, educational and cultural facilities, recreation support facilities, flood 
control and drainage facilities, and public utilities. 
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The Commission finds that these miscellaneous changes, including the 
conversion of 20A from recreation to tourist commercial and the conversion of 
PAs 16A and 168 from tourist commercial to conservation, do not adversely 
impact visitor serving policies and therefore conform with Section 30222 of the 
Coastal Act as submitted. 

VIII. FINDINGS FOR APPROVAL AS SUBMITTED 

A. Circulation System Changes 

1. Proposed Circulation System Changes 

In the certified LCP and in the County Master Plan of Arterial Highways (MPAH) 
two roadways in the Irvine Coast (Sand Canyon Avenue and Pelican Hill Road) 
were designated as arterial highways (see Exhibit 4a). Changes to the certified 
LUP regarding circulation occur on page 1-1.7. These changes are: 

a. Change the name of Pelican Hill Road to Newport Coast Drive, 

b. Delete Sand Canyon, a two-lane commuter arterial highway, from 
the certified LCP. 

In addition, opponents of the proposed Second Amendment have raised the 
issue of Pelican Hill Road becoming part of the San Joaquin Hills Transportation 
Corridor (SJHTC) toll road. This occurs outside of the Coastal Zone. 

The November 1987 staff report recommending approval of the First Amendment 
to the Irvine Coast LCP contains a section on transportation. The First 
Amendment staff report states: 

Two major arterial roadways, Pelican Hill Road and Sand Canyon Avenue 
are designated in the lAP ... Pelican Hill Road will be phased such that 
four travel lanes from PCH to MacArthur Boulevard shall be completed 
prior to issuance of certificate of occupancy for development inland of 
PCH which generates in excess of 4500 Average Daily Trips. ... Sand 
Canyon Avenue shall be constructed to 2-lane commuter arterial road 
standards in conjunction with adjacent development. Similarly, PCH will 
be widened consistent with 6-lane major arterial standards in conjunction 
with adjacent development. 
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On page 22 the findings adopted by the Commission discuss the importance of 
Pelican Hill Road and Sand Canyon to regional traffic patterns. 

The 1978 LCP circulation improvements provide significant relief to the 
most congested links of the adjacent arterial system (primarily Pacific 
Coast Highway and MacArthur Blvd.), by ultimately diverting 
approximately 30% of existing traffic around this area via Pelican Hill 
Road while only adding 15% of existing traffic back onto the system in 
these critical locations. 

The Commission findings continue: 

In addition to relieving traffic on Pacific Coast Highway during peak 
commute hours, the construction of Pelican Hill Road, in particular, will 
provide significant recreational access capacity by connecting inland 
areas directly to Crystal Cove State Park. 

2. Coastal Act Policy 

Section 30252 of the Coastal Act states 

The location and amount of new development should maintain and 
enhance public access to the coast by (I) facilitating the provision or 
extension of transit service, (2) providing commercial facilities within or 
adjoining residential development or in other areas that will minimize the 
use of coastal access roads, (3) providing nonautomobile circulation 
within the development, (4) providing adequate parking·facilities or 
providing substitute means of serving the development with public 
transportation, (5) assuring the potential for public transit for high intensity 
uses such as high-rise office buildings, and by (6) assuring that the 
recreational needs of new residents will not overload nearby coastal 
recreation areas by correlating the amount of development with local park 
acquisition and development plans with the provision of onsite 
recreational facilities to serve the new development. 

Section 30240 of the Coastal Act states: 

(a) Environmentally sensitive habitat areas shall be protected against 
significant disruption of habitat values, and only uses dependent upon 
those resources shall be allowed within those areas. 
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(b) Development in areas adjacent to environmentally sensitive habitat 
areas and parks and recreation areas shall be sited and designed to 
prevent impacts which would significantly degrade those areas, and shall 
be compatible with the continuance of those habitat and recreation areas. 

3. Consistency of Deletion of Sand Canyon Avenue 

The major factor in the County's and Irvine Company's decision to delete Sand 
Canyon Avenue was the desire to create connective open space in the central 
portion of Muddy Canyon in order to connect the open space at Los Trancos 
Canyon with the larger Crystal Cove State Park open space. The June 18, 1996 
technical appendices of the Irvine Coast LCP Amendment discuss the 
connection between the NCCP Subregional Plan and Sand Canyon Road. Page 
7 of the June 27, 1996 EMA Transportation staff report to the Planning 
Commission states: 

The proposed deletions of Sand Canyon Road between SJHTC and PCH 
and San Joaquin Hills Road between Newport Coast Drive and SJHTC 
are based on a number of factors. Foremost among these is the 
circulation changes associated with the Shady Canyon development in 
the City of Irvine as discussed previously. In addition, environmental 
considerations associated with the localized Natural Communities 
Conservation Plan (NCCP), topographic constraints and changes in land 
use planning in Irvine Coast area have rendered construction of these 
facilities infeasible. 

It continues: 

Moreover, construction of this facility will traverse areas currently 
designed as NCCP habitat and may hinder movement of wildlife species 
associated with this plant community. 

In an April 18, 1996 letter concerning the proposed Second Amendment, the 
California Department of Parks and Recreation states that the elimination of 
Sand Canyon Avenue will be "beneficial" to Crystal Cove State Park. 

The June 21, 1995 Mitigated Negative Declaration --Initial Study IP95-100 for 
MPAH Amendments- Sand Canyon Road and San Joaquin Hills Road states 
that there were several factors causing Sand Canyon Avenue to be deleted from 
the MPAH. These reasons include: 1) Sand Canyon Avenue north would be 
deleted thus eliminating Sand Canyon Avenue as a north-south arterial roadway, 
2) with the deletion of Sand Canyon Avenue north Sand Canyon would no longer 
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serve a regional purpose, 3) Sand Canyon Avenue would bisect large segments 
of open space in the Irvine Coast, 4) implementation of Sand Canyon Avenue 
would result in the loss of 133 acres (including coastal sage scrub), and 5) 
implementation of Sand Canyon Avenue would result in considerable landform 
alteration. 

The 1995 MPAH Amendment report states on page 6.0-15 that the 
implementation of Sand Canyon Avenue would result in the loss of 150 acres of 
habitat, would result in the fragmentation of large segments of open space, 
would result in impacts to sensitive species such as the Gnatcatcher and Cactus 
Wren, and would interfere with a prime wildlife crossing corridor at the SJHTC. 

On page 6.0-16 the MPAH Amendment report documents the impacts of the 
deletion of Sand Canyon Avenue on the regional circulation system. It states 
that the traffic expected to utilize Sand Canyon Avenue would shift to Newport 
Coast Drive resulting in an increase of 7,000 ADT near Coast Highway and by 
11,000 ADT south of San Joaquin Hills Road. In addition, the report states that 
the volume change on Coast Highway is less than 1 ,000 ADT in Corona del Mar 
and between 4,000 and 5,000 ADT in Laguna Beach. The report concludes that 
the total volume of traffic on Newport Coast Drive is within the capacity of the 
~xisting 6 lanes. 

The issue of Sand Canyon Avenue and its potential adverse environmental 
impacts, if implemented, was addressed in the 1981 Coastal Commission staff 
report regarding the Irvine Coast Land Use Plan. The staff report noted that the 
implementation of Sand Canyon Avenue would be inconsistent with Section 
30240(a) and (b) of the Coastal Act because the road would have significant 
adverse impacts on natural resources, visual resources and wildlife resources in 
Muddy Canyon. Pelican Hill Road (Newport Coast Drive) has always been 
identified as the major roadway connecting the Irvine Coast with the inland 
areas. 

Therefore, the Commission finds that the deletion of Sand Canyon Avenue will 
have significant beneficial effects on the environment because of a reduction in 
grading, reduction in the loss of coastal vegetation, and will result in improved 
connectivity between the open space in Crystal Cove State Park and Los 
Trancos Canyon. In addition, elimination of the northern portion of Sand Canyon 
Avenue outside the Coastal Zone eliminates its usefulness as a regional arterial. 
Finally, traffic generated from residential development in areas 3A, 38, 4A and 
48 can be transferred to Pelican Hill Road, which is capable of absorbing the 
additional load. Therefore, the Commission finds that elimination of Sand 
Canyon Avenue conforms with Sections 30252 and 30240 of the Coastal Act. 
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Consistency of Pelican Hill Road (Newport Coast Drive) 

There has been an ongoing controversy between the County, the Irvine 
Company and concerned persons over the fact that Pelican Hill Road becomes 
part of the San Joaquin Hills Transportation Corridor toll road directly outside the 
coastal zone. Although no changes are proposed concerning Pelican Hill Road, 
other than the name change, persons concerned about the roadway have 
communicated written and verbal objections to this fact to Coastal Commission 
staff for at least a year and have submitted comments in opposition to the 
proposed Second Amendment. The issue is likely to be raised at the 
Commission hearing by opponents of the project, although there are no specific 
LUP policies being altered concerning Pelican Hill Road. However, the issue 
arises peripherally in connection with Sand Canyon Avenue and the diversion of 
traffic to Pelican Hill Road. 

From the Commission's perspective there are four critical factors. First, the 
transition of Pelican Hill Road (Newport Coast Drive) to become a toll road takes 
place outside the Coastal Zone boundary. Second, the Coastal Commission 
concurred with a consistency determination for the San Joaquin Hills 
Transportation Corridor which included the segment of Pelican Hills Road 
outside the Coastal Zone as a part of the toll road. Third, the fact that a portion 
of the road is tolled does not make it a non-public road since it is still available to 
anyone who chooses to use it. And, fourth, there is a bypass alternative which 
does not involve paying tolls commonly referred to as the "free alternative.". 

Section 1-2 of the County background document Coastal Act Consistency/Overall 
Findings and Conclusions discusses the role of Pelican Hills Road in the regional 
transportation system. Specifically it states: 

By connecting the State Park entry at Pelican Point to the coastal hills, 
and joining MacArthur Boulevard south of the University of California at 
Irvine Campus, it reduces the need to use Pacific Coast Highway as a 
distribution route for inland traffic that would otherwise come from 
MacArthur Boulevard and Laguna Canyon Road. In particular, Pelican 
Hill Road in effect increases PCH capacity through Corona del Mar by 
providing a direct link between down-coast residential areas and major 
inland destinations, including employment centers and the UCI campus. 
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In addition to its recreational access function, Pelican Hill Road will 
provide direct access from the Irvine Coast to the commercial centers of 
Orange County. It will have capacity well in excess of that required to 
accommodate the development of the Irvine Coast, and as a result will 
reduce traffic levels through Corona del Mar. 

Critics of the project contend that making a portion of the Pelican Hill Road a toll 
road will discourage public use of it, will divert traffic through Laguna Beach and 
Corona del Mar and therefore nullify any circulation benefits it was intended to 
provide. 

In Attachment 5 (May 8, 1996 Orange County Planning Commission Hearing) 
there is a 1994 legal opinion from the Attorney General's office concerning the 
incorporation of Pelican Hill Road outside the coastal zone into the SJHTC. The 
Attorney General's opinion states that the cost of the toll on this section of road 
would be .50 cents in either direction. Finally, the Attorney General's opinion 
supports the position of the County of Orange that it has the legal right to make a 
portion of the Newport Coast Drive a toll road and that it will not have adverse 
impacts on circulation. 

The findings for the EIRIEIS for the SJHTC stated that the SJHTC would have a 
positive effect on local arterials because it would divert commuter traffic which 
might ordinarily use Pacific Coast Highway and other local arterials. Making 
Pelican Hill Road a toll road outside the Coastal Zone boundary would not 
diminish this fact. The impact, if any, would be on inland traffic going to Crystal 
Cove State Park and vice versa. However, there has been no data provided to 
show that people would be discouraged from using Pelican Hill Road because 
part of it is a toll road. And, even if this is so, the County has provided a way to 
utilize Pelican Hill Road to get to inland Orange County without paying a toll, via 
a free by-pass. 

In any event, the Commission finds that this is not an issue before the 
Commission as part of this LCP amendment because the only proposed change 
in Pelican Hill Road is the change in name to Newport Coast Drive, the disputed 
section of road is outside the coastal zone and the Commission has already 
acted to approve the alignment of the San Joaquin Hills Transportation Corridor, 
including the section of road in dispute. Therefore, the Commission finds that 
Pelican Hill Road conforms with section 30252 of the Coastal Act. 
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B. Muddy Canyon Area Changes (PA 3A, 38, 4A, 48, 5, 6, 12C) 

1. Proposed LUP Changes 

The Coastal Commission, the County of Orange and the Irvine Company met 
several times over the past several years to discuss the possibility of creating a 
block of open space in Muddy Canyon which would connect Crystal Cove State 
Park lands with open space in Los Trances Canyon. As a trade-off, the Irvine 
Company proposed increasing development densities in PA 3A, 38, 4A and 48 
(see Exhibits 5a and 5b). Specifically, the Second Amendment proposes the 
following with respect to Muddy Canyon: 

• delete Sand Canyon Avenue 
• change the land use designation of PAs 3A and 38 from Low to Medium 

density residential 
• increase the estimated and maximum units in the Statistical Table for PAs 

3A, 38, 4A, 48 
• allow up to 100,000 square feet of neighborhood commercial in PAs 3A and 

38 
• increase the estimated and maximum units in the statistical table for PAs 5 

and 6 
• decrease total acreage in PA 6 by 115 acres 
• modify Muddy Canyon for access roads to 12C 
• delete visual policies regarding 3A and 38 

2. Coastal Act Policies 

The applicable Coastal Act policies pertaining to these proposed changes 
·concern environmentally sensitive habitat (30240), visual protection (30251) and 
new development (30250). 

Section 30240 of the Coastal Act states: 

(a) Environmentally sensitive habitat areas shall be protected against 
significant disruption of habitat values, and only uses dependent upon 
those resources shall be allowed within those areas. 

(b) Development in areas adjacent to environmentally sensitive habitat 
areas and parks and recreation areas shall be sited and designed to 
prevent impacts which would significantly degrade those areas, and shall 
be compatible with the continuance of those habitat and recreation areas. 
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Section 30251 of the Coastal Act states in part: 

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

Section 30250 of the Coastal Act states in part: 

(a} New residential, commercial, or industrial development, except as 
otherwise provided in this division, shall be located within, contiguous 
with, or in close proximity to, existing developed areas able to 
accommodate it or, where such areas are not able to accommodate it, in 
other areas with adequate public services and where it will not have 
significant adverse effects, either individually or cumulatively, on coastal 
resources. 

3. Consistency with Environmentally Sensitive Habitat Area Policies 

The deletion of Sand Canyon Avenue was addressed in the section concerning 
circulation and traffic, with the Commission finding that elimination of Sand 
Canyon Avenue will have beneficial impacts on environmentally sensitive habitat. 

The proposed Second Amendment and its relationship to the Natural 
Communities Conservation Program (NCCP) is discussed in the June 18, 1996 
Technical Appendices II. The purpose of the NCCP is to reserve large segments 
of coastal sage scrub and other habitats for preservation as open space for the 
California gnatcatcher, Cactus Wren and other coastal sage-scrub dependent 
flora and fauna (see Exhibit 9}. As part of the Irvine Coast LCP, 7,343.1 acres 
will be utilized for conservation (1 ,989 ac.), recreation and golf courses. The 
largest segments of dedicated open space are PA 21 A, B, C, and 12A. The 
inland portion of Crystal Cove State Park is PA 17 and under the First 
Amendment is separated from the large open space segment of Los Trancos 
Canyon by Sand Canyon Avenue and its adjacent residential development from 
Pacific Coast Highway to the Coastal Zone boundary. 

During the evolution of the NCCP process, the fact that Los Trancos Canyon 
was separated from the larger open space areas surfaced. One of the goals of 
the NCCP was to provide connectivity between large or critical segments of open 
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space. Muddy Canyon was identified in the NCCP planning process as one of 
those critical connective .areas. A quote from the NCCP EIS/EIR Technical 
Appendix states: 

As part of the NCCP/HCP planning process, a Special Linkage area is 
proposed to allow for wildlife movement from Los Trancos Canyon to the 
Muddy Canyon LCP dedication area. Since this Special Linkage area 
was previously committed for residential development by the certified LCP 
and the recorded Irvine Coast development agreement, this Special 
Linkage area constitutes a significant avoidance of impacts otherwise 
allowed by approved land use plans. 

Under the First Amendment, PAs 5 and 6 were connected by Sand Canyon 
Avenue with PAs 4A and 48. Open space PA 12E was adjacent to the proposed 
residential development. Under the Second Amendment Sand Canyon Avenue 
is deleted, PAs 5 and 6 are pulled back eastward and PA 12E (Muddy Canyon) 
abuts PA 12A (Los Trancos Canyon) forming one continuous block of open 
space. Also, PA 6 was reduced at the Moro Sliver which becomes designated 
as recreation area 12G under the Second Amendment. Finally, the open space 
areas 128 and 12C, which were separated by Sand Canyon Avenue are 
combined under the Second Amendment and 12C becomes designated an 
active recreation area adjacent to PAs 4A and 48. 

The Second Amendment does allow for impacts to the Muddy Canyon drainage 
for roads to gain access to PA 12C, however, these impacts are more than offset 
by the benefits provided by the continuous block of open space in Muddy and 
Los Trancos Canyons. 

Therefore, the Commission finds that the redistribution of Planning Areas in 
Muddy Canyon does protect and enhance environmentally sensitive habitat and 
conforms with Section 30240 of the Coastal Act. 

4. Consistency with Visual Resource Policy 

There are four changes to the LCP text involving Wishbone Ridge and visual 
resources. These are: 

• Views of the frontal slopes of Wishbone Hill are respected by the low density · 
residential development. (policy on page 1-2. 19 to be deleted) 

• In PA 3A and PA 38, to soften development edges, a portion of the exposed 
wall and roof visible from Pacific Coast Highway area of each house will be 
screened with vegetation, while maintaining views from each site. Ancillary 
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buildings, tennis courts, and swimming pools will be screened. (Policy 1-3.32 
to be deleted) 

• In order to protect visual resources of the frontal slopes [Wishbone Hill], 
residential development will be limited to a maximum of 85 single-family 
dwelling units. (Policy 2(a) on page 1-4.14 to be deleted) 

• Lot sizes will be a minimum average of 40,000 square feet. (Policy 2(b) on 
page 1-4. 14 to be deleted) 

The First Amendment contains the above policies protective of visual resources 
in PAs 3A and 38. Clearly the intent in the First Amendment was to designate 
PAs 3A and 38 as low density residential on large single-family lots. Exhibit C in 
the First Amendment is a map of visually significant lands. It shows that there 
are two areas of 3A and 38 which are visually significant for motorists traveling 
south on Pacific Coast Highway. 

The topography of the Irvine Coast consists of the coastal terrace and the upland 
zone, punctuated by descending ridges and drainages. The prominent upland 
topographic features are Pelican Hill, Wishbone Hill, Inland Ridge, Moro Hill and 
Emerald Ridge (see Exhibit 3). In concentrating development in the planning 
areas adjacent to Pacific Coast Highway, the County will increase the visual 
impacts of development. However, the provisions for a 100 foot building setback 
from Pacific Coast Highway are still in place, as are the screening and 
landscaping requirements on pages 11-4.18 and 11-4.19 in the implementation 
portion of the Second Amendment. Although visual impacts from development 
near PCH will increase, implementation of the plan will also be beneficial to 
environmentally sensitive habitat area by connecting large segments of open 
space; in Los Trancos Canyon, Muddy Canyon and Crystal Cove State Park. 

Therefore, the Commission finds that there are measures in place to protect the 
visual character of Wishbone Ridge and the proposed changes to the Muddy 
Canyon area will not significantly affect visual resources. Therefore, these 
proposed changes conform with Section 30251. of the Coastal Act. 

5. Consistency of Changes in Density 3A. 38. 4A. 48. 5 and 6 

Under the proposed Second Amendment to the Irvine Coast LCP the County is 
proposing to adjust upwards the estimated and maximum numbers of allowable 
residential units in these planning areas. The following table shows the 
proposed changes. 
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Area 

5 150 150 
6 195 80 
4A 103 239 
4B 151 105.5 
3A 130 98 
3B 151 148 

subtotal 

12E (R) 352 274 
12C (R) 59 98 
12B (R) 21 56 
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Muddy Canyon 
Planning Area Density & Acreage 

lJ.o.im 
Cbaoge Qlg ~ew 

Est. Max Est. Max 

0 25 30 95 300 
-115 11 75 75 75 
+136 8 185 135 784 
- 45.5 11 130 75 507 
- 32 40 40 265 470 
--3 45 45 226 465 

-59.5 

- 78 
+ 39 
+ 35 

Qhaoge 
Est. Max. 

+ 70 +270 
+ 64 0 
+127 + 599 
+ 64 +377 
+225 +430 
+ H!l +~2Q 
+ 731 +2096 

As the table shows, acreage is decreased in PAs 6, 48, 3A, 38 and 12E, while 
being increased in PAs 4A, 12C and 128. For the estimated and maximum 
allowable units, the increase in the estimated units is + 731, while the increase in 
maximum estimated units is +2096, However, these numbers are deceptive 
because while the numbers in the individual planning areas may vary, 
development of the LCP area is still held to the overall maximum allowed 2,600 
residential units. 

Chapter 11 of the proposed Second Amendment contains the "Development 
Map and Statistical Table Regulations and Procedures." The total number of 
allowable residential units is 2,600 and the total number of allowable tourist 
commercial units is 2, 150. In both the First Amendment and the Second 
Amendment the number of units in the "estimated" category equals 2,600 units. 
If you add up the possible number of "maximum" residential units in the First 
Amendment, the total is 3,483 and in the Second Amendment is 6, 164. 
However, as with the number of estimated units, the maximum allowable number 
of residential units is still2,600. 

According to the documents supplied by the County, 708 residential units have 
been approved under final tentative tract maps. Of this 708 units, 440 have 
been built in planning areas 18, 2A, 28 and 9. The primary change in the 
numbers is that the number of high density residential units in planning areas 1A, 
1 C and 8 is reduced by 792, while the number of medium density units in 
planning areas 3A, 38, 4A and 48 increases by 667. 
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In addition, the County is proposing to allow up to 10 gross acres or up to 
100,000 square feet of neighborhood commercial uses in PAs 3A and 38, as 
well as other planning areas currently identified in the LCP. 

In subsections 3 and 4 the ESHA and visual implications of the change in density 
were addressed and found to be in conformance with the applicable Coastal Act 
policies. The question then regarding density is whether planning areas 3A, 38, 
4A and 48 can accommodate the increase. The effect of the eliminating Sand 
Canyon and removing development from the median portion of Muddy Canyon is 
to push development down toward the coast and up towards the coastal zone 
boundary. The overall question of whether increasing density in these areas is a 
problem for circulation is not applicable because the overall building limit of 
2,600 remains the same. The County is not increasing development, merely 
shifting it from one planning area to another. In the circulation section there are 
findings that show that Pelican Hill Road can accommodate the extra traffic 
generated by the deletion of Sand Canyon Avenue. Therefore, circulation is not 
a factor. 

The question remains, according to Section 30250, whether increasing density in 
these planning areas and adding neighborhood commercial will have an adverse 
impact on coastal resources. Opening up the connection between Los Trances 
Canyon and Muddy Canyon has been found to be environmentally 
advantageous. The elimination of Sand Canyon Avenue has been found to be 
environmentally advantageous. The visual impacts will not be significant. 
F~nally, Pelican Hill Road can handle the traffic which was supposed to be taken 
up by Sand Canyon Avenue. Therefore, the Commission finds that changing the 
land use designation of planning areas 3A and 38 and increasing the number of 
estimated and maximum residential units in planning areas 3A, 38, 4A and 48 
does not pose significant adverse impacts on the environment and conforms with 
Section 30250 of the Coastal Act. 

C. Miscellaneous LUP Changes 

1. Proposed LUP Changes 

The miscellaneous major changes to the LUP include: adding planning areas 
12H, 121, 12F and 12J; changing planning areas 16A and 168 from recreation to 
Conservation; changes of place names. 

2. Coastal Act Policy · 

Section 30250 of the Coastal Act states in part: 
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(a) New residential, commercial, or industrial development, except as 
otherwise provided in this division, shall be located within, contiguous 
with, or in close proximity to, existing developed areas able to 
accommodate it or, where such areas are not able to accommodate it, in 
other areas with adequate public services and where it will not have 
significant adverse effects, either individually or cumulatively, on coastal 
resources. 

3. Consistency of Miscellaneous Changes 

Planning areas 12H and 121 (both designated as recreation) were originally 
proposed by the County to be added to planning areas 7 A and 7B. The extra 
acreage was discovered as a result of more accurate surveying methods. 
Because of local opposition to increasing the size of planning areas 7 A and 7B, 
the County and the Irvine Company chose to create two new recreation planning 
areas. Addition of these two planning areas poses no adverse impacts to 
Coastal Act issues identified in Chapter 3 of the Coastal Act. 

In addition to planning areas 12H and 121, the County decided to add two new 
planning areas, 12F and 12J (both designated as recreation) to include the El 
Moro Elementary School and the Laguna Beach Water District Reservoir in the 
LCP. These two areas were not included in the original LCP and have been 
therefore white holes in Crystal Cove State Park. Inclusion of these areas in the 
LCP is beneficial and poses no adverse impacts to Coastal Act policies in 
Chapter 3 of the Coastal Act. 

Planning areas 16A and 16B were designated as tourist/commercial in the LCP 
and are proposed to be designated as conservation in the proposed Second 
Amendment. This issue was addressed in the section on Tourist/Commercial in 
this staff report. However, conversion of these two planning areas from 
tourist/commercial to conservation poses no adverse impacts to Coastal Act 
policies identified in Chapter 3 of the Coastal Act. There was no loss of 
tourist/commercial because planning area 20A is proposed to be changed from 
recreation to tourist/commercial. 

There are several changes of names which occur throughout the text and which 
do not have any impact whatsoever on coastal resources. Pelican Hill Road is 
proposed to become Newport Coast Drive. References to Sand Canyon Avenue 
are deleted throughout the text. The Irvine Coast becomes the Newport Coast 
throughout the text. The Irvine Coast LCP becomes the Newport Coast LCP. 
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Cameo Shores (planning area 9) becomes Pelican Point. Overnight 
accommodations becomes overnight/resort accommodations. 

Finally, the Statistical Table and Map have figures have been adjusted to reflect 
new acreages and densities. In addition, references to land percentages and 
totals have been adjusted to reflect the new acreages and changes in planning 
areas. 

These changes are technical in nature and very minor. They have no adverse 
impact on coastal resources and conform with Section 30250 of the Coastal Act. 

IX. IMPLEMENTATION PLAN AMENDMENT SUGGESTE.D 
MODIFICATIONS 

The Commission hereby suggests the following changes to the County of 
Orange Irvine Coast Local Coastal Program Amendment 1-96 which are 
necessary to bring the amendment into conformity with and adequately carry out 
the certified Land Use Plan. If the County of Orange accepts within six months 
the suggested modifications by formal resolution of the County Board of 
Supervisors, the Land Use Plan amendment will become effective upon 
Commission concurrence with the Executive Director finding that this has been 
properly executed. 

1. Section B(1)(a)(1) on page 11-5.1 shall be modified as follows: 

Overnight /resort visitor accommodations not to exceed two thousand one 
hundred and fifty (2,150) accommodations (e.g., hotel rooms, motel rooms, 
casitas, time-sharing condominiums, etc.) .. provided that no more than 1.800 
accommodation units are individually owned and/or time share accommodations. 
managed as specified in LUP policy 4(A)(1)(a)(4) and the remaining 350 
accommodation units shall be constructed. operated. and maintained as typical 
hotel and/or motel overnight accommodations. including hotel "suite". units. 

X. IMPLEMENTATION PLAN FINDINGS FOR DENIAL AS 
SUBMITTED AND APPROVAL IF MODIFIED 

The following findings support the Commission's resolution for DENIAL of the 
LCP amendment as submittedand APPROVAL of the LCP amendment if it is 
modified as indicated in Section IX (the suggested Modifications). 
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A. Findings for Denial & Approval if Modified 
Tourist Commercial Visitor Serving Component 

1. Proposed Tourist Commercial Changes 

• Add PA 20A to TC planning areas to policy B(1)(a) on page 11-5.1 
• Add public works facilities and PA 20A to B(1)(d) on page 11-5.2 
• Add communication transmitting, reception or relay facilities as B(2)(c) on 

page 11-5.3 
• Delete "Not more than 400 accommodations may be individually owned." 

from policy E(2)(a)(1) on page 11-5.5 
• Delete "owned and operated by hotels" from casitas on policy E(2)(a)(2) on 

page 11-5.5 
• Change building coverage for PA 13C-F on page 11-5.7 
• Change building coverage by height on page 11-5.7 and 11-5.8 
• Add the formula for counting casitas as policy (h)(2) on page 11-5.11 
• Delete 16A & 168 from TC and add 20A TC to policy (1)(1) on page 11-5.12 
• Add public works facilities to policy (1)(1) on page 11-5.12 

2. Findings for Denial as Submitted 

The certified LCP contains language restricting the ownership of tourist 
commercial units as indicated in the list of proposed changes above. The 
proposed amendment would eliminate the restriction that no more than 400 
tourist commercial units can be privately owned. 

Section VII(A)(3) of this staff report contains the findings denying the policy 
which would totally delete the restriction on the individual ownership of tourist 
commercial accommodation units. The Commission therefore, incorporates the 
findings of the LUP discussion on tourist commercial accommodations into this 
section. The Commission found that elimination of all hotel and motel units for 
the public-at-large did not conform with the tourist commercial policies in Section 
30222 of the Coastal Act. The Commission also fo.und that the tourist 
commercial policies as modified to reserve 350 of the tourist commercial units for 
traditional overnight accommodations for general public use did bring the 
amendment in conformity with the Section 30222 of the Coastal Act. 
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The proposed implementation plan amendment contains the same language and 
policy concerning the removal of restrictions on the individual ownership of 
tourist commercial units as found in the LUP amendment submittal. The 
Commission found that this policy does not conform with Section 30222 of the 
Coastal Act. Therefore, the implementation plan policy, as submitted, removing 
the restriction on individual ownership of tourist commercial units does not 
conform with or adequately carry out the certified land use plan. 

3. Findings for Approval of the Implementation Plan with Suggested 
Modifications 

The Commission found that the implementation plan as submitted does not 
conform with Section 30222 of the Coastal Act. Staff is recommending that the 
Commission find that the Implementation Plan as modified with the suggested 
modifications, however, does conform with Section 30222 of the Coastal Act. 
Section VII (8)(3) of this staff report contains the findings approving the 
suggested modifications for the proposed changes to restrictions on the 
individual ownership of tourist commercial units. 

The suggested modifications in section IX above contain provisions that 350 of 
the overnight accommodations be reserved for the traditional overnight 
accommodations for the general public-at-large. As revised, the implementation 
plan conforms with the land use plan as modified. Therefore, the Commission 
finds that the proposed changes to restrictions on the individual ownership of 
tourist commercial units, as revised by the suggested modifications does 
conform with and ade.quately carry out the policies of the certified LUP. 

B. Findings for Approval of Miscellaneous Changes as Submitted 

1. Proposed Changes 

The proposed changes primarily concern equestrian centers, guest 
cottages/caretaker units, communication towers, and changes to the Planned 
Community Statistical Summary. Specifically the proposed changes are: 

Global Changes: 

• Add communication towers to all planning areas except Conservation, 
• Add equestrian centers (50 horse maximum) as an allowable use in planning 

areas 5, 6, and 12C, 
• Add guest cottage/caretaker units as an allowable use in all residential 

planning areas. 
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• Change Irvine Coast to Newport Coast throughout the text 

General Provisions & Regulations 

• Delete PA 3A from section 8(2)(a) on page 11-3.3 
• Add PA 48 and 128 to section 3(f) on page 11-3.4 (boundary determination) 
• Delete Sand Canyon Avenue from number 23 on page 11-3.11 

' 

Low Density Residential Changes 

• Add "communication transmitting, reception or relay facilities" as A(2)(a)(4) on 
page 11-4.2 

• Add equestrian centers (50 horse maximum) as A(2)(b)(2) 
• Change minimum lot size for guest house/caretaker from 20,000 to 10,000 

square feet, delete planning areas 3A, 38 and 6 in section 3(g) on page 11-4.3 
• Delete 40,000 square foot minimum lot size for PA 3A & 38, 6(2) on page 11-

4.4 

Medium Low Residential 

• Add communication transmitting, reception or relay facilities as 8(2)(a)(6) on 
page 11-4.8 

• Add equestrian center (50 horse max) as 8(2)(b)(2) on page 11-4.9 
• Change minimum lot size for guest house/caretaker from 20,000 to 10,000 

square feet, delete planning area 5 on page 11-4.10, policy 3(g) 

Medium & Medium High 

• Add communication transmitting, reception or relay facilities as C(2)(a)(7) on 
page 11-4.14 

• Add PA 3A & 38 for neighborhood commercial (maximum 100,000 sq. ft.} 
C(2)(c) on page 11-4.15 

• Change minimum lot size for guest cottage/caretaker from 20,000 to 10,000 
sq. ft. lots, delete PA 4A & 48 on page 11-4.16 policy 3(g) 

• Add 100 foot setback from PCH for PA 3A & 38 to policy 6(f) on page 11-4.17 

Golf Course 

• Add communication transmitting, reception or relay facilities as 8(2)(c) on 
page 11-6.2 

Recreation 
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• Add PA .12F, 12G, and 12J and "public infrastructure facilities to the first 
paragraph on page 11-7.1 

• Add PA 12F, 12H and 121 to paragraph two on page 11-7.1 
• Delete PA 20A as a recreation planning area on page 11-7.2 
• Add PA 12G as a recreation planning area on page 11-7.3 
• Add PA 12H and 121 as recreation planning areas on page 11-7.3 
• Delete PA 12C from policy 7 on page 11-7.3 
• Add hiking trails to policy 7 on page 11-7.3 
• Add policy 8 on page 11-7.4 for PA 12C and permitted uses, including 

communication facilities 
• Add policy 9 on page 11-7.4 for PA 12F and permitted uses, including 

communication facilities 
• Add policy 10 on page 11-7.5 for PA 12J and permitted uses, including 

communication facilities . 
• Add provision for allowing 12% of total lands in PA 128, 12C, 12G and 12H 

to be developed with structures or impervious surfaces 

Conservation 

• Add PA 16A and 168 to section 8 on page 11-8.1 

2. Consistency of Equestrian, Transmitting Facilities. Guest Cottages. 

Staff is recommending that the Commission approve the following proposed 
changes in the Implementation Plan as submitted. 

a. Equestrian Centers 

The second amendment to the certified LCP is proposing that equestrian centers 
with a maximum of 50 horses be allowed on residential Planning Areas 5, 6 and 
recreation area 12C. The LCP currently allows equestrian centers in recreation 
areas. Planning areas 5 and 6 are located in the east near the coastal zone 
boundary. The equestrian facilities would be exclusively for the residents in the 
LCP community and would not be commercial facilities open to the public. In a 
meeting with the County of Orange, County planners pointed out that any 
specific adverse impacts relating to the equestrian centers, i.e., runoff, etc., 
would be handled at the COP stage. The County indicated that equestrian 
centers with this number of horses would have no adverse impacts on the 
environment and that the County has a great deal of experience setting up and 
regulating equestrian centers. 

• I 
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Riding and hiking trails are currently allowed in PAs 11A, 12A, 12E, and in 
Conservation planning areas. Added to these planning areas would be 12C, 
12H and 121. Equestrian centers are currently allowed in planning area 19. 
Horseback riding is a permitted day use in Crystal Cove State Park. The 
development plan for Crystal Cove State Park states that equestrian/hiking trails 
are allowed and are located on existing fire control and patrol roads in the inland 
canyons and on ridgetops, in order to minimize damage to sensitive habitat 
areas. 

LUP policies: The LUP states that riding is allowed in planning areas 11A, 118, 
12A, 128, 12C, 120, 12E, 12H, 121, 18, 19, 21A, 218, 21C and 210. Therefore, 
clearly horseback riding is an intended use for both the LCP area and Crystal 
Cove State Park. The LUP only indicates one area for equestrian centers, PA 
19, yet allows hiking trails throughout the LCP area and Crystal Cove State Park 
allows them as well. Clearly, designating only one area for equestrian centers is 
limiting and allowing equestrian centers in 12C, 5 and 6 would increase 
recreational opportunities for persons living in the LCP area. Therefore, the 
Commission finds that the proposed changes will increase recreational 
opportunities and conforms with and adequately carries out the policies of the 
certified LUP. 

b. Communication Transmitting. Reception or Relay Facilities 

There are no provisions in the current LCP for this type of facility. In recent 
years there has been an increase in construction of transmission towers for 
cellular telephones. The revisions in the second amendment implementation 
plan would allow these facilities in all planning categories except for 
conservation. Currently this type of facility is being placed on inholdings in 
Crystal Cove State Park. Opening up the Irvine Coast LCP area for this type of 
development will allow these facilities to be dispersed. In addition, there is a 100 
foot buffer zone along the Pacific Coast Highway at the Irvine Coast. Therefore, 

, these facilities would have to be set back at least 100 feet from the scenic 
highway. In addition, excluding these facilities from Conservation planning 
areas, means that they would be situated in existing developed areas, with the 
exception of isolated recreation planning areas. 

Therefore, the Commission finds that allowing communication transmitting, 
reception or relay facilities conforms with the visual protection policies of the 
certified LUP. 

c. Guest Cottages/Caretaker Units 
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The LCP currently allows guest quarters in PA 3A, 38,4A, 48, 5A, and 6, on lots 
of 20,000 square feet or larger. The proposed amendment would allow guest 
cottages/caretaker units in all residential planning areas and would cut the 
minimum lot size from 20,000 square feet to 10,000 square feet. 

Although there are no policies in the LUP directly relating to guest cottages and 
caretaker units, they are included in definitions in the LCP. The definition of 
residential single-family states: "Refers to any residential development wherein 
each dwelling unit is situated on a residential lot of record and no lot contains 
more than one dwelling unit, and, where permitted, a caretaker's or employee's 
quarters." So these units are clearly permitted where allowable, i.e., on lots of 
20,000 square feet or greater. In addition, the definition of caretaker quarters in 
the LCP currently states: 

Living quarters, permitted in residential areas, for the housing of a 
caretaker(s) and the family of the caretaker who live in the same premises 
(not to exceed 1 ,500 square feet in floor area on building sites of a 
minimum 20,000 square feet). Caretaker quarters are not included within 
the category of, and are not counted toward, permitted dwelling units as 
specified in this LCP. 

The amendment proposes to reduce the minimum lot size allowable for caretaker 
units from 20,000 to 10,000 square feet. The potential impacts of removing the 
restrictions on guest quarters and caretaker units is unclear. The Irvine Coast 
community is an upscale mostly gated community, catering to relatively affluent 
people who presumably don't need to have second units for monetary reasons. 
In any event, the restrictions only apply to detached units. If a homeowner 
currently wishes to have a caretaker or maid's quarters he/she simply has to 
incorporate an extra wing or addition onto the house design. The impact from 
this type of scenario is the same as that of a detached unit, but perfectly 
permissible. 

The caretaker/guest cottage units will be situated in existing or proposed 
developed areas. They will have no adverse impact on visual resources or 
environmentally sensitive habitat areas. Theoretically, the impact of concern is 
to traffic, however, the traffic studies have indicated that Pelican Hill Road 
(Newport Coast Drive) can accommodate increased traffic in the LCP area. 
Therefore, the Commission finds that the reduction in the minimum lot size 
restriction from 20,000 to 10,000 square feet for guest cottages and caretaker 
units does not conflict with the policies of the certified LUP and therefore 
conforms with and adequately carries out the LUP. 

' 
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3. Consistency of Muddy Canyon Changes 

Staff recommends that the Commission approve the following changes to the 
Implementation Plan as submitted. 

The major component of the LCP amendment is the shifting of development off 
of the middle of Wishbone Ridge to allow connective open space between Los 
Trancos Canyon and the major open space portion of Crystal Cove State Park 
(see Exhibits Sa and 5b). The changes are occurring in connection with the 
Natural Communities Conservation Plan, of which the Irvine Company and the 
County of Orange are signatories. As part of this shift, planning areas 3A and 
38 will be changed from low density residential to medium density residential, 
Sand Canyon Avenue will be deleted, and the estimated and maximum allowable 
units will be increased in planning areas 3A, 38, 4A, 48, and 5. The table in 
section Vlll(8)(5) on page 29 of this staff report shows the changes. 

These changes include the addition of equestrian centers to PA 12C, the revised 
restrictions on guest cottages and caretaker units, adding communication 
facilities, deleting the 40,000 square foot minimum lot requirements for PA 3A 
and 38, changing the land use designation of planning areas 3A and 38 from 
low density residential to medium density residential, changing planning areas 
16A and 168 from tourist commercial to conservation, changing 20A from 
recreation to tourist commercial, and adding the provision for up to 100,000 
square feet of neighborhood commercial in PA 3A and 38. 

The Commission found in sections VII C and D of this staff report that these 
changes to the LUP are consistent with the resource protection policies of the 
Coastal Act, in particular sections 30240, 30251 and 30250. These same 
changes, as noted in Section A above are consistent with the changes approved 
in the LUP portion of the staff report concerning Muddy Canyon. Therefore, the 
Commission finds that the implementation plan as amended to reflect changes in 
planning areas 3A, 38, 4A, 48, 5, 6, 12E and 12C are consistent with and 
adequately carry out the certified LUP. 

4. Addition of & Changes to Planning Areas 

Staff recommends that the Commission approve the following changes to the 
Implementation Plan as submitted by the County. 

The second amendment to the Irvine Coast Implementation Plan proposes to 
add planning areas 12F, 12G, 12H, 121 and 12J to the recreation designation, · 
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change 16A and 168 from tourist commercial to conservation, and change 20A 
from recreation to tourist commercial. PA 12G, known as the Moro Sliver, was 
designated low density residential in PA 6 and is now designated as recreation 
(see Exhibits 4a and 4b). PA 12F is the El Moro Elementary School and PA 12J 
is the Laguna Beach Water District Reservoir, both of which are inholdings in 
Crystal Cove State Park and were not included in the original LCP. PA 12H and 
PA 121 are designated recreation and are essentially excess land discovered as 
a result of more accurate surveying. 

None of these parcels detract from the amount of land dedicated to the public for 
Crystal Cove State Park wilderness area. The amount of wilderness land 
remains the same. PA 12C is designated as active recreation and is consistent 
with meeting the recreational needs of the LCP community. PA 12F (EI Moro 
School) is designated as active recreation because of the school activities. The 
permitted uses of PA 12J (Water District) are also in keeping with the function of 
the site. Planning areas 12F, 12J, 12H and 121 have been included in Section C 
on page 1-4.12 of the proposed second amendment. 

The inclusion of these areas, with the exception of 12C, came about to correct 
previous oversights in the LCP planning process and to include new areas where 
excess land has been discovered. The addition of these areas does not have 
adverse impacts on coastal resources and also is consistent with and adequately 
carries out the certified LUP. 

5. Technical Corrections 

As with the LUP, the text of the implementing action program amendment is 
being changed to allow for changes in place names. In this regard, Pelican Hill 
Road becomes Newport Coast Drive, references to Sand Canyon Avenue are 
deleted from the text, Irvine Coast LCP becomes the Newport Coast LCP, and 
Cameo Shores becomes Pelican Hill. Also included in this category are 
adjustments to the Statistical Table and Planned Community Map to reflect 
changes to acreages and density. The map has been changed to reflect 
changes in planning areas and additions to planning areas. In addition, numbers 
throughout the text have been adjusted to reflect the changes in acreage, i.e., 
recreation, conservation, etc. 

These changes are instituted in conformance with changes in the certified land 
use plan and thus are consistent with and adequately carry out the proposed 
amended land use plan .. 
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XI. CEQA FINDINGS 

Section 21080.5 of the California Environmental Quality Act (CEQA) exempts 
local governments from the requirement of preparing an environmental impact 
report (EIR) in connection with a local coastal program (LCP)> Instead, the 
CEQA responsibilities are assigned to the Coastal Commission. Additionally, the 
Commission's Local Coastal Program review and approval procedures have 
been found by the Resources Agency to be functionally equivalent to the 
environmental review process. Thus, under Section 21080.5 of CEQA, the 
Commission is relieved of the responsibility to prepare an environmental impact 
report for each local coastal program submitted for Commission review and 
approval. Nevertheless, the Commission is required when approving a local 
coastal program to find that the local coastal program does conform with the 
provisions of CEQA. The County of Orange's Irvine Coast Local Coastal 
Program Amendment 1-96 consists of changes to the land use plan and 
implementing action program. 

The Land Use Plan amendment as originally submitted raises a number of 
concerns regarding the Chapter 3 policies of the Coastal Act and thus cannot be 
found to be consistent with and adequate to carry out the Chapter 3 policies of 
the Coastal Act. The Land Use Plan amendment, as submitted, is not adequate 
to carry out and is not in conformity with the policies of Chapter 3 of the Coastal 
Act with respect to: provision for reserving overnight accommodations in tourist 
commercial areas for the public-at-large. 

The Commission, therefore, has suggested a number of modifications to bring 
the Land Use Plan amendment into full conformance with the requirements of 
the Coastal Act. Specifically, the Commission certification action provides for: 
reserving 350 overnight accommodation units for the public-at-large and allowing 
1,800 overnight accommodations to be privately owned, with the proviso that 
excess units for rental purposes be advertised to the public-at-large. As 
modified, the Commission finds that approval of the Land Use Plan amendment 
will not result in significant adverse environmental impacts under the meaning of 
the California Environmental Quality Act. 
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Relative to the Implementation Program, the Commission finds that approval of 
the Implementation Program with the incorporation of the suggested 
modifications to implement the Land Use Plan would not result in significant 
adverse environmental impacts under the meaning of CEQA. Absent the 
incorporation of these suggested modifications to effectively mitigate potential 
resource impacts, such a finding could not be made. 

Specifically, the Implementation Plan, as modified, would ensure that 350 of the 
2150 overnight tourist commercial accommodations be reserved for the public
at-large. 

Given the proposed mitigation measures, the Commission finds that the County 
of Orange's Irvine Coast Local Coastal Program Amendment 1-96, as modified, 
will not result in significant unmitigated adverse environmental impacts under the 
meaning of CEQA. Further, future individual projects would require coastal 
development permits, issued by the County of Orange. Therefore, the 
Commission finds that there are no feasible alternatives under the meaning of _ 
CEQA which would reduce the potential for significant adverse environmental 
impacts which have not been explored. 
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PLANNED COMMUNITY STATISTICAL SUMMARY 
DEVELOP
MENT 
INCREMENT 

LAND USE GROSS MAXIMUM MAXIMUM 
ACREAGE DWELLING ACCOMMODATIONS 

lA,lB,lC Residential 
2A,2B,2C 
3A,3B 
4A,4B, 5, 6 
7A,7B, 8, 9 

TOTAL RESIDENTIAL 1,922 

10A,10B 

llA,llB, 
12A,12B,12C, 
12D, 12E 

17 

18, 19 

20A,20B,20C 

Golf Course 367 

Recreation -- 1,368 
Buck Gully, Los 
Trances/Muddy 

' Canyon, Pelican/ 
Wishbone Hill Areas 

Crystal Cove 
State Park 2,807 

Irvine Coast 
Wilderness 
Regional Park 677 

Recreation Parcels 
Adjacent Laguna 
Canyon Road 26 

21A, 21B, 21C Conservation 
21D Irvine Coast Wilderness 

Regional Park 1.989 

TC1l'ALOPEN SPACE/RECREATION 7,234 

13A Tourist 53 
13B Commercial 32 
13C 41 
13D 38 
13E 60 
13F 15 
14 24 
16A,16B 13 

TOTAL CX>MMERCIAL 276 
TOTAL Acres 
Within Planned Community 9,432 
MAxiMuM Allowed DWelhng units 
Within Planned Community* 
MAXIMUM Allowed Accommodations 
Within Planned Community* 

UNITS* PER DEVELOPMENT 
INCREMENT* 

2,600* 

1,100* 
600* 
450* 
350* 
600* 
300* 
250* 

2.150* 

• The maximum accommodations for each development increment will not be 
exceeded, nor will the total number of dwelling units and accommodations 
exceed the maximum permitted for the total Planned Community. . 

Note: See Exhloit V, Planned Community Statistical Table, for r ..,...-.-:.-',;;,;-...... -... ~•;..;·;.;; ... ..._ ____ """' 

information. EXHIBIT N0.7 2( 
APPLICATION ... ~O/_ 

II-1.2 ''f~ 

£ CaGionJ ~.:. Commis:lon 
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EXHIBIT T 
SECOND AMENDMENT 

PLANNED COMMUNITY STATISTICAL SUMMARY 
Newoort Coast Local Coastal Pro!!ram • 

Ma:dmum 
MA.X:L\I'IJ:>f 

DEVELOPMENT lNCREMEJI!'T LAND USE GROSS Dwelling 
ACCOl\-IMODATIONS 

ACREAGE 
Units 1 PER DEVELO~fE.'7 

INCRE.'I-!ENT 1 

1A,IB,IC,2A,2B,2C Residential 
3A,3B,4A,4B,5,6, 7 A, 78, 8,9 

TOTAL RESIDENTIAL 1,873 2,600 1 

lOA, lOB Golf Course 354 

llA,llB, Recreation - Buck Gully, Los Trances/ 1,485 
12A,l2B,12C,12D,l2E,l2F, Muddy Canyon, Pelican/Wishbone Hill Areas 
12G. 12H.l2I. 12J 

17 Crystal Cove State Park 2,807 

18.19 Irvine Coast Wilderness Regional Park 677 

20B,20C Recreation Parcels Adjacent LagWla Canyon 20 
Road 

21A,21B.21C, 12D,l6A, 168, Conservation 2,000 
Irvine Coast Wilderness Regional Park 

TOTAL OPEN SPACE/RECREATION 7,343 

13A Tourist Commercial 52 1,100 1 

13B 30 600 1 

13C 37 450 1 

130 38 350 1 

13E 59 600 1 

l3F 14 300 1 

14 30 250 1 

20A 17 

TOTAL COMMERCIAL 277 

TOTAL Acres Within Planned Community 9,493 

MAXIMUM Allowed Dwelling Units Within Planned Community 1 2,600 1 

MAXIMUM Allowed Accommodations Within Planned Community 1 2,150 1 

Note: See Exhibit X, Planned Community Statistical Table, for more detailed information. 

1 The maximum accommodations for each development increment will not be exceeded, no 
units and accommodations exceed the maximum permitted for the total Planned Communi 

Newpon Coast LCP Second Amendment 
irvine\lcp\2ndamcnd\lcpdoc\iap-2nd.005 II-1.2 
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EXHIBIT NO. JO 'R,· ClEWED APPliCATION NO. 

' _( 1--1 ~ 
2 AUG 6 1996 

Resolution of the Board of Supervisor 
Orange County, California 

I ~OfiRD ~E'c;_ 
July 16, 1996 

3 CALifORNIA «~ Calilornl11 Cout01f Commi::fon 

-
ASTAl COMMISSiON 

4s UTil COAST DISTRicf'n Motion of Supervisor Bergeson , duly seconded 
and carried, the following Resolution was adopted. 
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WHEREAS, the Land Use Plan (LUP) for the Irvine 
(Newport) Coast area was approved and.adopted by the Board of 
Supervisors pursuant to Board Resolution Nos. 80-2085 and 81-
944 dated December 17, 1980 and June 17, 1981, respectively; . 
and 

WHEREAS, such LUP was certified by the California 
Coastal Commission on January 19, 1982; and 

WHEREAS, in December 1983 and Implementing Actions 
Program (IAP) was adopted by the Board; and 

WHEREAS, the LUP and IAP (together the Local Coastal 
Program (LCP) for the Irvine (Newport) Coast) were subsequently 
amended by the Board and approved pursuant to Board Resolution 
No. 87-1606 and Ordinance No. 3674, respectively, on December 
2, 1987; and 

WHEREAS, the First Amendment for the Irvine (Newport) 
Coast LCP, consisting of the amended LUP and IAP, was submitted 
to the California Coastal Commission and certified by it on 
January 14, 1988; and 

WHEREAS, The Irvine Company, major landowner in the LCP 
area, has proposed a Second Amendment to the certified LCP; and 

WHEREAS, with respect to the Second Amendment to the 
Irvine (Newport) Coast LCP, the Environmental Management Agency 
has coordinated with appropriate public agencies including the 
cities of Newport Beach, Irvine and Laguna Beach; State Parka 
and Recreation; State Fish and Game; United States Fish and 
Wildlife Service; and, the Coastal Commission, and has provided 
ample opportunities for public participation through workshops 
and meetings conducted in the area; and 

WHEREAS, legally noticed public hearings have been held 
on said LCP amendment by the Planning Commission on April 16, 

Resolution No. 96-_!;29 1. 
Continued Public Hear.:i,..[lg - Irvine Coast 
LCP -- 2nd Amend. ZC lPA-0028) 
Irvine Coast LCP BPD: ep 
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1996, May 8, 1996, and May 21, 1996, for the purpose of 
obtaining public comments and considering said amendment for 
the Irvine (Newport) Coast LCP; and 

WHEREAS, the Orange County Planning Commission has 
reviewed the proposed Second Amendment to the Irvine (Newport) 
Coast Local Coastal Program, along with the appendices 
submitted with and findings made concerning the First Amendment 
to the Irvine Coast LCP; and 

WHEREAS, Section 21080.9, Division 13 of the Public 
Resources Code statutorily exempts the preparation and adoption 
of a Local Co~stal Program and its amendment from California 
Environmental Quality Act (CEQA} requirements; and 

WHEREAS, the Planning Commission has reviewed the 
proposed Second Amendment with respect to consistency with the 
County's general plan; and 

WHEREAS, following the public hearing held on May 21, 
1996, the Planning Commission recommended approval of the 
Second Amendment to the Irvine (Newport) Coast LCP by its 
Resolution No. 96-04; and 

' 
WHEREAS, this Board has considered the recommendations 

of the Planning Commission on the Second Amendment to the 
Irvine (Newport) Coast LCP, the testimony received in public 
hearings held by this Board on June 18, 1996 and July 16, 1996, 
and the information and comments submitted on this matter in 
writing. 

NOW, THEREFORE, BE IT RESOLVED, that this Board finds as 
follows: 

1. The Second Amendment to the Irvine (Newport) Coast 
Local Coastal Program was prepared pursuant to Division 
20 of the Public Resources Code (California Coastal 
Act). 

2. Section 21080.9 of tne Public Resources Code 
exempts the preparat~on and adoption of Local Coastal 
Programs and their amendment from CEQA requirements. 

2. 
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3. The Second Amendment to the Irvine (Newport) Coast 
LCP is consistent with and conforms to the policies of 
Chapter 3 of the Coastal Act of 1976 as follows: 

a. The findings made by this Board as part of its 
Resolution 87-1606 and Ordinance No. 3674, and the 
findings for certification of the First Amendment 
to the Irvine (Newport) Coast made by the 
California Coastal Commission as part of its 
certification action on January 14, 198a, remain 
valid for the Second Amendment to the Irvine 
(Newport) Coast LCP, and are incorporated herein by 
refe~ence, in that: 

i. There is no significant change in the 
total allowable development by reason of the 
Second Amendment; and 

ii. There is no significant change in the 
mix and distribution of uses allowed within 
the LCP area by reason of the Second 
Amendment . 

b. Attachment 1 to this Resolution is 
incorporated by this reference and sets forth and 
constitutes the findings of this Board with respect 
to the consistency of the substantive changes 
proposed· by the Second Amendment with the policies 
of Chapter 3 of the Coastal Act of 1976. 

4. Attachment 2 to this Resolution is incorporated by 
this reference and sets forth and constitutes the 
findings of this Board on the environmental, planning 
and other issues identified with respect to the Second 
Amendment by persons participating in the public 
hearings or through submission of comment letters. 

BE IT FURTHER RESOLVED that this Board approves the 
Second Amendment to the Irvine Coast Local Coastal Program and 
refinements dated July 16, !996, including the Implementing 
Actions Program, for purposes of submittal to the California 
Coastal Commission, and following action by the California 
Coastal Commission, this Board will review said Second 

3. 
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Amendment in light of the California Coastal Commission action 
thereon, and at that time will consider adoption thereof. 

BE IT FURTHER RESOLVED that this Board directs EMA to 
submit the Second Amendment to the Irvine (Newport) Coast Local 
Coastal Program to the California Coastal Commission for 
certification, and authorizes EMA Director of Planning to 
represent the County before the Commission in that regard. 

BE IT FURTHER RESOLVED, that p~ior to final acti~n by 
County on the Second Amendment to the Irvine (Newport) Coast 
Local Coastal Program, the developer shall either (l) execute 
and provide to County a copy of an agreement to mitigate the 
impacts of the project on the Laguna Beach Unified School 
District ("LBUSD"} ·substantially consistent with the proposal 
submitted to t~e LBUSD Board of Education at its July 9, 1996 
public hearing, or as otherwise mutually agreed by the 
developer and LBUSD, or (2) subject to LBUSD's decision that 
such an agreement cannot be executed in that time or would not 
fully mitigate the impacts from the Irvine {Newport) Coast, 
file an application to transfer territory from LBUSD to the 
Newport-Mesa Unified School District. Either such an agreement 
or a transfer of territory will mitigate impacts to LBUSD from 
the Second Amendment to the Irvine (Newport) Coast Local 
Coastal Program. 

The Board of Supervisors reserves the right to amend 
this condition at the time of final action on the Second 
Amendment to the Irvine (Newport) Coast Local Coastal Program 
to modify the mitigation to be provided upon a showing by 
Laguna Beach Unified School District that further mitigation is 
legally and factually justified. 
Ill 
Ill 
Ill 
Ill 
Ill 
Ill 
Ill 
Ill 
Ill 
Ill 
Ill 
Ill 

4. 
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SIGNED AND CERTIFIED THAT A COPY 
OF THIS DOCUMENT HAS BEEN DELIVERED 
TO THE CHAIRMAN OF THE BOARD 

. thleen E. Goodno 
Acti' Clerk of the Board of Supervisors 

Orange County, California 

of SupervJ.sors 

AYES: SUPERVISORS MARIAN BERGESON, JAMES W. SILVA, ROGER R. STANTON, 
DONALD J. SALTARELLI, AND WILLIAM G. STEINER 

NOES: SUPERVISORS NONE 

ABSENT: SUPERVISORS NONE 

STATE OF CALIFORNIA 
ss. 

COUNTY OF ORANGE 

I, Kathleen E. Goodno, Acting Clerk of the Board of Supervisors of 
Orange County, California, hereby certify that the above and foregoing 
Resolution was duly and regularly adopted by the said Board at a 
regular meeting thereof held on the 16th day of July, 1996, and passed 
by a unanimous vote of said Board. 

IN WITNESS WHEREOF, I have hereunto set my hand and seal this 16th 
day of July, 1996. 

Kathleen E. Goodno 
Clerk of the Board of Supervisors of 

Orange County, California 

5. 
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EXHIBIT NO. I ( 

RANGE 

Distribution 

ENVIRONMENTAL MANAGEMENT AGENCY 
PLANNING 

June 10; 1996 

~ .. ~-- :""''' ;. 
• •• L' '·' ~ t• t'.; ~ ,·, '·k 'v . '• . 

MICHAEL M. RUANE 
DIRECTOR, EMA 

THOMAS B. MATHEWS 
DIRECTOR OF PLANNING 

LOCATION: 
300 N. FLOWER ST. 

THIRD FLOOR 
SANTA ANA, CALIFORNIA 

MAILING ADDRESS: 
P.O. BOX 4048 

SANTA ANA, CA 92702-4048 

TELEPHONE: 
(714} 834-4643 

FAX #:834-2771 
DPC:834-4772 

SUBJECT: Irvine (Newport) Coast Local Coastal Program (LCP) - Second Amendment 

Dear Recipient: 

Enclosed for your review is the updated Draft Irvine (Newport) Coast Local 
Coastal Program - Second Amendment. For your convenience a Summary and 
additional facts and information on the Irvine (Newport) Coast Local Coastal 
Program - Second Amendment has been provided to highlight the purpose and intent 
of the amendment. 

. 
An Orange County Board of Supervisors Public Hearing has been scheduled for 
June 18, 1996 at 9:30 a.m. in Building 10, Civic Center Plaza, Santa Ana, 
California. County staff and representatives of the Irvine Company will be 
present to discuss the LCP - Second Amendment with the Board. The Board will be 
receiving public testimony at that time. 

Please contact John Buzas at (714) 834-5906 or Chuck Shoemaker a!= (714) 834-5159 
should you have any questions regarding the Irvine Coast LCP - Second Amendment . 

Very truly yours, 

~~za~~r 
Land Use Planning 

JBB:sah(6031514100881) 

Attachments: 1) Facts and Information for Irvine (Newport) Coast Local Coastal 
Program - Second Amendment 

2) Draft of Irvine (Newport:) Coast Local Coastal Program - Second 
Amendment 
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THE IRVINE (NEWPORT) COAST LOCAL COASTAL PROGRAM - SECOND 
AMENDMENT INFORMATION SHEET 

BACKGROUND 

The Local Coastal Program (LCP) for the Irvine Coast consists of a Land 
Use Plan (first approved in June, 1981) and Implementing Actions Program 
(approved in January 1982) . This General Plan/Zoning level document set 
the basic criteria for compliance with the Coastal Act for the Irvine 
(Newport) Coast Planned Community. The 1982-LCP secured major contiguous 
open space dedications east of Buck Gully, Los Trancos and Muddy Canyons 
by allowing for consolidated mixed-use development on the ridges and 
coastal terraces west of Muddy Canyon . 

The LCP was amended in 1988 to eliminate office development and broaden 
the destination resort component to include two golf courses, additional 
tourist commercial uses and a broader range of residential development . 
These changes were intended to increase public access to, and utilization 
of, the coastal resources and provide more diverse services for visitors. 
The Irvine Coast Local Coastal Program - First Amendment was adopted by 
the Orange County Board of Supervisors on December 2, 1987 and was 
certified by the California Coastal Commission on January 14, 1988. The 
amended LCP resulted in a substantial increase in open space over the 
1981 LCP. 

LCP DEVELOPMENT STATUS 

The County of Orange has since approved 30 Coastal Development Permits 
(CDPs) within the LCP, composing 2,059 residential units and 1,450 
Tourist Commercial units, representing 79% of the residential and 67% of 
the Tourist Commercial LCP entitlements, all major collector roads 
(except Sand Canyon Avenue through PAs 4, 5 and 6) and recorded offers 
of dedication on all major open space (except Muddy Canyon). Of the 
development approved by these CDPs, all major roads have been 
constructed, two public golf courses are completed and opened, Planning 
Areas 13A and 13B have been sold to Disney for a major Tourist. Commercial 
Resort and 440 residential buildings (17% of 2,600 dwelling units) have 
been completed or are under construction (see attached Entitlement 
Summary Table) . 

NATURAL COMMUNITIES CONSERVATION PROGRAM (NCCP) STATUS 

Since the adoption of the 1988-LCP, the California Department of Fish & 
Game and the U.S. Department of Fish and Wildlife have undertaken a major 
regional and subregional habitat conservation planning program directed 
toward protecting the coastal sage scrub ecosystem (the Southern 
California NCCP Coastal Sage Scrub Program) . The "Conservation 

June ~a. 1996 aoard Hearing 
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Guidelines" adopted by the regional NCCP program emphasize the need to 
provide for "connectivity" of wildlife movement between large blocks of 
preserved habitat areas as an important means of assuring species 
viability, including genetic diversity beyond that provided in the NCCP 
Plan. Although the 1988-LCP set aside major areas of contiguous open 
space/habitat in the Irvine Coast dedication areas, the habitats found 
within Buck Gully and Los Trances Canyons are somewhat isolated in terms 
of direct physical connectivity with the Crystal Cove/Irvine Coast 
dedication area habitat system. 

In conjunction with the review of the Central/Coastal Orange County 
NCCP/HCP proposed subregional plan, considerable interest has been 
expressed =in trying to improve the habitat connectivity between Los 
Trances Canyon and the Crystal Cove State Park/LCP dedication areas. 
This goal could be achieved by shifting development authorized in the 
1988-LCP off a portion of Wishbone Ridge located between Los Trances and 
Muddy Canyons to other portions of the LCP.area. 

PROPOSED LCP SECOND AMENDMENT 

A shifting of development off a portion of Wishbone Ridge to broaden the 
wildlife corridor has implications for land uses within the remainder of 
the LCP area. In the context of the already significant reductions in 
development area reflected in the 1988-certified LCP First Amendment, 
there is a need to provide the landowner with sufficient economic 
incentives to offset the loss of development opportunities in Wishbone 
Ridge. 

The draft LCP Second Amendment proposes to offset the proposed reductions 
in development area, with its attendant economic implications in two 
ways. 

First, the LCP Second Amendment proposes to increase 
the intensities and overall development area on the 
frontal slopes of Lower Wishbone and to provide for 
community recreation facilities in a portion of Muddy 
Canyon. Additionally, other residential use intensity 
requirements would be modified to assure the approved 
overall LCP maximum of 2,600 dwelling units. 

Second, the LCP Second Amendment incorporates a number 
of modifications to the Tourist Commercial, visitor
serving land uses in the LCP directed toward: 

(a) allowing increased flexibility (in response 
to the realities of commercial recreation 
financing) ; and 
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(b) revising site development criteria in 
response to the increase in golf course open 
space in the Tourist Commercial Planning 
Areas. 

Thus the overall purpose of this LCP Second Amendment is ~o provide 
certain changes in intensity, location and types of land use such that 
the landowner is willing to proceed with an amendment to a cer-:ified LCP 
resulting in a significant increase in open space on Wishbone Ridge. It 
is believed that these development/open space tradeoffs would clearly 
further regional habitat protection goals. 

The majority of the proposed modifications are defined on the Irvine 
(Newport) Coast LCP Land Use Comparison Exhibit or the redline exhibits 
for the Land Use Summary Table and The Planned Community Statistical 
Table. 

The Irvine (Ne•Nport) Coast LCP Land Use Plan Comparison, Exhibit 1, 
places the LCP - First Amendment and LCP - Second Amendment Land Use 
Plans side by side and enables viewers to easily understand the proposed 
modifications. 

Exhibit 2, a redline version of the Land Use Summary Table enables the 
viewer to compare LCP - First Amendment and LCP - Second fl.mendment 
statistics. The redline version of the Planned Community Statistical 
Table, Exhibit 3, provides a detailed comparison between the project 
statistics for the LCP - First Amendment and LCP - Second Amendment. 
This table also reflects the development approvals which have occurred 
since 1988 and more accurate engineering survey information available 
through digital sources. 

These exhibits, along with this information sheet are intended to provide 
the reader with a sound understanding of the modifications proposed with 
the LCP - Second Amendment and how they compare with the currently 
certified LCP. 

PUBLIC HEARINGS AND REVIEW 

A draft of the Irvine (Newport) Coast Local Coastal Program - Second 
Amendment was distributed on March 20, 1996 for review and comment. A 
Planning Commission Public Hearing Workshop occurred on April 16, 1996, 
and Planning Commission hearings were held on May 8, and May 21, 1996. 

The March 20, 1996, Draft Second Amendment to the Irvine (Ne•Nport} Local 
Coastal Program entailed eleven substantive, inter-related revisions and 
seven revisions of a technical nature. Following receipt of a variety 
of comments from other governmental agencies and interested members of 
the public along with specific directions from the Planning Commission 
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EXHIBIT 2 
" ..___ _______ .. 

EXIDBIT E 
"FIRST AMJ!NDMBN'T"SECOND:!AMENDMENT 
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fl:¥.ffie~~\¥i?~f:t. Coast Local Coastal Program 

LAND USE CATEGORY 

RESIDENI'IAL: 

Low Density 

Medium-Low Density 

Medium Density 

High Density 

SUBTOTAL 

COMMERCIAL: 

Tourist Commercial 

SUBTOTAL 

OPEN SPACE: 

Golf Course 

Recreation and Parks 

Conservation 

SUBTOTAL 

TOTAL - ALL LA.J.'"'ID USES 

PLANNING AREAS 

3A, 3B, 6, 7 A, 7B 

5, 9 

lB, 2A, 2B, 2C, 3:AC3B. 4A, 4B 
.::<.;::.··>.·.·>'··,,· . 

lA, lC, 8 

13A, 13B, 13C, 130, 13E. 
13F, 14, l6A, 16B ~QA: 

lOA. lOB 

llA, llB. 12A. 12B, 12C. 120, 
12E, l2F', J2G, 1:ZI!~l2I~ 1~21, 
leA, f6BH f7, 18: g(·~ 20B, 
20C 

21A, 21B, 21C, 21D, !oA-.491?. 

GROSS ACRES~~ 

1'30 

~01 

t=;296 

246 

1,922 ACRES t;873ACRES: 

~76 277 
·.·.·.·?:·.< 

216 ACRES 277:ACR.Es 

354 
·.·,·.·:-:.:· 

4:989 

1,989 

(a) All acreages are approximate and include roads and arterial highways. 
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at the May 8, 1996 hearing, several changes have been incorporated into 
the June 18, 1996 Second Amendment document to respond to the points 
raised. 

MAJOR REVISIONS 

Specific substantive revisions necessary to achieve the overall goals of 
this proposed LCP Second Amendment may be summarized as follows: 

Revision 1. Adjust development/open space boundaries adjacent to 
Crystal Cove State Park, including Los Trancos and .Muddy Canyons to 
enhance habitat value by improving connectivity. 

Revision 2. Modify land use categories of Residential Low to Medium 
Density in Planning Areas 3A and 3B to shift densities to the coastal 
terrace in support of improving connectivity between Los Trancos Canyon 
and Crystal Cove State Park, providing more diverse housing types and 
residential densities and adding neighborhood commercial, limited to 
100,000 square feet, as a permitted use. 

Revision 3. Increase the maximum number of dwelling units allowed 
in undeveloped Planning Areas to match the low end of the density ranges 
established by the land use categories, while maintaining an overall 
maximum of 2,600 dwelling units for the Planned Community. 

Revision 4. Update statistical tables and maps to reflect more 
accurate data from engineering surveys and digital technology, resulting 
in the creation of Recreation Planning Areas 12H and 12I to account for 
excess land between Residential Planning Areas 7A and 7B and the 
dedication area. This update additionally creates Recreational Planning 
Area 12J to separate the Laguna Beach County Water District site from 
Crystal Cove State Park. 

Revision 5. Relocate and expand the variety of recreational uses and 
site coverage in Open Space/Recreation Planning Area 12C to allow for 
active community recreation facilities and expand Planning_ Area 12B. 

Revision 6. Delete Sand Canyon Avenue north of Pacific Coast Highway 
and correspondingly reduce grading, consistent with the Orange County 
Board of Supervisors 1995 - Technical Amendment to the Master Plan of 
Arterial Highways. 

Revision 7. Adjust Tourist Commercial building site coverages to 
compensate for 74-acres of golf course in Tourist Commercial Planning 
Areas 13A through 13F and facilitate low-profile resort development in 
Planning Areas 13C, 13D and 13E. 
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Revision 8. Add "resort 11 to 11 overnight accommodations" (i.e. , 
overnight/resort accommodations) to clarify Tourist Commercial as not 
being limited to overnight stays and add "casitas" as a principal 
permitted use in Planning Area 14. 

Revision 9. Delete restrictions on ownership of accommodations in 
the Tourist Commercial Planning Areas to provide for financing 
flexibilities. 

Revision 10. Add equestrian centers with a maximum of 50 horses as 
a principal permitted use in Planning Areas 5, 6 and 12C. 

Revision 11. Add guest cottages and caretaker quarters limited to 
1,500 square feet on building sites of 10,000 square feet or larger as 
a permitted use in all residential land use categories. 

Revision 12. Modification of the land use designation of the Moro 
Sliver area of Planning Area 6 from Residential to Recreation. 

Revision 13. Redesignation of Planning Areas 16A and 16B as 
Conservation. 

TECHNICAL REVISIONS 

Revision 1. Transfer the Tourist Commercial Land Use Entitlement 
from Planning Areas 16A and 16B to Planning Area 20A as provided for in 
the LCP - First Amendment. 

Revision 2. Create new Planning Areas 12F and 12J for the existing 
El Morro Elementary School and Laguna Beach County Water District sites. 

Revision 3. Substitute an Amended Legal Description to reflect the 
accurate Planned Community boundary. 

Revision 4. Change the name of the Planned Community from "Irvine" 
to "Newport Coast." 

Revision 5. Change the name of "Pelican Hill Road" to "Newport Coast 
Drive." 

Revision 6. Change references to Planning Areas 3A, 3B and 14 from 
Wishbone Hill and Muddy Canyon to Lower Wishbone. 

Revision 1. Change references to Muddy Canyon Planning Area 6 to 
Wishbone Ridge. 
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Newport Coast Planned Community Today April 1996 
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Introduction 

The Irvine (Newport) Coast Planned Community comprises almost 10.000 acres 
of land along the coast of central Orange County, between the cities of Newport 
Beach and Laguna Beach . 

In Bccordance with the California Coastal Act of 1976. the County of Orange 
prepared a Local Coastal Program (LCP) for the Irvine Coast (now referred to 
as the "Newport Coast") which is composed of a Land Use Pl8n and an 
implementing Actions Program -Planned Community District Regulations . 
The frvine Coast LCP Land Use Pl8n was originally cettified by the California 
Coastal Commission on J8nuary 18. 1982; and the LCP-First Amendment ( L8nd 
Use Pl8n and Implementing Actions ProgrBm) was certified on January 14 . 
1988 . 

The centerpiece of the Newport Co8st LCP is its provision and protection of 
open space lands which comprise over 77% of the entire Newport Coast are8 . 
In addition to approximately 4,989 areas of l8nd in recreation use- including 
Crystal Cove State Park, Buck Gully, and Los Trancos and Muddy Canyons 
over 2,000 acres of land is designated as conservation. to be included as part of 

the County 's Laguna Coast Wilderness Regional Park . 

The Newport Coast LCP limits residential development to a maximum of 2.600 
dwelling units. The Land Use Plan's clustering of residential units is preserving 
open space, reducing grading impacts. and enhancing the compatibility of private 
development with public open space. In addition. the LCP provides for 2.150 
overnight/resort accommodations . 

3 
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STATUS OF LOCAL COASTAL PROGRAM DEVELOPMENT /-

Summary of Accomplishments 

The 1988 LCP-First Amendment established an overall development limit of 
2,600 residential units and 2,150 overnight/resort accommodations. Since 
certification of the 1988 LCP, the County of Orange has approved thirty (30) 
Coastal Development Permits (COPs) within the LCP area. Implementation of 
the LCP includes the following accomplishments: 

Open Space Dedications and Protection 

• Offers of dedication recorded for phased dedication of over 2,600 acres of 
contiguous open space/habitat adjacent to the inland portion of Crystal Cove 
State Park, with County acceptance of the first phase dedication. 

• Offer of dedication recorded for approximately 800 acres in Los Trancos 
Canyon and Buck Gully. 

• Protection of the Pelican Hill viewshed through the construction of two golf 
courses-representing an increase of 7 4 acres of golf course open space on 
Pelican Hill and the coastal shelf. 

Tourist Commercial Use 

• Sale of two plalllling areas to Disney for development of a major tourist 
commercial resort development. 

• Coastal Development Permit approval of 1,450 overnight/resort units , 
representing 67% of the total tourist commercial entitlement. 

• Completion of two nationally-regarded golf courses, open since 1991. 

Coastal Access/Circulation System 

• Construction of all major planned collector roads (except Sand Canyon 
Avenue), including Newport Coast Drive which provides· direct access to 
Crystal Cove State Beach and relieves Pacific Coast Highway traffic by serving 
as a bypass around Corona del Mar. 

• Widening of Pacific Coast Highway. 
4 

Residential Development 

• Coastal Development Permit approval f ·~ 2,059 residential units, representing 
79% of the residential development ntitlemenl and completion or initiation 
of the construction of 440 residentialuni ~ . or 17% of the 2,600 dwelling unit 
allocation. 

• In compliance with the County's Housing I ~1ement. the requirement to provide 
648 affordable housing units within 3 iles of the coastal zone has been 
satisfied. 

• All development projects have incorporl ted the physical improvements and 
control measures to implement the L'· 's Erosion, Sediment, Runoff, and 
Grading Policies set forth in the ap r d Master Drainage and Runoff 
Management Plan. 

DEVELOPMENT AND 
OPEN SPACE STATUS MAP* 

Development 
Approved Residential Pro ect 
Under Construction or Completed 

Approved Residential Projec 

Residential Planning Are 
1 

(Future Project Approval) 

Approved Tourist Commercial Project 

Tourist Commercial Plan1ing Areas (Future Project Approval) 

Open Space 

c:::J Open Space Offered or Accepted for Public Ownership 

Future Public Open Spacr Dedication 

Golf Courses Open for Play 

Privately Maintained Open Space 

•REFLECTS APPROVALS BY THE COUNTY OF ORANGE AS OF AUGUST. 1996 

• • • .; 
• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 
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The 1982 LCP: 
Sets Framework for Development of the Irvine Coast 

The Local Coastal Program (LCP) for the Irvine Coast was first certified in 
1982. The LCP established the framework for development of the Irvine Coast 
Planned Community consistent with the Coastal Act. Its central feature was 
the provision of major contiguous open space dedications east of Crystal Cove 
State Park, along with private recreational/open space dedications in Buck Gully, 
and Los Trancos and Muddy Canyons. Mixed-use development was limited to 
the ridges and coastal terraces west of Muddy Canyon. 

1982 CERTIFIED LCP 

6 

In ere Open Space and Tourist-Commercial/Recreation Uses 

LCP was amended to eliminate office development and broaden 
ion resort component to include two golf courses, additional tourist 
uses, and a wider range of residential development. These changes 

to increase public access to, and utilization of, the coastal resources 
and to pr) d more diverse services for visitors . The 1988 First Amendment 
resulted in providing over 1,500 acres more open space than the 1982 LCP, 
including addition of 367 acres of golf courses and an increase in recreation 
area from ,427 to 4,878 acres. 

I Recreation I Golf 

c:=J To 

1988 CERTIFIED FIRST AMENDMENT 

• • 
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• • • • • • • • • • • • • • • • • • • • • •• • • • • • • • • • • • • • 



• • • •• • • • • • • • • • • • •• • • • • • • • • • • • • • • • • • • • • • • 

The 1996 LCP-Second Amendment: 
Enhanced Habitat Connectivity Responds to NCCP Goals 

Since the certification of the 1988 LCP-First Amendment, a major regional 
cooperative habitat conservation planning effort has been undertaken by the 
County of Orange, the California Department of Fish and Game, and the U.S . 
Fish and Wildlife Service to protect the coastal sage scrub ecosystem. This 
program, the Southern California Natural Communities Conservation Plan 
(NCCP), was designed to provide for "connectivity" of wildlife movement 
between large blocks of preserved habitat areas as an important means of 
assuring species viability . 

1996 PROPOSED SECOND AMENDMENT 

Although the 1988 LCP-First Amendment set aside major areas of contiguous 
open space/habitat in the Irvine Coast, the County believed that additional efforts 
could be made to improve the habitat connectivity between Los Trancos Canyon 
and the Crystal Cove State Park/Wilderness dedication areas. This improvement 
in habitat connectivity could be achieved by shifting development authorized 
in the 1988 LCP-First Amendment from a portion of Wishbone Ridge to other 
portions of the Irvine Coast. In order to accommodate the increased habitat 
areas, the 1996 LCP-Second Amendment proposes eleven revisions to ensure 
that all of the goals of the LCP with respect to open space, residential 
development, and recreational and tourist-commercial uses are met. As part of 
this Second Amendment, the name of the LCP area will be changed to the 
Newport Coast. 

c=:J Residential 

Open Space I Recreation I Golf 

[:=J Tourist Commercial 

C=:J Golf Course in Tourist Commercial 

[:=J Golf Course in Residential 
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THE 1996 LCP SECOND AMENDMENT ._ 

Preserve Wishbone Ridge by: 

Con so lidating/reconfiguring 
Residential Planning Areas 5 and 
6 to allow Open Space/Habitat 
Connectivity. 

Eliminating Sand Canyon Road 
corridor as impasse to wildlife 
movement. 

Expanding Open Space Planning 
Areas 12E (Muddy Canyon) to 
connect with 12A (Los Trancos 
Canyon). 

Consolidating Residential 
Planning Areas 4A and 4B to 
allow Open Space/Habitat 
Connectivity. 

Modify Planning Areas 3A and 3B 
from Low to Mediu1n density and 
allow neighborhood commercial 
development for the residential 
areas. 

•, 

• • • • • • • • • • • • • • .I 
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Specific Revisions 
The specific revisions that compose the 1996 LCP-Second 
Amendment are as follows: 

• Adjust development/open space boundaries adjacent to Los Trancos 
and Muddy Canyons and Crystal Cove State Park by increasing the 
width of the open space connection from 50 feet to approximately 
one mile to enhance habitat connectivity. 

• Delete Sand Canyon Avenue north of Pacific Coast Highway to 
reduce grading along Wishbone Ridge and to eliminate barriers to 
wildlife movement. 

• Relocate and expand the variety of recreational uses and site 
coverage in Planning Area 12C and reconfigure Planning Area 128 . 

PACIFIC 

1996 SECOND AMENDMENT 
LAND USE PLAN 

• Add equestrian centers as a principal permitted use in specified 
residential and recreational planning areas. 

• Add resort to overnight accommodations to expand and clarify the 
nature of visitor-serving accommodations, and include casitas as a 
principal permitted use in Planning Area 14 . 

• Delete restrictions on ownership of accommodations in the Tourist 
Commercial Planning Areas . 

• Adjust Tourist Commercial building site coverages in Planning 
Areas 13A-13F to reflect additional open space provided by the golf 
courses . 

• Add up to 1,500 square foot guest cottages/caretaker quarters as a 
permitted use on 10,000 square foot minimum lots in all residential 
land use categories . 

• Modify residential land use categories in Planning Areas 3A and 3B 
to allow medium density residential in support of improved 
connectivity . 

• Add neighborhood commercial as a permitted use in Residential 
Planning Areas 3A and 3B . 

• Preserve Moro Sliver by changing it's designation from Residential 
to Recreation . 

1::] Open Space 

~ Residential 

~ Golf Course 

[[lJ]]] Recreation 

Tourist Commercial 
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IMPLEMENTATION OF LCP POLICIES I • 

Ecotone buffer within Los Trancos Canyon. 

10 

Ecotone Transition -Development/Open Space Edges 

Where development adjoins coastal scrub and chaparral in dense 
strands, an "ecotone" area will be created by thinning out woody 
plants in the buffer zone. Within the "ecotone" area grasses will be 
introduced or allow . d to invade the open spaces. 

Ecotone Policy (LCP p. I-3.32) 

Resource Protec ·on 

The golf course greenbelt enhances the visual qualities of the frontal 
slopes of Pelican Hill by providing a scenic foreground for the visitor
serving areas. 

Visual Quality Policy (LCP p. I-2. 7) 

. ~~, ~ ' 

Pelican Hill frontal slopes behind golf-courses. 

•• •• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 
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Pelican Point Trail, Golf Course, and Residential 
Clustering 

Pelican Point will provide for a bluff top trail connecting Crystal Cove 
State Park, where topographic and geologic conditions pernzit . 

Bluff Top Trail Policy (LCP p. I-4.14) 

Bluff top trail, golf course and Pelican Point 
community as viewed from Crystal Cove State Park . 

If the golf course is extended into PA 9, the clustering of residential 
development shall be permitted . 

Golf Course Extension Policy (LCP p. I-4.14) 

. .:~J;q' ~1.\l. ~~~ 

Pelican Point custom homes as viewed from the golf cart path . 
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PUBLIC FACILITIES , : 

Circulation Improvements 

Newport Coast Drive: Completed construction of Newport Coast Drive improving coastal access. 

PCH Widened: Pacific Coast Highway widened/ realigned to improve access and safety. 

12 
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Public Saf'ety Facilities 

Public Utilities: Major water storage facilities have been designed 
and constructed underground and landscaped to minimize visual 
impacts . 

4.1 MG Zone 2 reservoir located adjacent to Newport Coast Drive . 

Fire Station: The land dedication and construction of Orange County 
Fire Station No. 52 has been completed . 

----~~- -

Detention Basin: Detention basins designed to permit sand 
replenishment to the beach while minimizing erosion . 

13 



• • 
RESIDENTIAL DEVELOPMENTS . __ 

~ 

Entrance to single family attached townhomes (Altezza). 

Typical Pelican Hill Custom Home. 

14 

Single family attached condominiums (Trovare) and Ocean Ridge 
Custom Homes. 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 
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Golf Clubhouse 

Lake Features utilizing reclaimed water. 

Coastal Sage Habitat retained and enhanced . 

Completed Riparian Habitat Creation Program 
as viewed from the Pelican Hill main entry bridge . 
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• • 
SUMMARY OF KEY 1996 SECOND AMENDMENT BENEFITS , 

Habitat Con ectivity enhanced 
by elimination of Sand Canyon 
Avenue and reconfiguration of 
development areas. 

Expand Muddy 
Canyon (PA 12E) to 
connect State Park 
and Los Trancos 
Canyon. 

Overall increase in 
Coastal Sage Scrub Habitat 

16 

Habitat Connectivity enhanced and 
potential Staging Area /Park 
Support FaciJities provided by 
preserving Moro Sliver. 

Addition of Neighborhood 
Commercial to support 
residential areas . 

Potential Staging Area and Support 
Facilities for Wilderness/State Parks 
adjacent to Laguna Canyon Road. 

New Community Recreation 
Facility and Equestrian Center. 

.I 
• • • • • • • I. 
• • • • • • • • • • • • • • • • • 
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Expanded Open Space/Improved Biological Connectivity: The Second 
Amendment preserves Wishbone Ridge and the Moro Sliver as open space 
and provides improved biological connectivity among the major open space 
areas . 

Improved Recreational Opportunities: The Second Amendment creates 
public staging areas for Crystal Cove State Park and the Laguna Coast 
Wilderness Park Dedication Area. lt also provides for a community 
recreation facility to serve the future residents of Planning Areas 3 and 4 . 

Equestrian Centers: Limited on-site equestrian centers will be provided as 
recreational facilities in specified residential planning areas . 

Neighborhood Commercial Development to Support Residential 
Development: The Second Amendment will add neighborhood commercial 
as a permitted use in medium density Residential Planning Areas 3A and 38 . 
providing commercial facilities within or adjoining residential development 
and minimizing demands on coastal access roads . 

Facilitate Tourist Commercial Development: There is currently an 
overabundance of "hotels" within the Newport Coast area which has reduced 
market demand for new hotels. The use of the term "resort/overnight 
accommodations", the addition of "casitas'' in Planning Area 14. and 
removal of ownership restrictions on "casitas, "will facilitate the creation of 
visitor-serving accommodations in coastal Orange County . 

Site Coverage Modifications For Visitor-Serving Uses: The adjusted site 
coverages will allow tourist commercial development intensities to be 
achieved consistent with the open space preserved in the golf course, and 
also facilitate low profile resort development that would allow this area to 
continue to minimize the visual and scenic impacts of the development . 

17 
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NEWPORT 
COAST 

This docurnent had been prepared by The Irvine Company in cooperation with the Orange County Environmental 
Management Agency. It is a summary of the proposed Irvine (Newport) Coast Local Coastal Program- Second Amendment 

approved by the County of Orange on Ju ly 16, 1996 for submittal to the California Coastal Commission. 
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Reaolution of the Board of Supervisor• 
Orange County, California 

July 16, 1996 

On Motion of Supervisor ~ , duly seconded 
and carried, the following Resolution was adopted. 

WHEREAS, the Land Use Plan {LUP) for the Irvine 
(Newport) Coast area was approved and.adopted by the Board of 
Supervisors pursuant to Board Resolution Nos. 80-2085 and 81-
944 dated December 17, 1980 and June 17, 1981, respectively;. 
and 

WHEREAS, such LUP was certified by the California 
Coastal Commission on January 19, 1982; and 

WHEREAS, in December 1983 and Implementing Actions 
Program (IAP) was adopted by the Board; and 

WHEREAS, the LUP and IAP (together the Local Coastal 
Program (LCP) for the Irvine {Newport} Coast) were subsequently 
amended by the Board and approved pursuant to Board Resolution 
No. 87-1606 and Ordinance No. 3674, respectively, on December 
2, 1987; and 

WHEREAS, the First Amendment·for the Irvine {Newport) 
Coast LCP, consisting of the amended LUP and IAP, was submitted 
to the California Coastal Commission and certified by it on 
January 14, 1988; and 

WHEREAS, The Irvine Company, major landowner in the LCP 
area, has proposed a Second Amendment to the certified LCP; and 

23 . 

WHEREAS, with respect to the Second Amendment to the 
Irvine (Newport) Coast LCP, the Environmental Management Agency 
has coordinated with'appropriate public agencies including the 
cities of Newport Beach, Irvine and Laguna Beach; S~ate Parks 
and Recreation; State Fish and Game; United States Fish and 
Wildlife Service; and, the Coastal Commission, and has provided 
ample opportunities for public participation through workshops 
and meetings conducted in the area; and 

24 

25 

26 
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WHEREAS, legally noticed public hearings have been held 
on said LCP amendment by the Planning Commission on April 16, 

Resolution No. 96-:.5~9 1. 

£&t~~a. H~~-oo~w-ne coast 
Irvine Coast I.CP BPD :ep 
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3. The Second Amendment to the Irvine (Newport} Coast 
LCP is consistent with and conforms to the policies of 
Chapter 3 of the Coastal Act of 1976 as follows: 

a. The findings made by this Board as part of its 
Resolution 87-1606 and Ordinance No. 3674, and the 
findings for certification of the First Amendment 
to the Irvine (Newport) Coast made by the 
California Coastal Commission as part of its 
certification action on January 14, 1988, remain 
valid for the Second Amendment to the Irvine 
(Newport) Coast LCP, and are incorporated herein by 
reference, in that: 

i. There is no significant change in the 
total allowable development by reason of the 
Second Amendment; and 

ii. There is no significant change in the 
mix and distribution of uses allowed within 
the LCP area by reason of the Second 
Amendment . 

b. Attachment 1 to this Resolution is 
incorporated by this reference and sets forth and 
constitutes the findings of this Board with respect 
to the consistency of the substantive changes 
proposed· by the Second Amendment with the policies 
of Chapter 3 of the Coastal Act of 1976. 

4. Attachment 2 to this Resolution is incorporated by 
this reference and sets forth and constitutes the 
findings of this Board on the environmental, planning 
and other issues identified with respect to the Second 
Amendment by persons participating in the public 
hearings or through submission of comment letters. 

BE IT FURTHER RESOLVED that this Board approves the 
Second Amendment to the Irvine Coast Local Coastal Program and 
refinements dated July 16, !996, including the Implementing 
Actions Program, for purposes of submittal to the California 
Coastal Commission, and following action by the California 
Coastal Commission, this Board will review said Second 
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Chairman 

SIGNED AND CERTIFIED THAT A COPY 
OF THIS DOCUMENT BAS BEEN DELIVERED 
TO THE CHAIRMAN OF THE BOARD 

Supervisors 

' . . i_ .. 
Board of Supervisors 

AYES: SUPERVISORS MARIAN BERGESON, JAMES W. SILVA, ROGER R. STANTON, 
DONALD J. SALTARELLI 1 AND WILLIAM G. STEINER 

NOES: SUPERVISORS · NONE 

ABSENT: SUPERVISORS NONE 

STATE OF CALIFORNIA ) 
) ss. 

COUNTY OF ORANGE ) 

I, Kathleen E. Goodno, Acting Clerk of the Board of Supervisors of 
Orange County, California, hereby certify that the above and foregoing 
Resolution was duly and regularly adopted by the said Board at a 
regular meeting thereof held on the 16th day of July, 1996, and passed 
by a unanimous vote of said Board. 

IN WITNESS WHEREOF, I have hereunto set my hand and seal this 16th 
day of July, 1996. 

of 
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ATTACHMENT 1 

COASTAL ACT CONSISTENCY FINDINGS 
FOR THE 

IRVINE (NEWPORT) COAST LCP - SECOND AMENDMENT 
(July 16, 1996) 

The Second Amendment to the Irvine (Newport) Coast Local Coastal 
Program (the "Amendment") entails eleven substantive, interrelated 
revisions to the approved Local Coastal Program {"LCP"}. The 
following is a summary discussion of the relationship of each of these 
revisions to the California Coastal Act and the adopted LCP: 

Revision I. Adjust development/open space boundaries with Los 
Trances and Muddy Canyons and Crystal Cove State Park. 

Coastal Act Policies: 30001.5(a), 30006.5, 30007.5, 30240 

Coastal Act Consistency Discussion: Since certification of the 
amended LCP in 1988, the California Department of Fish & Game and the 
u. s. Fish and Wildlife Service have undertaken a major regional and 
subregional habitat conservation planning program directed toward 
protecting the coastal sage scrub ecosystem and related habitats. 
This program, pursuant to the State's Natural Communities Conservation 
Program ("NCCP") process, addresses conservation planning and native 
species protection concerns on a multi-species, ecosystem protection 
and management basis. The NCCP for the Central and Coastal Subregion 
of Orange County, with the County of Orange as the lead agency, 
focuses on preservation and adaptive management of open space 
dedication areas as native habitats supporting a variety of target 
native species -- including the federally listed California 
gnatcatcher -- as significant coastal resources. One key tenet of the 
NCCP program is to assure "connectivity" between habitat areas within 
the reserve system. 

The certified LCP provides for the dedication of major areas of 
contiguous open space that are integral to the Coastal Subarea NCCP. 
However, the current LCP provides a somewhat narrow "special linkage" 
connection between Los Trances Canyon (and by extension Buck Gully) 
with Muddy Canyon, Crystal Cove State Park and the adjacent Irvine 
Coast dedication area habitat system. Revising the LCP to expand the 
biological connectivity between Crystal Cove State Park and Los 
Trances Canyon (and on to Buck Gully) was considered in the 
preparation of the Coastal Subarea NCCP program, with the following 
conclusions: 

"[P]ositive implications for the NCCP/HCP program ... [would 
flow from a] ... re-design [of] plans for residential 

July 16, 1996, Board of Supervisors 
Attachment l: Coastal Act Consistency Findings 
Newport coast LCP - Second Amendment 

\lcp\2ndamend\hearings\attachl.716 
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The boundary change proposed with the Second Amendment is also 
integral to most of the other proposed Revisions in the Second 
Amendment. In effect, the Second Amendment is transferring 
development otherwise allowed by the certified LCP and secured through 
a recorded development agre~ment from Wishbone Ridge to the frontal 
slope areas of Wishbone Hill. Some of the adjustments in the 
certified LCP needed to accommodate and justify that transfer of 
development (e.g., expansion of the Lower Wishbone development area on 
the frontal slopes of Pelican Hill, including into a previously 
protected natural drainage course) ~f viewed independently might raise 
issues with some Coastal Act policies (e.g., Section 30240, which 
might otherwise require protection of that drainage course) . In this 
respect, however, the Second Amendment and this Revision invoke 
Section 30007.5, which directs that where a proposed project presents 
conflicts between one or more policies of the Act, "such conflicts be 
resolved in a manner which on balance is the most protective of 
significant coastal resources, 11 by, for example, concentrating 
development in specified areas in order to accomplish better habitat 
protection. The certified LCP itself invoked Section 30007.5 to 
achieve improved protection of significant coastal resources for 
essentially identical reasons to those discussed above, as found by 
the Commission in 1988: 

11 Among the primary goals of the Coastal Act are the 
protection of coastal resources and provision of public 
access to the coast. The Legislature also recognized that 
conflicts might occur when carrying out all of the Act's 
policies. The Legislature, therefore, established a 
'balancing' test. This test allows the Commission to 
approve a plan which, although it may cause some damage to 
an individual resource, on balance is more protective of the 
environment as a whole (Coastal Act section 30007.5). 
Public acquisition of large, contiguous open space areas, as 
specifically determined in the findings of approval for the 
1982 LUP, is recognized as a superior means to guarantee 
mitigation of development impacts through the preservation 
of coastal resources such as vegetation, wildlife, and 
natural landforms ... rather than preserving small pockets 
of open space surrounded by development." 

The Second Amendment carries forward this finding and approach by 
further concentrating development in order to enhance the natural 
function of preserved natural habitats and resources in the Irvine 
(Newport} Coast. The proposed change, supported by the NCCP process, 
meets the balancing goal of this Section, even with the potential 
conflicts identified below, by providing for improved protection and 
functioning of the coastal sage scrub ecosystem in this subregion of 
Orange County. 

July 16, 1996, Board of Supervisors 
Attachment 1, Coastal Act Consistency Findings 
Newport coast LCP - Second Amendment 
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As noted above with respect to Revision I, Section 30007.5 
directs that "broader policies which, for example, serve to 
concentrate development ... may be more protective, overall, than 
specific ... resource policies." Clustering development in'Planning 
Areas 3A/3B to enhance connectivity of natural habitats in Los Trances 
Canyon with Crystal Cove State Park meets this directive. It is more 
protective of coastal resources in this area than adherence to.the 
specific policy in Section 30251. When the visual impact of this 
Revision is balanced against the coastal resource protection benefits 
to be achieved by the Amendment, the Revision should be recognized as 
being, on balance, more protective of natural coastal resources. 

Transferring development from Wishbone Ridge to Lower Wishbone 
will also result in the potential loss of one natural drainage course 
draining toward Los Trances Canyon. As noted above, however, the NCCP 
process has concluded that, from a subregional planning perspective, 
there is significant biological value to be achieved through improved 
connectivity between Los Trances Canyon and Crystal Cove State Park. 
Again, on balance, the proposed Amendment is more protective of 
significant natural habitat values within the Irvine (Newport) Coast 
area, and is accordingly consistent with the Coastal Act through the 
application of Section 30007.5. 

Revision III. Increase the maximum number of dwelling units 
allowed in undeveloped Planning Areas to match the low end of land use 
category density ranges, while maintaining the 2,600 unit maximum. 

Coastal Act Policies: None 

Coastal Act Consistency Discussion: This Revision is 
appropriately characte,rized as more than a technical revision. 
However, it does not appear to relate directly to any Coastal Act 
policies. Moreover, the Revision remains subject to the maximum 
dwelling unit entitlement for the LCP of 2,600 residential units and 
is still below the maximums permitted within the original density 
ranges. It is consistent with the certified LCP. 

Revision IV. Update statistical tables and maps to reflect more 
accurate data from engineering surveys and digital technology. 

Coastal Act Policies: None 

Coastal Act Consistency Discussion: This Revision is 
appropriately characterized as more than a technical revision. 
However, it does not appear to relate directly to any Coastal Act 
policies not previously addressed with the certified LCP. 

July 16, 1996, Board of supervisors 
Attachment 1: Coastal Act Consistency Findings 
Newport Coast LCP • Second Amendment 
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to Revision I, all call for protection of significant natural 
resources in the coastal zone, consistent with current scientific 
understanding of those resources. 

When the Coastal Commission adopted findings for certification of 
the Land Use Plan for the Irvine {Newport) Coast in November 1981, the 
Commission found with respect to Sand Canyon Avenue: 

"[D]evelopment of the four plus lane arterial highway (Sand 
Canyon Avenue) would have adverse impacts upon visual 
resources of the area and would significantly adversely 
impact environmentally sensitive habitat areas located on, 
adjacent to or near the proposal's site. While it is 
acknowledged that a primary arterial as proposed by the 
County would somewhat help an inevitably congested traffic 
situation, the increment of improvement is not justified in 
view of the significant sacrifice in coastal resource 
impacts that would result with construction of the road as 
proposed by the County. While it is impossible to predict 
the future with complete certainty, it may be logically 
assumed that even the relatively minor traffic impacts of 
Sand Canyon being a 2-lane road would probably only occur 
several times per year at certain peak periods. This 
traffic impact does not justify the severe impacts that the 
highway, as proposed, would have on coastal resources." 

As part of the 1988 amendment to the LCP, Sand Canyon Road was 
realigned "in conjunction with the application of 1987 LCP ESHA 
policies [to] protect the resource values of Muddy Canyon that would 
have been significantly altered under the 1982 LUP alignment." As 
relocated, however, it would still sever Los Trances Canyon from Muddy 
canyon. 

In conjunction with the Amendment, the substance of these 1981 
findings have been verified, with renewed emphasis on resource impacts 
of the road. As discussed above with Revision I, understanding of the 
value of the habitat along Wishbone Ridge, and the impacts of a public 
road on the connectivity of Los Trancos and Crystal Cove State Park, 
have increased since 1981. In 1981, the Commission found that "the no 
through road alternative would be the most protective alternative of 
natural resources," although also finding that 11 it is possible that a 
2-lane road could be found to be adequately protective of coastal 
re~ources if it were aligned and designed to reduce impacts associated 
with grading and construction." The importance of preserving the 
habitat connection across Wishbone Ridge is better understood today 
with the NCCP program, and Revision VI fulfills that policy objective. 

July 16, 1996, Board of Supervisors 
Attachment l: Coastal Act consistency Findings 
Newport Coast LCP • Second Amendment 
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"The most significant diversion due to the proposed revisions 
occurs on Newport Coast Drive between the SJHTC and San Joaquin 
Hills Road. 

The forecast volume with the revisions is 67,000 ADT, and this 
compares with a 6 lane roadway capacity of 54,000 ADT. To 
address and accommodate this increased traffic volume, 
operational enhancements (one auxiliary lane in each direction) 
are proposed to improve this section of roadway from six to eight 
lanes bringing the LOS back to baseline (current MPAH) 
conditions. 

* * * * 

[T]he increased volumes on this section of roadway can be 
adequately carried by the intersection at each end." 

For purposes of coastal recreational access, the generally 
counter-flow for recreational and commute traffic during A.M. and P.M. 
hours, in combination with the above MPAH-required operational 
improvements on Newport Coast Drive and the added capacity that will 
soon be provided through the opening of the SJHTC, assure adequate 
recreational access capacity on the LCP circulation system under the 
Second Amendment. Impacts on Laguna Canyon Road are not considered to 
be significant and are offset by reduced development opportunities in 
Laguna and Laurel canyons outside the Coastal Zone. Accordingly, 
deletion of Sand Canyon Avenue as proposed is consistent with Section 
30254, particularly when considered in context with the natural 
resource protection advantages discussed above. 

Revision VII. Adjust Tourist Commercial building site coverages 
in Planning Areas 13A through 13F. 

Coastal Act Policies: None 

Coastal Act Consistency Discussion: Although the Amendment 
proposes several adjustments in the building site coverage standards 
for the Tourist Commercial development allowed in Planning Areas 13A 
through 13F, which could implicate a number of Coastal Act policies, 
in context this Revision does not appear to raise any such issues 
beyond impacts allowed under the LCP. The Revision is intended to 
adjust ~uilding site coverage standards in recognition that 74 acres 
within these Planning Areas have been included in the golf course. 
The adjusted site coverages will allow the tourist commercial 
development intensities to be achieved consistent with the open space 
preserved in the golf course, and also facilitate low profile resort 
development that would allow this area to continue to minimize the 
visual and scenic impacts of that development. 

July 16, 1996, Board of Supervisors 
Attachment 1: Coastal Act Consistency Findings 
Newport Coast LCP - Second Amendment 

\lcp\2ndamend\hearings\attach1.716 
Page 9 





I 
I, 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

Coastal Act Policies: 30222 

Coastal Act Consistency Discussion: Coastal Act policies do not 
address themselves to ownership issues. The Act, instead, prioritizes 
functional uses, and sets policies for their placement in the coastal 
zone. 

Revision IX removes prior LCP requirements limiting individual 
ownership of resort facilities to no more than 400 units. Financing 
of resort facilities, particularly in an area with an over-abundance 
of hotel accommodations, such as the Newport area, is difficult at 
best. The ownership restrictions contained in the LCP add to that 
difficulty, and have effectively retarded development of the 
destination resort envisioned in the LCP. 

Since 1987, three separate resort applications have been 
processed for the Irvine Coast: a hotel project for Marriott (filed 
but not processed to approval), a hotel project for Hyatt (approved 
but not built due to lack of financing), and a vacation club project 
for Disney. Of these three attempts to initiate development of a 
major destination resort, only the Disney proposal resulted in a sale 
of land which may be developed with up to 1,000 vacation club/hotel 
units to be owned and operated by Disney. To date, despite these 
efforts, and despite the fact that two world-class golf courses have 
been developed and are open for resort play, no overnight/resort 
facilities have been constructed in the Irvine (Newport) Coast. This 
Revision IX will add financing and marketing flexibility needed to 
overcome market constraints in this area to the destination resort 
development contemplated for the Irvine (Newport) Coast area .. It is 
accordingly consistent with the policy expressed in Section 30222, 
quoted above. 

With removal of the individual resort unit owner restriction, the 
casitas units must still be developed as resort units. Before any 
resort units may be developed and sold individually, a coastal 
development permit will have to be obtained and a subdivision map must 
be prepared, approved and recorded. A basic requirement for any 
subdivision map and coastal development permit is that it cannot be 
approved "unless the legislative body finds that the proposed 
subdivision, together with the provisions for its design and 
improvement, is consistent with the general plan,l" meaning that the 
"proposed subdivision or land use is compatible with the objectives, 
polic'ies, general land uses, and programs specified in such a plan." 
(Government Code section 66473.5.) The LUP, in turn, only allows 
casitas as "resort" accommodations. Before a subdivision map and 

1. In the case of the Irvine {Newport) Coast, the applicable portions of the General 
Plan constitute the Commission approved Land Use Plan {LUP) portion of the LCP. 

July 16, 1996, Board of Supervisors 
Attachment 1: Coastal Act Consistency Findings 
Newport coast LCP - Second Amendment 
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Coastal Act Consistency Discussion: The percentage of purchasers 
of larger lots in the Irvine (Newport) Coast desiring to install 
second units, for relatives and for guest and caretaker quarters, has 
proven to be quite high. This Revision XI is proposed to accommodate 
this demand. This Revision does not present any additional identified 
Coastal Act issues beyond those presented in the LCP. 
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ATTACHMENT 2 

FINDINGS ON ENVIRONMENTAL, PLANNING 
AND OTHER ISSUES RAISED 
IN GENERAL COMMENTS ON 

IRVINE (NEWPORT) COAST LCP - SECOND AMENDMENT 
(July 16, 1996) 

The County received a variety of comments from other governmental 
agencies and interested members of the public on the proposed Irvine 
(Newport) Coast LCP- Second Amendment (the 11 Second Amendment 11

) , both in 
writing and in oral communications. The following consists of a summary 
of the environmental, planning and related issues raised in those 
comments, and the responses taken or made to those issues. 

These findings are organized to present those comments that have 
resulted in significant changes to the proposed Second Amendment first, 
followed by general issues raised by commentors that generally did not 
require a modification in the Second Amendment, for the reasons discussed 
below, and then followed by more specific issues with specific responses 
(including responses to late comments) . An introductory table of 
contents is provided for the assistance of readers. 
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designation would permit a limited amount of commercial development in 
Planning Area 12G which must relate to park purposes. The uses permitted 
in Planning Area 12G are the same as the uses permitted in Planning Area 
20C under the 1988 certified LCP, since both planning areas are intended 
to serve similar functions. Due to their location at the edge of the 
Irvine Coast Wilderness Regional Park, Laguna Canyon Ridge, and Crystal 
Cove State Park, both planning areas are logical portals for controlled 
public access to the parks. 

As future staging areas for access into and management· of the park, 
Planning Areas 12G and 20C ultimately will be conveyed to a public 
agency, either the County of Orange or the State Department of Parks and 
Recreation. In order function effectively as staging areas, the uses 
allowed must include some degree of commercial recreation, food sales, 
and retail shops to service the needs of visitors to the adjacent 
regional and state parks. The public agencies must also have the ability 
to erect structures to house personnel and equipment {such as emergency 
vehicles) necessary to manage the parks. 

In response to the concerns of the amount of square footage of 
allowed building space, the County has added the following restrictions 
on permitted commercial development in Planning Area 12G: the floor area 
for principal permitted uses (excluding gardens) is reduced from 75,000 
square feet to 7,500 square feet; the maximum height of facilities is 
reduced from thirty-five (35) feet to fifteen (15} feet; and the maximum 
building site coverage is reduced from 35% to 12%. Furthermore, once the 
Moro Sliver area is designated for inclusion in the NCCP Reserve System, 
it will also be subject to the Resource Management Plan and habitat 
protection policies required by the NCCP Implementation Agreement. 

Modification 2: Retain the 1988 LCP acreage and Planning . Area 
configurations for Planning Areas 7A and 7B. 

One of the revisions proposed as part of the Second Amendment to the 
Irvine (Newport} Coast Local Coastal Program {LCP} is an update of the 
maps that were included in the certified LCP to reflect more accurate 
mapping that has been conducted of the entire Irvine {Newport) Coast LCP 
area. As a result of the more detailed mapping that has occurred, 
acreage numbers for several planning areas changed. The most significant 
mapping difference involved Planning Areas 7A and 7B, where more detailed 
mapping revealed that an additional approximately 50 acres would remain 
in private ownership than as estimated on statistical tables. Concern 
was expressed as to whether the increased acreage would lead to increased 
density, and whether the increased acreage meant a reduction in the acres 
dedicated for open space and park purposes. 
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Modification 4: Limit guest cottages/caretaker quarters to minimum 
10,000 square feet lots. 

The Second Amendment originally proposed that guest cottages/ 
caretakers quarters be allowed throughout the Irvine (Newport) Coast, 
without size limitations. Commentors raised concerns whether the 
addition of guest cottages/caretaker quarters as a permitted use in all 
residential p~anning areas without a m1n1mum building site size 
restriction would increase the intensity of development. 

It has been the County's experience that a number of the owners of 
large custom lots have requested permits to construct guest cottages/ 
caretaker quarters, more often than not, in order to accommodate family 
members and guests. As a result of the County's experience in reviewing 
and permitting these types of units, staff has determined that 1,500 
square feet is an appropriate size for these guest cottages, but that a 
minimum building site size restriction should be established limiting 
development of guest cottages to lots 10, ooo square feet and larger. The 
Second Amendment has been revised accordingly. With this modification, 
the desires of homeowners to provide residential quarters for extended 
family members or residential caretakers can be accommodated without 
increasing intensity in the project. 

Modification 5: Establish a 100,000 square feet limit for 
Neighborhood Commercial development. 

Several commentors (including the Friends of the Irvine Coast, Stop 
Polluting Our Newport (SPON), the Endangered Habitats League and the 
Laguna Greenbelt) raised concerns about allowing a neighborhood 
commercial center to be developed in the lower Wishbone area, 
particularly without a square footage limitation consistent with 
neighborhood commercial development. Accordingly, in response to these 
concerns, the Second Amendment has been modified to establish a 100,000 
square foot limit for neighborhood commercial development in the LCP 
area. 

Modification 6: Designate Planning Areas 16A and 16B as 
Conservation. 

The Second Amendment originally proposed to place Planning Areas 16A 
and 16B in a "recreation" land use category. Several commentors 
requested that Planning Areas 16A and 16B instead be designated for 
"conservation. 11 Upon review. of the surrounding land uses, it was 
concluded that it would be appropriate to change the land use 
designations from Planning Areas 16A and 16B from Recreation to 
Conservation. This change is consistent with the General Development 
Plan that has been approved for this area. 
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general, commentors on this issue expressed their opposition to that 
decision, and in doing so questioned whether the Second Amendment (a) 
constitutes in some form a reapproval or reaffirmation of that decision, 
(b) would result in or involve traffic impacts related to that decision 
that have not previously been considered by the County, and (c) whether 
the Second Amendment will cause San Joaquin Hills Road to operate as a 
"parallel bypass" to the Corridor (and thereby raise noise, safe~y, and 
other traffic-related concerns). Additionally, the Newport Coast Drive 
Defense Fund raised a number of subquestions concerning including a 
portion of Newport Coast Drive in the Corridor. 

Commentors: The foregoing questions, individually or in 
combination, were contained in comment letters received from the Newport 
Coast Drive Defense Fund, Friends of the Irvine Coast, Stop Polluting Our 
Newport, the Endangered Habitats League, the Laguna Greenbelt'· Dr. and 
Mrs. Charles D. Hamburger, Margaret Larrenaga, Beverly Johnson, Roy and 
Mary Osterhout, Harbor Day School, Charles Grubbs, Donald Olson, Shelly 
Ellis, Kris, Chandra, Geraldine and Leena Shah, Dr. and Mrs. Raymond 
Dern, Claire Schwan, Richard and Ruth Montgomery, George Gallagher, 
Yvonne Houssels, Nan Morrisseau, the Corona del Mar Chamber of Commerce, 
and carolyn Wood. 

Response to Comments/ Resolution o£ Issues: Since opposition to 
including a portion of Newport Coast Drive into the Corridor was 
expressed in the form of several general questions, each of those 
questions is addressed here in turn. Additionally, responses to the 
specific questions raised in the letter from the Newport Coast Drive 
Defense Fund have been provided. 

Question (a): Does the Second Amendment constitute in some 
£or.m a reapproval or rea££ir.mation o£ the decision to toll a portion o£ 
Newport Coast Drive? No. The decision to include a portion of the 
Newport Coast Drive right-of-way in the Corridor was made several years 
ago by the TCA, a separate agency from the County. The Second Amendment 
does not affect the previous decision regarding Newport Coast Drive. 
Accordingly, no change in the Second Amendment is warranted in response 
to this issue. 

Question (b): Will the Second Amendment result in or involve 
tra££ic impacts related to tolling o£ Newport Coast Drive that have not 
previously been considered by the County? No. In conjunction with the 
County's adoption of Transportation Element Amendment T95-1 (Board of 
Supervisors Resolution No. 95-561), the County prepared a traffic study 
considering the effects of including a portion of Newport Coast Drive in 
the Corridor, cumulatively with a number of amendments to the County's 
Master Plan of Arterial Highways (MPAH) including, in the Newport Coast 
area, adoption of a "free" extension of Newport Coast Drive as a Corridor 
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Road EIR also acknowledged that the northwestern segment of the roadway 
would ultimately be incorporated into the Corridor. 

Consistent with the legislation allowing the temporary imposition 
of tolls on the Corridor, the "ultimate analyses" in EIR No. 485 and EIR 
No. 486 modeled the Corridor as a free route, since the tolls will 
ultimately be removed. The condition that would result with interim 
operation of the Corridor as a toll road was not modeled in EIR No. 485 
or EIR No. 486 because County traffic analysis requirements provide for 
an "opening day" near-term analysis, and an ultimate general plan build 
out analysis. The ultimate plan for the Corridor is to remove the tolls. 

The analyses in EIR No. 485 and EIR No. 486 did not address the 
interim operation of the Corridor as a toll road (the decision to 
implement the Corridor as · a toll road was not made until 1988) . 
Subsequently, the County prepared and certified EIR No. 511 (1989) for 
Irvine Coast Phase I, which contains a qualitative discussion of the 
imposition of tolls based upon the information available at that time 
(see page 335). However, there was no information available at 'that time 
as to the amount of tolls and location of toll booths. Toll operation 
information became available in 1992 with the release of the EIS for the 
Corridor. The specific impacts of Corridor toll imposition on Coast 
Highway through Corona Del Mar were analyzed in a TCA paper, San Joaquin 
Hills Transportation Corridor/Newport Coast Drive Traffic Analysis 
(Austin Foust Associates, September, 1994). In addition, the Traffic 
Study prepared for· Newport Coast Phase III in 1995 and included as 
Appendix F to EIR No. 544A incorporated tolls, as discussed below. 

The "no Corridor" scenario utilized in early Newport Coast approvals 
no longer represents the situation at completion of this project because 
the Corridor will be completed in less than a year. The final decision 
to implement tolls has been made, and operational characteristics have 
been defined. Accordingly, in 1995 the County prepared and certified EIR 
No. 544A for Newport Coast Phase III, which includes an updated near-term 
scenario: completion of the Corridor and its operation as a toll road. 
This scenario, identified as the year 2000 analysis in EIR No. 544A (page 
4. 5-10), now represents the condition at project completion and includes 
the imposition of tolls on the segment of what is or was Newport Coast 
Drive between Bison Avenue and the Corridor/Newport Coast Drive 
interchange. This analysis concludes that the regional road network in 
and around the Newport Coast will operate at acceptable levels of service 
during the interim period while tolls are collected on the Corridor. 

That conclusion was verified by the traffic analyses conducted for 
the MPAH amendments adopted by the County last year, and included in 
Appendix II to the Second Amendment . 
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ii. Is the County honoring the settlement agreement concerning a 
prior lawsuit over the Newport Coast LCP? Yes. The question erroneously 
assumes that the Second Amendment involves some form of adoption of the 
decision to include a portion of Newport Coast Drive in the Corridor, and 
it further assumes the settlement agreement prohibits that decision. As 
discussed above, the Second Amendment does not involve any approval or 
reaffirmation of that prior decision. The prior settlement agreement is 
not implicated by the Second Amendment. 

~~~. Is Appendix I a part of the Second Amendment? The County has 
provided Appendix I as part of the information base for the Newport Coast 
that was provided for the First Amendment. It is not being amended by 
the Second Amendment. It is, accordingly, not a part of the Second 
Amendment, except for its informational value. 

iv. How does Resolution 95-561 call for the deletion of the Exhibit 
on page 1-4.25 of the Second Amendment? Resolution 95-561 did not 
specifically identify the referenced Exhibit for deletion. It did, 
however, make amendments to the MPAH within the Newport Coast area 
(specifically, deletion of the San Joaquin Hills Road extension and Sand 
Canyon Avenue) , and direct that conforming amendments be made in the LCP. 

v. Did the County mislead the City of Irvine with respect to its 
aooroval of a new extension of Newport Coast Drive t.o connect with BOnita 
Canyon Road? No. The City of Irvine was fully and fairly informed. 

vi. What anticipated impacts to Laguna Canyon Road and PCH in North 
Laguna will flow from inclusion of a portion of Newport Coast Drive in 
the Corridor? See TCA-IS-9502 and Addendum 1P 95-69, and the traffic 
-analysis included in Appendix II, which specifically address and answer 
this question. 

vii. When and who made the final decision respecting a grade 
separation of MacArthur Boulevard and the Corridor. and was there an LCP 
amendment processed with respect to that decision? The decision to 
provide a grade separation between MacArthur Boulevard and the corridor 
was made by the TCA and County in 1995. Because the intersection is 
located outside the coastal zone, no LCP amendment was required. 

viii. Is the County presently in conformance with the LCP? Yes. 

ix. Is inclusion of a portion of Newport Coast Drive in the 
Corridor a part of the LCP? No. The portion of Newport Coast Drive 
included in the Corridor is outside of the coastal zone, and does not 
involve the LCP. 
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associated with the NCCP. The County,s MPAH action was supported by 
updated traffic studies. 

In conjunction with the County's adoption of Resolution No. 95-561 
on August 1, 1995. The County of Orange prepared a comprehensive traffic 
analysis of the implications of the proposed amendment (see "Master Plan 
of Arterial Highways (MPAH) Amendment," Traffic Study, June 1995, Austin 
Foust Associates and Pirzadeh & Associates set forth in the LCP Second 
Amendment Technical Appendices II) . This traffic analysis incorporated 
other recent studies including: the Newport Coast Planned Community 
{Phase III) Supplemental Traffic Analysis, the Newport Coast Drive 
Extension Traffic Analysis, the Shady Canyon (Planning Area 22) 
Development Traffic Study and the Laguna Canyon Road Environmental Impact 
Report (including the evaluation of the effect of deleting land uses 
previously approved pursuant to the Laguna Laurel project General Plan) . 
That study determined only one road segment (Newport Coast Drive between 
the Corridor and San Joaquin Hills Road) would be impacted, and that with 
the addition of one auxiliary lane in each direction on this segment, the 
impact would be mitigated. These auxiliary lanes will be added when the 
County determines they are needed under the Development Monitoring 
Program. 

With respect to the specific concern regarding coastal recreational 
access, the generally counterflow of recreational and commute traffic 
during a.m. and p.m. hours (i.e., recreational traffic heads toward the 
coast while a.m. commute traffic heads inland and vice versa in the p.m.) 
in combination with the above MPAH-required operational improvements on 
Newport Coast Drive and SJHTC coastal access capacity, assure adequate 
recreational access capacity on the LCP circulation system under the 
Second Amendment. Impacts on Laguna Canyon Road are not considered 
significant and are offset by reduced intensities of development in the 
Laguna Laurel project outside the coastal zone. 

In response to comments on the draft LCP Second Amendment regarding 
the impact of development in the Wishbone Hill area, the change in land 
use was evaluated against the MPAH traffic study which assumed the 1988 
LCP land use. For purposes of this evaluation, it was assumed that any 
trips outside these planning areas attracted by the neighborhood 
commercial area would be offset by the shopping trips captured from the 
Wishbone ~ill area residential developments that otherwise would have 
used PCH for shopping trips. This evaluation indicates that the Second 
Amendment land use intensities in the Wishbone Hill area only increase 
the ultimate northbound ADT by about 6 percent and southbound ADT by less 
than 3 percent. Total ADT volumes are well within the 14, 0 o 0 ADT 
capacity added previously to PCH capacity pursuant to the 1988 LCP. 
Also, some of the additional PCH ADT is offset by trips that would have 
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Currently, equestrian centers are a permitted use in specific 
Recreation Planning Areas under the certified LCP, and riding trails are 

·a permitted use throughout all of the certified LCP planning areas, with 
the exception of the Golf Course Planning Areas. Because riding trails 
are a recreational use throughout much of the LCP area, the proposal to 
permit equestrian centers within Low and Medium-Low Residential areas is 
consistent with the Coastal Act policy of providing on-site recreational 
facilities within new development areas to assure that the recreational 
needs of new residents do not overload nearby coastal recreation areas. 
The Second Amendment's proposal to add equestrian centers as permitted 
uses in Planning Areas 5 and 6, as well as Recreation Planning Area 12C, 
provides an alternative for new residents to avoid over-burdening 
equestrian centers in recreational areas. 

With respect to limiting the number of equestrian centers in the LCP 
area, it should be remembered that the LCP is a general plan-equivalent 
document, and the purpose of the LCP is to set out those uses that would 
be appropriate for development in various areas, as well as development 
standards for those uses. Identifying permitted uses in a particular 
area, does not necessarily mean that every identified use will be 
constructed in every area in which they are permitted. The exact nature, 
location and type of development will be processed through subsequent 
site plan and coastal development permit approvals. As equestrian 
centers are subject to Planning Commission approval, the County will have 
the opportunity to consider the appropriateness of a particular facility 
in light of a more specific site plan. As noted above, the Second 
Amendment has been modified to limit the number of horses that can be 
boarded in each equestrian facility to a maximum of so horses, and 
restricts these facilities to private facilities. 

A June 18 letter from the Friends of the Irvine Coast requested that 
equestrian facilities be located only within the lower watershed of the 
Irvine (Newport) Coast, and not in the upper areas of the watershed. 
There is nothing in terms of the physical characteristics of the Irvine 
(Newport) Coast and the watershed that would cause a significant 
difference in the environmental impacts of siting an equestrian facility 
at the top or bottom of the watershed. Moreover, the LCP provides 
various control mechanisms to minimize equestrian impacts on coastal 
resource areas. For example, the State Parks area is currently fenced, 
therefore, access will only be permitted at recognized trail locations. 
Use of the trail system will be coordinated with the County and State 
Department of Parks and Recreation. 

The equestrian centers will be managed to avoid impacts on open 
space and the environment. All uses under the LCP must also be 
consistent with the LCP policies, the Natural Communities Conservation 
Program (NCCP), and the policies of the Coastal Act. In that regard, the 
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tourist commercial resort accommodations in the coastal Orange County 
area, as an alternative to the more standard (and currently 
unfinanceable) hotel accommodation. Increased use of "casitas" as 
alternatives to traditional hotel units would likewise have public access 
benefits, in that alternative resort facilities to hotel rooms have a 
significantly reduced traffic impact on regional streets. (See, the 
Irvine Coastal Area Traffic Analysis dated Feb~uary 23, 1987, Appendix 
4 to the Appendix for the First Amendment to the LCP, at page II-5}. 

Prior LCP requirements did limit individual ownership ·of resort 
facilities to no more than 400 units: Financing of resort facilities, 
however, particularly in an area with an over-abundance of hotel 
accommodations, such as the Newport area, is difficult at best. The 
ownership restrictions contained in the LCP add to that difficulty, and 
have effectively retarded development of the destination resort 
envisioned in the LCP. 

Since 1987, three separate resort applications have been processed 
for the Irvine Coast: a hotel project for Marriott {filed but not 
processed to approval), a hotel project for Hyatt (approved but not built 
due to lack of financing), and a vacation club project for Disney. Of 
these three attempts to initiate development of a major destination 
resort, only the Disney proposal resulted in a sale of land which may be 
developed with up to 1,000 vacation club/hotel units to be owned and 
operated by Disney. To date, despite these efforts, and despite the fact 
that two world-class golf courses have been developed and are open for 
resort play, no overnight/resort facilities have been constructed in the 
Newport Coast. It is believed that elimination of the ownership 
constraint will add financing and marketing flexibility needed to 
overcome market constraints in this area to the destination resort 
development contemplated for the Newport Coast area. 

With removal of the individual resort unit owner restriction, the 
casitas units must still be developed as resort units. Before any resort 
units may be developed and sold individually, a coastal development 
permit will have to be obtained and a subdivision map must be prepared, 
approved and recorded. A basic requirement for any subdivision map and 
coastal development permit is that it cannot be approved "unless the 
legislative body finds that the proposed subdivision, together with the 
provisions for its design and improvement, is consistent with the general 
plan, 1

" meaning that the "proposed subdivision or land use is compatible 
with the objectives, policies, general land uses, and programs specified 
in such a plan." (Government Code section 66473.5.) The LUP, in turn, 
only allows casitas as "resort" accommodations. Before a subdivision map 

In the cas~ of the Irvine (Newport) Coast, the applicable portions of the 
General Plan constitute the Commission approved Land Use Plan (LUP) portion 
of the LCP. . 
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1996, LBUSD held the last of three public hearings on a proposal for a 
mitigation agreement for school impacts with The Irvine Company. A copy 
of the proposed mitigation agreement has also been provided to the 
County. At that public hearing, LBUSD's Board of Education determined 
that it needs more time to reach a final decision concerning the 
preferable mitigation alternative for addressing Second Amendment impacts 
to it: to accept the proposed mitigation agreement, or to e~ect to 
support a transfer of territory from it to Newport-Mesa Unified School 
District, which is willing to support such a transfer. Either 
alternative would fully mitigate impacts to LBUSD. In the event it is 
necessary, the Revised Draft Board of Supervisors Resolution contains the 
following condition that will give the Laguna Beach Unified School 
District ample time to finalize an agreement while permitting this 
project to be submitted to the California Coastal Commission for 
processing. 

BE IT FURTHER RESOLVED, that prior to final action by 
County on the Second Amendment to the Irvine (Newport) Coast 
Local Coastal Program, the developer shall either (1) execute 
and provide to County a copy of an agreement to mitigate the 
impacts of the project on the Laguna Beach Unified School 
District ( "LBUSD") substantially consistent with the proposal 
submitted to the LBUSD Board of Education at its June 11,1996 
public hearing, or as otherwise mutually agreed by the 
developer and LBUSD, or (2} subject to LBUSD's decisions that 
such an agreement cannot be executed in that time or would not 
fully mitigate the impacts from the Irvine (Newport) Coast, 
file an application to transfer territory from LBUSD to the 
Newport-Mesa Unified School District. Either such an 
agreement or a transfer of territory will mitigate impacts to 
LBUSD from the Second Amendment to the Irvine (Newport) Coast 
Local Coastal Program. 

The Board of Supervisors reserves the right to amend 
this condition at the time of final action on the Second 
Amendment to the Irvine (Newport) Coast Local Coastal Program 
to modify the mitigation to be provided upon a showing by 
Laguna Beach Unified School District that further mitigation 
is legally and factually justified. 

III. SPECIFIC COMMENTS AND RESOLUTION OF ISSUES 

l. Planning Area 20A 

Summary o£ Comment: Planning Area 20A is designated for Tourist 
Commercial uses under the Second Amendment. Included as a principal 
permitted use in that land use category are public works facilities. The 
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Commentors: This foregoing issue was contained in the comment 
letters received from the Friends of the Irvine Coast, Stop Polluting Our 
Newport (SPON} , the Endangered Habitats League and the Laguna Greenbelt. 

Response to Comment: See, Modification 4 above. It is important 
to understand that the proposed change concerning guest and caretaker 
cottages is more a design accommodation than a substantive change in the 
land uses allowed in the Irvine (Newport) Coast. Where separate quarters 
have not been permitted, land owners desiring them have done so by 
incorporating them into the main residence. The proposed change simply 
permits guest and caretakers quarters to be built separately from the 
main residence, without the requirement for a common roof and common 
wall. 

4. Planning Area l2F: El Morro School Site and Impact on State 
Park 

Summary of Comment: A concern was expressed regarding the interface 
between the existing El Morro Elementary School and Crystal Cove State 
Park. 

Commentors: The foregoing issue was contained in the comment letter 
received from the Department of Parks and Recreation. 

Response to Comment: At the time the LCP was certified, the 
existing El Morro Elementary School site was included within Crystal Cove 
State Park Planning Area 17. The Public Works Plan for the State Park 
does not include references to the school site, creating a jurisdictional 
"white hole. 11 A new planning area has been created to allow the County 
to process development related applications for proposals located within 
Planning Area 12F. 

5. Increased Site Coverage in Planning Areas 12B, 12C, 13C, and 
13D 

Summary of Comment: A comment was made that the proposed LCP Second 
Amendment permits an increase in the site coverage allowed in Planning 
Areas l3C and l3D, and questions whether this increase is actually needed 
to offset acres previously used for golf course development, The 
commentor also noted that the proposed LCP Second Amendment would allow 
12%' site coverage in Planning Areas l2B and l2C, which are both 
recreation areas I and questioned whether this extent of site coverage was 
excessive in recreation areas. 

Commentors: This foregoing issue was contained in the comment 
letters received from the Friends of the Irvine Coast, Stop Polluting Our 
Newport (SPON) I the Endangered Habitats League and the Laguna Greenbelt. 
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6. Increased Residential Densities in Planning Areas 5 and 6, and 
Impacts to Environmentally Sensitive Areas, and Insufficient 
Conservation Designations 

Summary o£ Comment: Concern was expressed over the proposed 
increase in the number of units that could be built in Planning Areas 5 
and 6 because the commentor considered both areas to be highly sensitive 
from visual, habitat and habitat connectivity standpoints. Concern was 
also expressed regarding the impacts to ESHA B located in Planning Area 
4A. 

Commentors: This foregoing issue was contained in the comment 
letters received from the Friends of the Irvine Coast, Stop Polluting Our 
Newport (SPON), the Endangered Habitats League and the Laguna Greenbelt, 
and in oral testimony received from representatives of the Friends of the 
Irvine Coast. 

Response to Comment: See, Modification 1 above. 

The LCP Second Amendment proposes a significant decrease in 
development area on Wishbone Ridge with a corresponding increase in open 
space/habitat to be dedicated to the County of Orange for incorporation 
into the NCCP/HCP Coastal subarea reserve design. The comment letter 
questions whether the increase in open space offsets other impacts of the 
proposed amendment and, in particular, recommends that Planning Areas 5 
and 6 be committed to open space. 

The proposed modifications to development and dedication areas in 
the vicinity of Wishbone Ridge, which are at the heart of the LCP Second 
Amendment, result from the County's involvement in the preparation of the 
NCCP /HCP subregional plan. The proposed increase in open space on 
Wishbone Ridge, to be accomplished in part by a development transfer, is 
intended to substantially enhance habitat "connectivity" between Los 
Trances Canyon and Crystal Cove State Park. 

In order to better understand the NCCP program itself, and the 
function of the Wishbone Ridge area in the context of the proposed 
NCCP/HCP Coastal subarea reserve design, the reader is referred to 
Attachment G, "NCCP Considerations, 11 which is a background paper intended 
to present a detailed analysis of .the NCCP/HCP considerations underlying 
this LCP Second Amendment. 

One of the elements of the NCCP /HCP plan for the Coastal subarea is 
a series of Special Linkage Areas designed to improve connectivity 
between areas of the main reserve areas and more outlying habitat areas. 
In addition to the 1988 LCP open space system, the current NCCP reserve 
plan includes a somewhat narrow "Special Linkage Area" connecting Muddy 
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consistent with the NCCP. It should also be noted that the densities in 
Planning Areas 5 and 6 are lower than the densities in development areas 
adjoining Los Trances Canyon permitted under the 1988 certified LCP. 

The habitat and open space benefits resulting from transferring 
development to the frontal slope areas of Wishbone Hill clearly offset 
the reduction in open space on the frontal slopes of Wishbone ~nd the 
impacts on the "B" ESHA on one edge of Los Trances Canyon. Such overall 
habitat and open space benefits further important regional and 
subregional habitat protection goals and, pursuant to Coastal Act Section 
30007.5, offset development impacts necessitated by the proposed 
development transfer, a shift in development that is essential to 
providing a major increase in open space on Wishbone Ridge. 

The proposed change in Wishbone Hill area open space/development 
relationships is strongly supported by the NCCP subregional plan and 
meets the resource protection balancing goals of Coastal Act Section 
30007.5 by providing for improved protection and functioning of the 
coastal sage scrub ecosystem as part of the NCCP Coastal subarea reserve 
design. 

7. Neighborhood Commercial Square Footage Limitations 

Summary of Comment: A comment was made raising concerns about 
allowing a neighborhood commercial center to be developed in the lower 
Wishbone area, and that there is no square footage limit on this 
development. Concern was expressed over the fact that the proposed LCP 
Second Amendment shifts the use to a more sensitive and highly visible 
area. 

Commentors: This foregoing issue was contained in the comment 
letters received from the Friends of the Irvine Coast, Stop Polluting Our 
Newport (SPON), the Endangered Habitats League and. the Laguna Greenbelt. 

Response to Comment: See~ Modification 5 above. 

Coastal Act Section 30250 directs that development shall be located 
"within . . . existing developed areas able to accommodate it or . . . 
in other areas where it will not have significant adverse effects." 
Coastal Act Section 30252 specifies that commercial facilities should be 
provided within or adjoining residential development areas to minimize 
the use of coastal access roads. 

Moving development currently entitled by the LCP and Development 
Agreement from Wishbone Ridge to the Wishbone frontal areas of Wishbone 
Hill, increasing development intensities to accommodate the transfer of 
uses, and providing supporting commercial and recreational facilities are 
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With the change in residential development proposed under the Second 
Amendment, a more concentrated area of active community recreational 
facilities was proposed to serve the future residents of Planning Areas 
3A, 3B, 4A and 4B. The location of recreational facilities in close 
proximity to these residential areas is intended to minimize impacts. 
For example, residents could avoid driving long distances to use 
recreational facilities if they were located adjacent to their 
residential areas. More importaptly, providing for the recreational 
needs of new residents by providing on-site recreational facilities, 
ensures that nearby coastal recreation areas, such as Crystal Cove State 
Park or another adjoining passive open space area, will not be overloaded 
and that public access to the coast will be maintained. 

Although concern has been expressed that Planning Area 12C is 
located in a sensitive area, it should be remembered that Planning Area 
12C is located in an area that is grossly impacted by artichoke thistle. 
While more active recreational uses have been provided, they are similar 
in nature to the types of recreational uses found in local parks, (a use 
permitted in Recreation Planning Areas, such as Planning Area 12E) and 
was done in order to address the recreational needs of the more clustered 
development that was specifically designed to increase the open space 
connection between Muddy Canyon and Los Trances Canyon. Therefore, the 
habitat and open space benefits derived from the increased open space 
connection, together with the availability of on-site facilities to serve 
the needs of new residents should provide an overall benefit to coastal 
resources by minimizing impacts. 

9. Development/State Park Urban Edge Treatment 

Summary of Comment: Concern was expressed that the amount of 
combustible fuel along development area perimeters needs to be moderated · 
in order ,to minimize fire risk. The commentor also expressed concern 
regarding the impact of developed areas in close proximity to open space 
areas. In particular, the adverse impacts of domestic animals on native 
wildlife was noted. 

Commentors: This foregoing issue was contained in the comment 
letter received from the Department of Parks and Recreation. 

Response to Comment: The level of detail necessary to respond t.o 
this concern will be provided with the submittal of construction-level 
coastal development permits. 

10. Drainage/Sedimentation Impacts on the State Park 

Summary of Comment: A concern was raised on the effects on Crystal 
Cove State Park resulting from the drainage concept changes and the 

July 16, 1996 Bd Resolution 
Attachment 2: Findings on Environmental Issues, Etc. 
Newport Coast LCP - second Amendment 

\lcp\2ndamend\hearings\attach2.7l.6 

Page 26 





I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

• Future CEQA and Coastal Act consistency review in conjunction 
with individual coastal development permits. 

As noted above, a "Master Drainage and Runoff Management Plan" was 
prepared pursuant to the 1988 LCP requirements for all areas developed 
to date. All LCP area projects have been required to conform with the 
Master Drainage plan. This same plan will be updated comprehensively for 
all remaining LCP development areas to include the changes reflected in 
the Second Amendment. 

Drainage and runoff plans fashioned pursuant to the "Master Drainage 
and Runoff Management Plan" have been tested over time. 

Following the 1993-1994 winter storms, concerns were raised by 
members of the public, including the Surfrider Foundation, regarding 
plumes of silt observed in the marine waters offshore of the Irvine Coast 
LCP area. Working with the California Department of Parks and Recreation 
and the City of Newport Beach, The Irvine Company helped assemble an 
expert team to assess the potential impacts (the team included a member 
of State Parks, a coastal sediment transport specialist under contract 
to the City of Newport Beach familiar with this portion of the coast and 
Dr. Ford, a marine biologist from San Diego State University) . The team 
consulted with representatives of Surfriders, among others, and conducted 
dives offshore of drainage potentially impacted by LCP development and 
offshore of natural drainages for comparative purposes. The team 
reported that no marine life was impacted, that no silt was evident on 
any of the plant material and that there was no difference in the plant 
and animal diversity or intensity between the areas offshore of the 

' impacted drainages in comparison with areas offshore from natural areas 
within the LCP jurisdiction. Sediments of sand were dispersed in the 
intertidal region and the clays were carried on the surface and dispersed 
with no impact on the marine environment. 

Results of LCP-required water quality monitoring relating to the 
Irvine Coast golf courses are set forth in a detailed report titled: 
"1993-1995 Report on the Water Quality Monitoring Program, Pelican Hill 
Golf Course, Newport Coast, California." This report comprises over 500 
pages of analyses, monitoring data and other relevant information. Due 
to the size of the report, it was not included as a formal appendix but 
is available to any interested member of the public for review. 
Additionally, the report was distributed on September 15, 1995, to the 

' Regional Water Quality Control Board, Orange County Environmental 
Management Agency, Department of Parks and Recreation, the City of 
Newport Beach, the Surfrider Foundation and the Friends of the Irvine 
Coast. 
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Summary of Comment: ·Questions were raised as to what inland views 
can be expected from the Reef Point coastal terrace, and whether a view 
analysis has been conducted to demonstrate that proposed development 
would not block views of the coastal hills from important public view 
points along Pacific Coast Highway and from within the public open space 
areas. Another question was asked about the visual impact of increased 
development intensities in Planning Areas 5 and 6, and questioned. whether 
regulations concerning signage, setback, site coverage limitation and 
landscaping requirements should be required for Planning Area 14. 

Commentors: This foregoing issue was contained in the comment 
letters received from the Friends of the Irvine Coast, Stop Polluting our 
Newport (SPON), the Endangered Habitats League and the Laguna Greenbelt, 
and the Department of Parks and Recreation. 

Response to Comment: Modifications to the types and intensities of 
uses on the frontal slopes and top of Wishbone Hill, and revisions to 
overall development intensities in remaining unbuilt planning areas are 
required in order to achieve the desired increase in open space/habitat 
protection on Wishbone Ridge. Planning Areas 3A/3B and 4A/ 4B are 
designated for residential development in the LCP. In order to provide 
the habitat protection benefits afforded by significantly increasing open 
space on Wishbone Ridge (see Attachment G, "NCCP Considerations"}, and 
still maintain the approved development entitlements assured by the 
Irvine Coast Development Agreement, the LCP Second Amendment proposes to 
adjust the boundaries of these planning areas, increase the allowed 
intensity of development on the Wishbone Hill frontal slopes and the 
furthest inland portion of Wishbone Ridge, and provide recreation uses 
in Planning Area 12C and visitor-oriented, day-use commercial and retial 
development in Planning Area 14. 

Coastal Act Section 30251 requires that development be sited to 
protect views "to and along the coast and scenic coastal areas." The 
Coastal Act does not necessarily protect inland views unless an area has 
been determined to be a "scenic coastal area." In response to the 
comment requesting an analysis of the inland views from the Reef Point 
coastal terrace, it is important to focus on the specific Coastal Act 
requirements, the land uses approved in the 1988 LCP, and the proposed 
LCP Second Amendment land uses. 

The 1988 LCP resulted in a significant increase in open space uses 
on the frontal slopes of Pelican Hill but also allowed both residential 
and commercial uses along the frontal slopes of Wishbone Hill and 
adjacent to a portion of Muddy Canyon. Thus, the scenic coastal areas 
identified in the 1988 LCP comprised the lower slopes of Pelican Hill, 
the inland portions of Crystal Cove State Park and the LCP dedication 
areas. Although open space areas were identified on the frontal slopes 
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" [e] limination of the Sand Canyon Avenue-San Joaquin Hills Transportation 
Corridor intersection will be beneficial to Crystal Cove State Park 
[because] this modification removes a major development feature adjacent 
to the park's undeveloped Moro Canyon areas." 

Coastal Act Section 30007.5 directs that "broader policies which, 
for example, serve to concentrate development may be more 
protective, overall than specific ... resource policies." Clustering 
development in Planning Areas 3A/3B and 4A/4B, and providing supporting 
recreational and commercial uses in Planning Areas 12C and 14, allows for 
the major increase in open space in Wishbone Ridge that will provide 
enhanced connectivity between habitats in Los Trances Canyon and Crystal 
Cove State Park. When the visual impact inherent in the proposed shift 
of land uses are balanced against the habitat and visual resource 
protection benefits of increased open space on Wishbone Ridge, the Second 
Amendment should be recognized as being, on balance, more protective of 
natural coastal resources. 

One commentor suggested that the County "reduce the site coverage 
allowed in Planning Area 14 to 35% to offset the increase in acreage 
within this planning area." However, as reviewed below, the increase in 
Planning Area 14 is directed toward satisfying several important Coastal 
Act policies. 

Coastal Act Section 30250 directs that development be located within 
developed areas able to accommodate it ,or in other areas where it will 
not have significant adverse effects. Coastal Act Section 30252 
specifies that commercial facilities should be provided "within or 
adjoining residential development [to] minimize the use of coastal access 
roads." Moving development currently entitled by the LCP and Development 
Agreement from Wishbone Ridge to the Wishbone frontal areas of Wishbone 
Hill, increasing development intensities to accommodate the transfer of 
uses, and providing supporting commercial and recreational facilities are 
actions consistent with and in furtherance of Coastal Act Sections 30250 
and 30252. For these reasons and for the reasons set forth in Response 
to Specific Comment 7, a 35% site coverage limitation in Planning Area 
14 is not justified. Planning Area 14 retains the basic 35 foot height 
limit (with a maximum height of 47 feet for special architectural 
features) established in the 1988 LCP. Although Planning Area 14 extends 
in a lateral dimension more extensively than it did under the 1988 LCP, 
the 100 foot setback and minimum site landscaping requirements assure the 
protection of any downcoast and upcoast views from PCH on the inland 
portions of Crystal Cove State Park. 

13. Maximum Units on Statistical Table 
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element of the overall NCCP implementation program. Because these uses 
also present the potential for adverse impacts on species and habitats, 
recreational use must be adaptively managed." (NCCP/HCP EIR/EIS, at pp. 
7-76 to 7-77.) 

The NCCP /HCP contains an extensive review of the relationship of the 
management of recreational uses and activities to the habitat protection 
requirements of the NCCP/HCP. The NCCP/HCP determined that compatible 
public access and recreation activities can be assured through effective 
management. 

In accordance with the emphasis on management and careful planning 
of recreational facility siting, the NCCP/HCP does not require the County 
to change General Plan designations for any of the present or future 
County recreational use areas identified for inclusion in the NCCP 
subregional Reserve System. Rather, the NCCP/HCP specifies a 
comprehensive set of policies defining allowed and prohibited uses, park 
operations policies and new facility planning processes intended to 
assure the compatibility of public recreational uses with habitat and 
species protection. These policies address: (1) permitted uses; (2) 
prohibited uses; (3) recreational use management in relation to habitat 
protection requirements; and (4) the siting of new facilities and 
provisions for a collaborative planning process for new facilities, 
including the preparation of Resource Management Plans. 

Thus, as is the case with the LCP provisions of the California 
Coastal Act, the NCCP/HCP proposes heavy reliance on local government and 
other public landowners to carry out the management of sensitive habitat 
lands in accordance with specific, mandatory policies within a defined 
geographic area and, as was the case with the 1988 Irvine Coast LCP, does 
not require the change in land use designation from "Recreation" to 
"Conservation" in order to meet the stringent habitat protection 
requirements of CESA, FESA and the NCCP Act. Neither Los Trances Canyon 
nor Muddy Canyon is identified on the NCCP/HCP maps as one of the areas 
where recreational use is to be prohibited due to the sensitivity of 
habitat resources. 

It is important to understand the role of the above-summarized 
NCCP/HCP policies in assuring resource protection within the P+Oposed 
Reserve System. As in the case of local government Land Use Plan 
policies under the Local Coastal Program provisions of the California 
Coastal Act, the policies of the NCCP/HCP are legally enforceable 
(through the Implementation Agreement/CDFG Management Authorization and 
the Section 10(a) Permits). Pursuant to Section 5.3.2 of the NCCP/HCP 
Implementation Agreement, the NCCP/HCP recreational management policies 
referred to above are incorporated by reference into the Agreement "and 
shall be treated as obligations by the Parties to this Agreement." These 
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area and account for them against the overall maximum of 2,600 units 
allowed under the LCP. Until such applications are received, however, 
it would be speculative to predict the actual number of units that will 
(or would) be constructed in any given Planning Area, rather than to 
provide reasonable estimates and maximums. 

16. There is too little quantification of the likely increase in 
development as a result of the proposed changes 

Summary o£ Comment: A comment was received contending that it is 
difficult to predict whether the Second Amendment will result in more 
units being constructed, and a greater amount of commercial development, 
than would have been constructed under the 1988 LCP. 

Commentor: The foregoing issue was contained in a late comment 
letters received from the Friends of the Irvine Coast, Stop Polluting Our 
Newport (SPON), the Endangered Habitats League and the Laguna Greenbelt. 

Response to Comment: The Second Amendment proposes no increase in 
development over that which has been approved in the 1988 certified LCP. 
The maximum number of residential units (2,600) and the maximum number 
of tourist commercial accommodations (2,150) have not changed. The 1988 
LCP also contemplated the development of the 10-acre Neighborhood 
Commercial area which may now be sited in Planning Area 3A or 3B. 

The Second Amendment was proposed for the primary purpose of 
providing greater open space areas and increased habitat connectivity. 
While densities in certain planning areas may have increased, this is the 
direct result of the increase in open space areas. Planning area 
boundaries have shifted in order to provide the connectivity between Los 
Trances, Muddy Canyon and Crystal Cove State Park. Consequently, the 
allocation of residential units had to be adjusted to address the changes 
in planning area boundaries triggered by the increased open space. By 
removing development from Wishbone Ridge, the units that could have been 
built there had to be reallocated to other planning areas, thereby 
resulting in increases to the surrounding planning areas. In order to 
address the needs of these residential areas, the 10-acre Neighborhood 
Commercial area is proposed to be relocated to the Lower Wishbone area 
in order to better meet the needs of the proposed residential 
communities. 

The increases in the densities of affected planning areas are 
disclosed in the Planned Community Statistical Table in the Draft LCP 
Second Amendment. A side-by-side comparison of the 1988 LCP and the 
Draft Second Amendment has been prepared to show the changes between the 
two documents. 

July 16, 1996 Bd Resolution 
Attachment 2: Findings on Environmental Issues, Etc. 
Newport Coast LCP - Second Amendment 

\lcp\2ndamend\hearings\attach2.716 

Page 36 



I 
10 
I 

• r 
J~ 

l 
I 
1~.; . ~ 

-~ 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

Response to Comment: The comment combines a number of different 
commercial uses, and by doing so, confuses various types of uses and does 
not distinguish the different purposes to be served by each. 

Commercial uses are allowed in Planning Area 20A consistent with the 
1988 certified LCP, and the Second Amendment does not propose any change 
or increase .in them. Planning Area 20A is designated for Tourist 
Commercial uses and the commercial development must be consistent with 
that land use category. 

In contrast, the 7,500 square feet of development permitted in 
Planning Area 12G (the Moro Sliver} is limited to develop~ent that is 
supportive of park purposes. Unlike the other commercial development 
cited in the comment, the commercial uses in Planning Area 12G will be 
proposed, permitted and operated by a public agency -- either the County 
or the State Department of Parks and Recreation -- consistent with the 
overall objective of providing a staging area in this planning area for 
the adjacent regional and state parks. This commercial entitlement is 
not intended to serve residential development, but is solely in support 
of the park facilities. 

The 1988 LCP established a maximum of 10 acres of Neighborhood 
. Commercial uses in the LCP area. The Second Amendment expands the number 
of planning areas in which neighborhood commercial uses can be developed 
to include Planning Areas 3A and 3B I which are receiving additional 
density that will create neighborhood commercial demands. Given the 
shift of development from the Wishbone Ridge to the Lower Wishbone area, 
and the changes in the circulation system resulting from the elimination 
of Sand Canyon Avenue I it appeared appropriate to allow for the 
development of a neighborhood commercial facility to service the needs 
of the adjacent residences. This minimizes vehicle trips outside of the 
LCP area and minimizes the potential for overburdening nearby visitor
serving commercial areas. 

Finally, similar to PA 20A 1 PA 14 is designated for Tourist 
Commercial uses. It is anticipated that more visitor-serving uses, such 
as restaurants and visitor-serving retail, would be provided in this 
planning area, as opposed to the more neighborhood commercial uses, such 
as dry cleaners, video rentals, etc., needed by full-time residents of 
an area. 

Given the different functions of each of these proposed commercial 
uses, the different audience each is intended to serve, and the land use, 
open space, and circulation system changes, the extent of commercial 
development authorized by the Second Amendment is not overly excessive, 
and in fact maintains the balance of uses. originally contemplated in the 
1988 LCP. 
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THE IRVINE (NEWPORT) COAST LOCAL COASTAL PROGRAM - SECOND 
AMENDMENT INFORMATION SHEET 

BACKGROUND 

The Local Coastal Program (LCP) for the Irvine Coast consists of a Land 
Use Plan (first approved in June, 1981) and Implementing Actions Program 
(approved in January 1982). This General Plan/Zoning level document set 
the basic criteria for compliance with the Coastal Act for the Irvine 
(Newport) Coast Planned Community. The 1982-LCP secured major contiguous 
open space dedications east of Buck Gully, Los Trances and Muddy Canyons 
by allowing for consolidated mixed-use development on the ridges and 
coastal terraces west of Muddy Canyon. 

The LCP was amended in 1988 to eliminate office development and broaden 
the destination resort component to include two golf courses, additional 
tourist commercial uses and a broader range of residential development. 
These changes were intended to increase public access to, and utilization 
of, the coastal resources and provide more diverse services for visitors. 
The Irvine Coast Local Coastal Program - First Amendment was adopted by 
the Orange County Board of Supervisors on December 2, 1987 and was 
certified by the California Coastal Commission on January 14, 1988. The 
amended LCP resulted in a substantial increase in open space over the 
1981 LCP. 

LCP DEVELOPMENT STATUS 

The County of Orange has since approved 30 Coastal Development Permits 
(CDPs) within the LCP, composing 2,059 residential units and 1,450 
Tourist Commercial units, representing 79% of the residential and 67% of 
the Tourist Commercial LCP entitlements, all major collector roads 
(except Sand Canyon Avenue through PAs 4, 5 and 6) and recorded offers 
of dedication on all major open space (except Muddy Canyon). Of the 
development approved by these CDPs, all major roads have been 
constructed, two public golf courses are completed and opened, Planning 
Areas 13A and 13B have been sold to Disney for a major Tourist Commercial 
Resort and 440 residential buildings (17% of 2,600 dwelling units) have 
been completed or are under construction (see attached Entitlement 
Summary Table) . 

NATURAL COMMUNITIES CONSERVATION PROGRAM (NCCP) STATUS 

Since the adoption of the 1988-LCP, the California Department of Fish & 
Game and the U.S. Department of Fish and Wildlife have undertaken a major 
regional and subregional habitat conservation planning program directed 
toward protecting the coastal sage scrub ecosystem (the Southern 
California NCCP Coastal Sage Scrub Program) . The "Conservation 
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Guidelines" adopted by the regional NCCP program emphasize the need to 
provide for "connectivity" of wildlife movement between large blocks of 
preserved habitat areas as an important means of assuring species 
viability, including genetic diversity beyond that provided in the NCCP 
Plan. Although the 1988-LCP set aside major areas of contiguous open 
space/habitat in the Irvine Coast dedication areas, the habitats found 
within Buck Gully and Los Trances Canyons are somewhat isolated in terms 
of direct physical connectivity with the Crystal Cove/Irvine Coast 
dedication area habitat system. 

In conjunction with the review of the Central/Coastal Orange County 
NCCP/HCP proposed subregional plan, considerable interest has been 
expressed in trying to improve the habitat connectivity between Los 
Trances Canyon and the Crystal Cove State Park/LCP dedication areas. 
This goal could be achieved by shifting development authorized in the 
1988-LCP off a portion of Wishbone Ridge located between Los Trances and 
Muddy Canyons to other portions of the LCP area. 

PROPOSED LCP SECOND AMENDMENT 

A shifting of development off a portion of Wishbone Ridge to broaden the 
wildlife corridor has implications for land uses within the remainder of 
the LCP area. In the context of the already significant reductions in 
development area reflected in the 1988-certified LCP First Amendment, 
there is a need to provide the landowner with sufficient economic 
incentives to offset the loss of development opportunities in Wishbone 
Ridge. 

The draft LCP Second Amendment proposes to offset the proposed reductions 
in development area, with its attendant economic implications in two 
ways. 

July 16, 1996 

First, the LCP Second Amendment proposes to increase 
the intensities and overall development area on the 
frontal slopes of Lower Wishbone and to provide for 
community recreation facilities in a portion of Muddy 
Canyon. Additionally, other residential use intensity 
requirements would be modified to assure the approved 
overall LCP maximum of 2,600 dwelling units. 

Second, the LCP Second Amendment incorporates a number 
of modifications to the Tourist Commercial, visitor
serving land uses in the LCP directed toward: 

(a) allowing increased flexibility (in response 
to the realities of commercial recreation 
financing) ; and 
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(b) revising site development criteria in 
response to the increase in golf course open 
space in the Tourist Commercial Planning 
Areas. 

Thus the overall purpose of this LCP Second Amendment is to provide 
certain changes in intensity, location and types of land use such that 
the landowner is willing to proceed with an amendment to a certified LCP 
resulting in a significant increase in open space on Wishbone Ridge. It 
is believed that these development/open space tradeoffs would clearly 
further regional habitat protection goals. 

The majority of the proposed modifications are defined on the Irvine 
(Newport) Coast LCP Land Use Comparison Exhibit or the redline exhibits 
for the Land Use Summary Table and The Planned Community Statistical 
Table. 

The Irvine (Newport) Coast LCP Land Use Plan Comparison, Exhibit 1, 
places the LCP - First Amendment and LCP - Second Amendment Land Use 
Plans side by side and enables viewers to easily understand the proposed 
modifications. 

Exhibit 2, a redline version of the Land Use Summary Table enables the 
viewer to compare LCP - First Amendment and LCP - Second Amendment 
statistics. The redline version of the Planned Community Statistical 
Table, Exhibit 3, provides a detailed comparison between the project 
statistics for the LCP - First Amendment and LCP - Second Amendment. 
This table also reflects the development approvals which have occurred 
since 1988 and more accurate engineering survey information available 
through digital sources. 

These exhibits, along with this information sheet are intended to provide 
the reader with a sound understanding of the modifications proposed with 
the LCP - Second Amendment and how they compare with the currently 
certified LCP. 

PUBLIC HEARINGS AND REVIEW 

A draft of the Irvine (Newport) Coast Local Coastal Program - Second 
Amendment was distributed on March 20, 1996 for review and comment. A 
Planning Commission Public Hearing Workshop occurred on April 16, 1996, 
and Planning Commission hearings were held on May 8, and May 21, 1996. 

The March 20, 1996, Draft Second Amendment to the Irvine (Newport) Local 
Coastal Program entailed eleven substantive, inter-related revisions and 
seven revisions of a technical nature. Following receipt of a variety 
of comments from other governmental agencies and interested members of 
the public along with specific directions from the Planning Commission 
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EXIDBIT2 

EXIDBIT E 
"FIRST AM~~:~~~~~-~~£ 

LAND USE CATEGORY 

RESIDENTIAL: 

Low Density 

Medium-Low Density 

Medium Density 

High Density 

SUBTOTAL 

COMMERCIAL: 

Tourist Connnercial 

SUBTOTAL 

OPEN SPACE: 

Golf Course 

Recreation and Parks 

Conservation 

SUBTOTAL 

~!'!:~iii~ Coast Local Coastal Program 

PLANNlNG AREAS 

3A, 3B, 6, 7 A, 7B 

5, 9 

lB 2A 2B 2C 3A/I'3il'': 4A 4B 
' , ' ' ::::;:;:::::::::t:::::::::::::::::::! , 

lA, lC, 8 

13A, 13B, 13C, 13D, 13E, 
13F, 14, 16A, 16B ~~m 

:-:-:·:·;·!·:·:-:.;,:.:·: 

lOA, lOB 

llA, liB, 12A, 12B, 12C, 12D, 
12E, f!!iiJ~it:lf:&fJf:fj!jl!~ffi~~!j[j~l~f~!'i.jl!\ll¥, 
16A, 16B 17, 18, 19, ~ 20B, 
20C 

21A, 21B, 21C, 21D, :~~~~-~l'iglf, 

TOTAL - ALL LAND USES 

(a) All acreages are approximate and include roads and arterial highways. 
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LAND USE 
CATEGORY/CODE 

BESIPENTIAL; 
High/H 
Medium/M 
High/H 
Medium/M 
Mcdium/M 
Mcdium/M 
Mcdium/M 
Mcdium/M 
Mcdium/M 
Mcdium/M 
Medium-Low/ML 
Low/L 
Low/L 
Low/L 
High/H 
Medium-Low/ML 

TOTAL 
RESIDENTIAL 

QPEN SPACE/RECREATIQN; 

GOLF COURSE/G 

RECREATION/R; 
Buck Gully, Los Trancos/ 
Muddy Canyons, Pelican/ 
Wishbone Hill Areas 

El Morro Elementary School 
Morro Sliver 

Laguna Beach County Water District 
Crystal Cove State Park 
Irvine Coast Wilderness 
Regional Park (5) 

Recreation Parcels Adjacent 
to Laguna Canyon Road 

CONSER VA TION/C 
Conservation Parcels Adjacent 
to Laguna Canyon Road 
Irvine Coast Wilderness 
Regional Park (5) 

TOTAL 
OPEN SPACE & RECREATION 

TOURIST 
COMMERCIAL/TC 

GRAND TOTAL 

PLANNING 
AREA 

lA 
IB 
IC 
2A 
2B 
2C 
3A 
3B 
4A 
4B 
5 
6 

7A 
7B 
8 
9 

lOA 
lOB 

IIA 
liB 
12A 
12B 
12C 
12D 
12E 

18 
19 

;H).A 

20B 
20C 

21B/ 
21C/21D 

13A 
13B 
13C 
!3D 
13E 
13F 
14 

MA· 
MB 

stimaled number of dwelling units or accommodations per Planning Area. 
Maximum number of units or accommodations Planning Area. 
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EXHIBIT 3 

ESTIMATED(!) MAXIMUM(2) 
GROSS ACRES GROSS ACRES DWELLING UNITS/ DWELLING UNITS/ 

NON-COMMERCIAL COMMERCIAL ACCOMMODATIONS ACCOMMODATIONS 
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~ +fj 76 

10.0 (3) 2,600 2,600 

~ 
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~ 
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~ 
~ 
~ 
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(6} 

0.0 0 

~ 8W 1,100 
~ 400 600 
4!-:G m #{) 

;;g,Q ~ ~ 

W-:G -tOO eoo 
H-:G ,jG m 
;!4-,G 
-1M 0 300 
;,G 

0 0 

2,150 2,150 
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at the May 8, 1996 hearing, and the Board of Supervisors at the June 18, 
1996 hearing, several changes have been incorporated into the July 16, 
1996 Second Amendment document to respond to the points raised. 

MAJOR REVISIONS 

Specific substantive revisions necessary to achieve the overall goals of 
this proposed LCP Second Amendment may be summarized as follows: 

Revision 1. Adjust development/open space boundaries adjacent to 
Crystal Cove State Park, including Los Trances and Muddy Canyons to 
enhance habitat value by improving connectivity. 

Revision 2. Modify land use categories of Residential Low to Medium 
Density in Planning Areas 3A and 3B to shift densities to the coastal 
terrace in support of improving connectivity between Los Trances Canyon 
and Crystal Cove State Park, providing more diverse housing types and 
residential densities and adding neighborhood commercial, limited to 
100,000 square feet, as a permitted use. 

Revision 3. Increase the maximum number of dwelling units allowed 
in undeveloped Planning Areas to match the low end of the density ranges 
established by the land use categories, while maintaining an overall 
maximum of 2,600 dwelling units for the Planned Community. 

Revision 4. Update statistical tables and maps to reflect more 
accurate data from engineering surveys and digital technology, resulting 
in the creation of Recreation Planning Areas 12H and 121 to account for 
excess land between Residential Planning Areas 7A and 7B and the 
dedication area. This update additionally creates Recreational Planning 
Area 12J to separate the Laguna Beach County Water District site from 
Crystal Cove State Park. 

Revision 5. Relocate and expand the variety of recreational uses and 
site coverage in Open Space/Recreation Planning Area 12C to allow for 
active community recreation facilities and expand Planning Area 12B. 

Revision 6. Delete Sand Canyon Avenue north of Pacific Coast Highway 
and correspondingly reduce grading, consistent with the Orange County 
Board of Supervisors 1995 - Technical Amendment to the Master Plan of 
Arterial Highways. 

Revision 7. Adjust Tourist Commercial building site coverages and 
number of permitted accommodations to compensate for 74-acres of golf 
course in Tourist Commercial Planning Areas 13A through 13F and 
facilitate low-profile resort development in Planning Areas 13C, 13D and 
13E. 
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Revision B. Add "resort" to "overnight accommodations" {i.e., 
overnight/resort accommodations) to clarify Tourist Commercial as not 
being limited to overnight stays and add "casitas 11 as a principal 
permitted use in Planning Area 14. 

Revision 9. Delete restrictions on ownership of accommodations in 
the Tourist Commercial Planning Areas to provide for financing 
flexibilities. 

Revision 10. Add equestrian centers with a maximum of so horses as 
a principal permitted use in Planning Areas 5, 6 and 12C. 

Revision 11. Add guest cottages and caretaker quarters limited to 
1,500 square feet on building sites of 10,000 square feet or larger as 
a permitted use in all residential land use categories. 

Revision 12. Modify the land use designation of the Moro Sliver area 
of Planning Area 6 from Residential to Recreation with a maximum of 7, 500 
square feet of building floor area and 15 foot height limit. 

Revision 13. Redesignation of Planning Areas 16A and 16B as 
Conservation. 

TECHNICAL REVISIONS 

Revision 1. Transfer the Tourist Commercial Land Use Entitlement 
from Planning Areas 16A and 16B to Planning Area 20A as provided for in 
the LCP - First Amendment. 

Revision 2. Create new Planning Areas 12F and 12J for the existing 
El Morro Elementary School and Laguna Beach County Water District sites. 

Revision 3. Substitute an Amended Legal Description to reflect the 
accurate Planned Community boundary. 

Revision 4. Change the name of the Planned Community from "Irvine" 
to "Newport Coast. 11 

Revision 5. Change the name of "Pelican Hill Road" to "Newport Coast 
Drive." 

Revision 6. Change references to Planning Areas 3A, 3B and 14 from 
Wishbone Hill and Muddy Canyon to Lower Wishbone. 

Revision 7. Change references to Muddy Canyon Planning Area 6 to 
Wishbone Ridge. 

July 1.6, 1.996 
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Revision 8. Provide communication transmitting, reception or relay 
facilities as a principle permitted use in all land use designations 
except Conservation. 

CEOA REQUIREMENTS 

CEQA Section 21080.9 and CEQA Guidelines Section 15265 exempt from CEQA, 
activities and approvals by a local government necessary for the 
preparation and adoption of a local coastal program. Consistent with 
these statutory provisions, the County's LCP Second Amendment and 
Technical Appendices describe the proposed activity, provide information 
in support of the proposed amendment, and will be available for public 
review and comment. Studies regarding specific issues such as traffic 
and school impacts are included in the Technical Appendices. 

FORMAT OF DRAFT SECOND AMENDMENT 

The format of the Local Coastal Program - Second Amendment is intended 
to facilitate review by providing all text changes in a redline form 
within the context of the 1998-certified LCP - First Amendment document 
as follows: 

( 1} Deletions are shown with a ot:rih:e th:rou!Jh; and 
(2) Additions and/or replacements are shown as !P~A~9· 

Since the Local Coastal Program is a General Plan/Zoning level document, 
all land use and development-related policies have not been modified in 
this LCP Second Amendment document. However, where appropriate, two 
types of footnotes have been provided to reference the current 
implementation status and/or provide clarification of any changed 
circumstances since the LCP - First Amendment was certified in 1988. All 
numeric footnotes will be retained in the final version of the LCP Second 
Amendment, whereas alphabetically labeled footnotes provide justification 
for proposed text to be deleted and will not appear in the final 
document. 

EXHIBITS/TABLES 

For ease of comparison, the LCP - Second Amendment updated exhibits and 
tables are presented in a side-by-side format with the original 
exhibits/tables for the 1988-certified LCP - First Amendment presented 
on the left. The updated exhibits, on the right, are computer generated 
re-creations of previously hand-drawn exhibits and are intended to 
provide greater accuracy and clarity. Refinements to the exhibits also 
reflect adjustments which have occurred as a result of more precise 
engineering information now available for the Planned Community and 
current County approvals. 
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ENTITLEMENT SUMMARY 

An Entitlement Summary Matrix is provided on the following pages that 
specifies all County approvals, including Coastal Development Permits 
issued as of February 22, 1996. This matrix also supports the updated 
statistical information within the Planned Community Statistical Table 
in Chapter 11 of the LCP Second Amendment document. 
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- - - - - - - - - - - -
IRVINE (NEWPORT) COAST LCP 

ENTITLEMENT SUMMARY 
As of March 20, 1996 

- - - - - - -
PLANNING --------DEVELOPMENT PERMIT TENTATIVE TRACT MAP FINAL MAP CEQA 

AREA CLEARANCE COMMENTS 

IB 

IC-1 

IC-2 

CD I 6118190 
9002169002P (Reso_ 90-17) 

CD 89-29P 

CD 89-JOP 

10116189 
(Reso. 89-41) 

10116189 
(Reso. 89-43) 

CD 900703002 I 3111192 
(Reso. 92-00) 

PA 940172 1131195 
(Reso. 9S-OI) 

29 

117 

7 

5SO 

245 

240 

1T 14249 I 6127190 I 29 
Revised 
Vesting 

1T 14249 I 9/19190 I 29 Tract 14249 I 10n9192 
2nd Revised 

Vesting 

1T 1406S 1112189 1 117 
Vesting 

1TI4065 6127190 I 117 
Revised 
Vesting 

rr 14065 2nd. 1 9/19t90 1 117 Tract 1406S I 9119/91 
Revised 
Vesting 

1TI4070 1112189 1 7 
Vesting 

1T 14070 4111190 1 7 
Revised 
Vesting 

1T 14070 I 9/4191 I 7 
Revised 
Vesting 

1T 14367 4/1192 5SO 

1T 14367 211195 245 
Revised 
Vesting 

1T 14367 I 415195 I 240 
Revised 
Vesting 

Note: In the final printing, this table will be included in the Appendix. It is provided here for the readers reference. 

29 

117 

Addendum 

10 EIR 511 

EIR 511 

EIR Sll 

EIR Sll 

EIR 511 

S2 

I I I l=::rco 

PA 9S0039 PA 940172 

Rcalipmcnl of Cryslal Hm 
Drive u shown on 1T 
1406S. 

Revised padilla on Lots II 
IJid 12. 

Rcalipmcnl of Cryslal Hm 
Drive 10 provide access 10 
1T 14249. 

O!ange in sradin& on 
Lol23. 

In conjunction with 
PA 2A-I. 

Rc:Wction in IUIIbcr of lois 
for PA 2A-I portion of 
plan. 

3 year elUCIISion of lime. 

Supcrscdcd by CDP -
PA 940172 

7/1319S I Rc:Wclion in units within 
Dcvelopmcnt Area IC-2c 
IJid clwlsc from 7,000 IJid 
8,000 s.f. lou 10 custom 
lou. TIM administratively 
approved. 



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

PLANNING 

AREA 

lA-1 

lA-1 

18-la 

18-lb 

18-1 

18-3 

28-4 

I IP M"n''''"'ll! P'rnRr.m 

- - - - - - - - - -
IRVINE (NEWPORT) COAST LCP 

ENTITLEMENT SUMMARY 
As of March 20, 1996 

- - - - - - -
COASTAL D£VEUJPMENT PERMIT TENT ATtVE Tit ACT MAP FINAL MAP BUII.DING CHANGED PLAN 

CEQA PERMITS COMMENTS Approval Approval CLEARANCE 
IsSUED Plaaaln& Approval 

CD No. Approval O..te Units Map No. Date Units Map No. Date Units Applil:atioa CDPRef. Date 

CD 89-30P 10/16/89 74 TTI4070 11/2/89 74 EIR 511 
( Reso. 89-43) Vesting 

TT 14070 4/11/90 73 ReGJc:tion in IUllber of 
73 Revised residential lots from 74 10 

Vesting 73. 

TT 14070 9/4/91 73 3 year extcnsim of lime. 
Revised 
Vesting 

CD 89-31P 10/16/89 76 TT 14103 1112189 76 EIR 511 Supeneded by CD 
(Reso. 89-44) Vesting 9004110001 p 

CD 6/19/90 Ill TT 14103 6/27/90 Ill Tractl4103 3128/91 Ill 34 CD 211:1/91 Re-orient Recreation Area 
9004110001P (Reso. 90-18) Revised 9004110001P and Units, revise 

Vesting Guanlhawe, align Paciftc 
Pine with Vista Ridge. Map 
adminisJratively approved. 

CD 89-34P 10/16/89 134 TTI40S2 1112/89 134 EIR 511 Superseded by COP -
(Reso. 89-47) Vesting PA 9S-0017 

TT 14052 11121/89 134 
Vesting 

( ex~ension) 

TT 14052 11121/91 134 3 year extcnsim of time. 

Vesting 

PA 95-0017 6/6/9S 93 TT 14859 6/14/95 93 
(Reso. 9S-09) Vesting 

PA 95-00n 81819S 93 TT 14859 6/14/95 93 Denial of Appeal by Board 
(Reso. 95-596) Vesting of Supervisors 

92 TT 14859 12115/95 92 CP 96-0113 PA 9S-0017 2123/96 ReGJc:tion in units from 93 

Vesting 10 92. Map adminisJratively 
approved. 

CD 89-3SP 10116/89 S8 TT 14038 11/2189 S8 Tract 14038 10/30/90 S8 EIR Sll 14 
(Reso. 89-48) Vesting 

CD 89-32 10/16/89 60 TT 14037 1112189 60 Tract 14037 11/19/91 60 EIR 511 43 
(Reso. 89-45) Vesting 

CD 92-015P 11118/92 278 TIM 14121 12/2192 278 Tractl4n2 S/17/93 278 Negative 274 
(Reso. 92-20) Tractl4n3 10128/93 Declaration 

Tract 14121 8121/95 IS 92-073 

CD 89-33P 10/16/89 Park 16.4 Acres -- -- N/A -- -- -- EIR Sll - Supeneded by CD 92~1SP 

(Reso. 89-46) 

I 
CD92~1SP 11/18/92 Park 12.3 Acres TTM 14721 1212192 ~k 12.3 ac. Tractl4721 8/21!95 Park -

12.3 ac. 
-



- - - - - - - - - - - -
IRVINE (NEWPORT) COAST LCP 

ENTITLEMENT SUMMARY 
As of March 20, 1996 

- - - -
COASTAL DEVELOPMENT l't:RMIT TENTATIVE Tlu.cr MAP FINAL MAP BIIIUIING CHANGm I'LAH 

PLANNING CEQA l't:RMITS 
AREA Approval Approval CLEARANCE 

IssUED l'laulltc 
CD No. Approval Dale Ulllls Map No. Dale Ulllls Map No. Dale Ulllls Appllaldoa CDPRel. 

2C PA 94-0149 6m/9S 490 TIM 14786 6/28195 490 EIR S44A 
(Reso. 95-13) Vesting 

PA 94-0149 818195 490 ITM 14786 6128195 490 EIR S44A 
(Reso. 95-W7) Vesting 

lA CD 89-36P 10116189 40 IT 14064 6127190 40 E1R Sll 
(Reso. 89-49) Vesting 

IT 14064 718190 40 
Vesting 

IT 14064 .5112193 40 
lrd Revised 

Vesting 

PA 94-0113 9130194 40 

JB CD 89-36P 10/16/89 45 IT 14064 6127190 4S EIR Sll 
(Reso. 89-49) Revised 

Vesting 

IT 14064 7/8/92 4S 
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INTRODUCTION 

LOCAL AND REGIONAL SETIING 

1. PURPOSE AND INTENT 

The ~~~~~ Coast Planned Community is a ~g~~~~ acre parcel of land in the 

unincorporated territory of the County of Orange. The Planned Community is bordered on the north 

by the City of Newport Beach, on the east by the City of Irvine and unincorporated areas of the 

County of Orange, on the south by the City of Laguna Beach, and on the west by the Pacific Ocean. 

The entire Planned Community is within the Coastal Zone as defmed by the California Coastal Act 

of t976 i!il'iili:!:::t!ilitli!!!!III!~II!I!~ef:~;IR£1!:111Di!ii!Bf~~~~)llimi!'~III:'i~~,ml:~1!1!~!1 
~~-lf!:::p;qltfit!ltl!!!itlt· The ~~~ill Coast Planned Community is therefore under 

the land use planning and regulatory jurisdiction of both the County of Orange and the California 

Coastal Commission. 

The California Coastal Act of 1976 is incorporated in the California Public Resources Code. The 

Coastal Act provides for comprehensive planning of coastal areas. Local jurisdictions are required 

to prepare a Local Coastal Program (LCP) for those areas of their jurisdiction within the Coastal 

Zone. The LCP is composed of land use plans, zoning ordinances, and zoning regulations. After 

local adoption of the LCP and its certification by the Coastal Commission, the administration of the 

LCP is the responsibility of the local jurisdiction. 

For purposes of developing and certifying an LCP, the coastal zone under the jurisdiction of the 

County of Orange is divided into separate geographical planning units. The :k=¥i:aelf:llft Coast 

Planned Community is coterminous with The :k=¥i:aeiii1IJ Coast Planning Unit of the Local 

Coastal Program of the County of Orange. (See Exhibit A.) 
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The LCP is composed of a Land Use Plan (Part 1), and an Implementing Actions Program-- Planned 

Community District Regulations (Part II). An Appendix to this LCP, containing technical documents 

identified in the table of contents (see page v) is bound separately. The Irvine Coast LCP Land Use 

Plan was originally certified by the California Coastal Commission on January 19, 1982; this first~@ 

g,:::::m1:::gy;1, +,enctment ~lllt::gl::::g:::g,I::::J,IR-:~::IIIm::::~tmil1 was certified on 

limm~:::::~l:f::::::~~:lli~ 

The Land Use Plan (LUP) is the general planning and policy component of the LCP. It illustrates 

the distribution of private and public open space, residential, and commercial uses; identifies the 

major road network; and sets the overall land use intensity. The Land Use Plan consists of the Land 

Use Map and summary of the main elements of the Land Use Plan, a description of Coastal Act 

Consistency in terms of the resources protection program and development policies, and then the 

Plan's policies in terms of resource conservation and management, and then development. 

The Implementing Actions Program (lAP) is the implementation program for The lf¥Hletiifi9~ 

Coast LCP and consists of Planned Community (PC) District Regulations, and related provisions, 

procedures, definitions, and descriptions, including the PC Zoning Map/Statistical Summary,;;, the 

PC Development Map/Statistical Table, and referenced County of Orange Codes. 

2. AREA DESCRIPTION 

The IMBeJ,IIfllj~ Coast Planning Unit contains ~~~~~~ acres and is located along the southern 

coast of Orange County between Newport Beach and Laguna Beach. The IMBe:l;i,:iii~~ Coast 

generally extends from the Pacific Ocean to the ridge of the San Joaquin Hills. Geographically and 

topographically, the coastal area of The Irvine Ranch contains five distinct areas: the shoreline, the 

coastal shelf, gently sloping coastal hills, major canyons, and prominent ridgelines. (See Exhibit B.) 

Three and one-half miles of meandering shoreline offer a variety of scenic views, recreational oppor

tunities, and marine habitats. The coastline contains both sandy beaches and rocky shores. 

Newport Coast LCP Second Amendment 
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Atop the coastal bluffs is a flat shelf extending inland to Pacific Coast Highway. Since most of the 

shelf between Pacific Coast Highway (PCH) and the ocean is now part of Crystal Cove State Park, 

this shelf offers significant coastal access and recreational opportunities. 

Inland from Pacific Coast Highway, in the northwestern portion of the coastal area, sit the gently 

sloping hillsides and ridges of Pelican Hill and Wishbone Hill. These ridges and hillsides provide 

the majority of the developable land area outside the coastal shelf. These ridges and hillsides are 

divided and defined by three major canyon systems which extend perpendicular to the shoreline. 

Starting at the west, the canyons are Buck Gully, Los Trancos Canyon, and Muddy Canyon. Farther 

to the east are Moro and Emerald Canyons. 

The southeastern portion of the coastal area, inland from Pacific Coast Highway, is dominated by 

three prominent ridges. No-Name Ridge is located between Muddy and Moro Canyons. Moro 

Ridge extends inland from Moro Hill and is bounded by Moro and Emerald Canyons. Finally, 

Emerald Ridge separates Emerald and Laguna Canyons. 

3. RESOURCE DESCRIPTION 

Vegetation (Flora). The~ Coast includes a number of distinct habitats. Vegetative 

types include grassland, scrub, chaparral, riparian, and those plants associated with coastal beaches 

and cliffs. The coastal sage scrub plant community is well represented on the site. The most 

extensive vegetative growth in the area is the scrub, chaparral, and scrub-chaparral combination 

cover types. 

Fish and Wildlife (Faunal. The diversified habitats of The ~-~ Coast support a faunal 

complement abundant in both species and individuals. During all or part of the year it can support 

a variety of species. These include many wildland species, as well as species associated with urban 

or agricultural habitats. 
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4. REGIONAL OPEN SPACE SETTING 

From a regional perspective, the extensive open space areas of The ~- Coast described 
·.·s.:•.•.•.•.•.••.·.•.·.•.•.•-··.··· 

in the following Land Use Plan will work in concert with a series of other dedications and land uses 

to create a regional greenbelt comprising over 14,()()Q;I§ifl! acres of land. In addition to the 

~1~1!~ acres of open space and recreation lands within The ti=YtReJIIB Coast, the ultimate 

regional open space system will, include the following elements: 

• Laguna/Laurel Canyons Regional Park Area:~ 1,300 acres comprising the Laurel Canyon and 

the Laguna Canyon ridge will be dedicated by The Irvine Company in conjunction with the 

development of The Laguna Canyon Village Planned Community. 

• Laguna Canyon Golf Course:j An 18-hole golf course will be built immediately adjacent to 

the Laguna Canyon dedication area. 

• Sycamore Hills Linkage:~ A 370-acre area has been acquired by the City of Laguna Beach 

as part of the regional open space system. 

• Aliso/Wood Canyons Regional Park Area:! 5,400 acres have been dedicated by the Aliso 

Viejo Company and other land owners as part of a land development program. 

Exhibit D shows how these areas combine to form a continuous, highly diverse open space preserve 

of regional significance. Crystal Cove State Park and The Irvine Coast Dedication Area should be 

viewed in the regional context of this system, particularly in terms of their function as the critical 

link between inland areas and the coast. 
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LAND USE PLAN 

CHAPTER 1 

MAIN ELEMENTS OF THE LAND USE PLAN 

The Land Use Plan for The lf¥Hle:~~~! Coast LCP consists of maps, policies, and supporting text 

organized under three subsequent chapter headings: Coastal Act Consistency and Overall Findings 

and Conclusions, Resource Conservation and Management Policies, and Development Policies. 

Zoning and subsequent actions by the County must be consistent with the policies contained in the 

adopted County of Orange General Plan. The IPriBefifiJ.if~ Coast Land Use Plan is consistent with 

the General Plan, and contains some land use descriptions and policies which are more specific and 

apply exclusively to The ~Niiii~ Coast. 

The Land Use Plan for The lPrHiefijlji@ Coast recognizes the special qualities of the land, and the 

need for protection of the environment and sensitive utilization of coastal resources. It proposes land 

uses, open space, and resource protection which, on balance, are the most protective of the 

environment, the public interest, and private property rights. As such, it meets the intent of Section 

30007.5 of the California Coastal Act of 1976. 

A. OPEN SPACE 

The centerpiece of the Land Use Plan is open space lands which comprise over ~1[!~: of the 

entire lf¥Hlel~!i§l Coast. The IPriBei;!IP!I Coast will have approximately 4,878f:i:!!:! acres 

of land in recreation use, including Crystal Cove State Park, Buck Gully, Los Trancos and Muddy 

Canyons, and several smaller parcels. The California Coastal Commission has already approved a 

separate Public Works Plan for Crystal Cove State Park which is consistent with this Land Use Plan. 

In addition, -1,989f:i,ll acres of Conservation land, including the lower portions of Boat and 

Emerald Canyons, will be dedicated to the County of Orange in a phased program as part of the 

County's Irvine Coast Wilderness Regional Park, linked to the development of Residential, Golf 

Course, and Tourist Commercial uses. 
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LAND USE SUMMARY 

Type of Land Use 

RESIDENTIAL: 

Low Density 

Medium-Low Density 

Medium Density 

High Density 

SUBTOTAL 

COMMERCIAL: 

Tourist Commercial 

OPEN SPACE: 

Golf Course 

Recreation and Parks 

Conservation 
(Regional Wilderness Park) 

SUBTOTAL 

TOTAL--ALL LAND USES 

Planning Gross 
Areas Acres<a> 

3A,3B,6,7A,7B 526 

5,9 202 

1B,2A,2B,2C,4A,4B 954 

1A,1C,8 240 

13A,13B,13C, 
13D,13E,13F, 

1,922 ACRES 

14,16A,16B 276 ACRES 

lOA,lOB 367 

11A,11B,12A,l2B, 
12C,12D,12E,17, 
18,19,20A,20B,20C 4,878 

21A,21B,21C,21D 1,989 

7,234 ACRES 

9.432 ACRES 

(a) All acreages are approximate and include roads and arterial highways. 

I-1.2 

APPROVED 
County of Orange 

Board of Superviaon 

September 30,1987 
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LAND USE CATEGORY 

RESIDENTIAL: 

Low Density 

Medium-Low Density 

Medium Density 

High Density 

SUBTOTAL 

COMMERCIAL: 

Tourist Commercial 

SUBTOTAL 

OPEN SPACE: 

Golf Course 

Recreation and Parks 

Conservation 

SUBTOTAL 

ExmBITE 
SECOND AMENDMENT 
LAND USE SUMMARY 

Newport Coast Local Coastal Program 

PLANNING AREAS 

6, 7A, 7B 

5,9 

1B,2A, 2B,2C,3A, 3B,4A,4B 

lA, lC, 8 

13A, 13B, 13C, 13D, 13E, 
13F, 14, 20A 

lOA, lOB 

llA, llB, 12A, 12B, 12C, 12D, 
12E, 12F, 12G, 12H, 121, 121, 17, 
18, 19, 20B, 20C 

21A, 21B, 21C, 21D, 16A, 16B 

TOTAL - ALL LAND USES 

Newpon Coast LCP Second Amendment 
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GROSS ACRES1 

130 

201 

1,296 

246 

1,873 ACRES 

277 

277 ACRES 

3542 

4,989 

2,000 

7,343 ACRES 

9~493 ACRES 



The Irvine Coast Local Coastal Program 
LEGEND 
I:::::I:) LOW DENSITY RESIDENTIAL (Q-2) 

~ t.ElJil.AY- LOW DENSITY RESDENllAL (2-3.5) 
[][] MEDIUM DENSITY RESIDENTIAL (3.5-6.5> 
[][] HIGH DENSITY RESIDENTIAL (6.5-18> 
Li:J GOLF COURSE 
~ TOlRST COMMERCIAL 
Ci:] RECREATION 
C:U CONSERVATION 

~ LAND USE DESIGNATION 
138 PLANNING AREA NlA\4BER 

I-1.3 
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Of the ~~~~~~ acres within The ~8§11@ Coast, ~~~f:lll acres are to be devoted to 

open space and recreation uses (see Exhibit G): 

• State Park (2.807 acres)lVirtually the entire area on the ocean side of Pacific Coast Highway 

and the watershed of Moro Canyon inland of Pacific Coast Highway form Crystal Cove State 

Park. This area is now open to public use. (See Exhibit G, Legend Item 1.) 

• Wilderness Open Space Dedication Area (2.666 acres): As land is developed in The 

~1!:111! Coast, a program of phased dedications will transfer large areas of undeveloped 

land to the County. These areas will remain in Conservation and Recreation uses. (See Exhibit 

G, Legend Item 2.) 

• Special Use Open Space Dedication/Recreation Areas (~~lit.l acres): Extensive areas of 

land within the development zone will remain in open space. A total of ~~:~t,~~~~ acres, 

including Buck Gully, Los Trancos and Muddy Canyons, will be dedicated to the County as 

development proceeds; while ~- acres along the frontal slopes of Pelican 1m and 

Wishbone ~ll!li~i!~-~~~~rl:liiltlet~J.-Ma::~:llllii~~lilm will have only limited 

improvements for Recreation use. (See Exhibit G, Legend Item 3.) \Bi:~!i!!\iffiii!i!ltl!ltf: 

llBIII!ii!ii!l$199li!iiiiii:::::~~~~I!IIi~IIB~::::~Bal~:::::llllt~iililriiiii!BIJiiii!ii~i~::::::ii~::~~:ilia 

!l!lM:i: 

• Golf Course(~~~~ acres) Two 18-hole golf courses at Pelican Hill form the centerpiece of 

the destination resort and provide a greenbelt buffer between overnighflfij§§ accommodations 

and Pacific Coast Highway. (See Exhibit G, Legend Item 4.) 
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B. TOURIST COMMERCIAL 

Consistent with the strong Coastal Act emphasis on visitor-serving recreation, the lower slopes of 

Pelican Hill will be developed as a major destination resort area. The resort will consist of two 18-

hole golf courses, overnight'flll accommodations, and recreational and commercial facilities. The 

golf course will extend the open space of the State Park inland across Pacific Coast Highway (PCH), 

creating a continuous greenbelt from Corona del Mar to Los Trancos Canyon. Visitor-serving uses 

are set back from the highway and are buffered by the golf courses. In addition, two visitor-serving 

facilities are partially screened from view by intervening landforms. 

At Pacific Coast Highway and Muddy Canyon, adjacent to the inland portion of the State Park, a 

hotel and small retail area will provide additional visitor-serving uses at the coast. ~ small 

sites in Laguna Canyon &Fef.i intended for I small-scale faeHiaesfili!ft . 
....... •, .·.·, ·.·.•.0:•.•,.,.,., ••• ,.,.,., ••••• , 

C. GOLF COURSES/GREENBELT 

Two 18-hole golf courses are the focal point for the frontal slopes of Pelican Hill, providing 

approximately ~~-~ acres of open space greenbelt adjoining Pacific Coast Highway. 

The golf courses/greenbelt complement the State Park and extend open space uses into the inland side 

of PCH, thereby preserving views of the coastal ridges from PCH and Crystal Cove State Park, and 

views toward the ocean from PelieB.fl Hill R:oadl-1~lllmli· 

D. RESIDENTIAL 

Residential development will be limited to a maximum of 2,600 dwelling units. Compliance with 

the County's Housing Element will be demonstrated in-a Housing Implementation Plan. Clustering 

of residential units will preserve open space, reduce grading impacts, and enhance the compatibility 

of private development with public open space. 
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E. CIRCULATION 

There is a hierarchy of roadways which will serve The IPfi:ftel!liill Coast. These include the 

regional freeway and highway network, subregional arterial highway network, and local collectors. 

Twa arterial higfi•.vays are ElesignaleEl HireHgfi The kvine Caast iB a geaeral aarth/seHth Elireetiaa: 

Pelieaa Hill RaaEl anEl SaBEl Canyaa A·1eBl:ie.• Peliean Hill Raaai{~~Jiilt·ll¥§ is designated 

as a major arterial (six lanes) on the County of Orange Master Plan of Arterial Highways, as is 

Pacific Coast Highway through portions of The lf.v.iftei~l Coast Area. 8anEl C&HyaB is 
<<<•:•Z·Z·:·:•.·.-.•:•:•"•C•~·:·>: 

ElesigaateEl as a eaftliHHter arterial higfi"t"l&)' (twa laaes). Laguna Canyon Road, which exists along 

the easterly boundary of The~~~~~~ Coast Area, is master planned as a primary arterial (four 

lanes). 

Outside the coastal zone, the regional network providing access to The lf.¥iftel,l~ijgft Coast includes 

segments of both the .state~~fi Interstate Freeway System as well as the State Highway System. 

Presently, the only direct access is provided by Pacific Coast Highway~ (SR 1). PCH is currently 

subject to heavy levels of traffic during commuting hours, which is primarily a result of traffic 

diverting to avoid the congested 1-5 and 1-405 Freeways. South of The ~PriBe'I'§E¥~ Coast, in the 

City of Laguna Beach, Pacific Coast Highway connects to inland areas via Laguna Canyon Road/ 

Laguna Freeway (SR 133). North of The ~F¥iBe:li~ Coast, in the City of Newport Beach, 

Pacific Coast Highway connects to inland areas via MacArthur Boulevard (SR 73), Jamboree Road, 

and Newport Boulevard/Costa Mesa Freeway (SR 55). These routes, in tum, provide connection 

to the San Diego Freeway (1-405) and the Santa Ana Freeway (1-5). Major additions to the regional 

network includes the extension of the Costa Mesa Freeway and the San Joaquin Hills Transportation 

Corridor which will provide direct access to the inland edge of The lf.¥ifte!\iiil?l Coast planning 

area$. 
·:·:· 
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F. PUBLIC WORKS/INFRASTRUCTURE 

The~~~-~ Coast Planning Unit is entirely within the Irvine Ranch Water District (IRWD) 

except for a limited portion of the dedication area and two small residential areas which are within 

the Laguna Beach County Water District. The area generally west of Muddy Canyon is within 

IRWD Improvement District Number 141, while the area generally east of Muddy Canyon is within 

IRWD Improvement District Number 142. 

Sewer service will be provided by a combination of agencies. The area west of Muddy Canyon is 

within Orange County Sanitation District (OCSD) Number 5. At the time that this area was annexed 

to OCSD Number 5, IRWD agreed to provide local sewer service and collection, and OCSD Number 

5 agreed to provide regional sewage collection, transmission, and treatment. The area east of Muddy 

Canyon will be served by IRWD through the Aliso Water Management Agency. 

Newport Coast LCP Second Amendment 
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CHAPTER2 

COASTAL ACT CONSISTENCY 

AND OVERALL FINDINGS AND CONCLUSIONS 

Among the primary goals of the Coastal Act are the protection of coastal resources and provision 

of public access to the coast. The Legislature also recognized that conflicts might occur when 

carrying out all of the Act's policies. The Legislature, therefore, established a "balancing" test. 

This test allows the Coastal Commission to approve a plan which, although it may cause some 

damage to an individual resource, on balance is more protective of the environment as a whole 

(Public Resources Code Section 30007 .5). Public acquisition of large, continuous open space areas 

is recognized as a superior means to guarantee the preservation of coastal resources such as 

vegetation, wildlife, and natural landforms, and to create new public access and recreation oppor

tunities rather than preserving small pockets of open space surrounded by development. 

The lf:v.ffie:l,#:lif:~ Coast Plan strikes a balance in two ways which are consistent with the intent of 

the Act. First, a substantial portion of the area is designated for preservation in its natural state. 

Second, policies have been developed to address a wide range of issues in areas of The 

~li)iii;t, Coast designated for development and to mitigate potential adverse impacts. (See also 

"California Coastal Commission Findings for LUP Certification", November 4, 1981. in 

Appendix 1.) 

A. RESOURCES PROTECTION PROGRAM 

1. OPEN SPACE DEDICATION PROGRAMS 

The purpose of the Open Space Dedication Programs is to protect certain specified coastal 

resources and to offset adverse environmental impacts in residential development areas which 

will not otherwise be mitigated. Permanent protection and preservation of major canyon water

sheds, visually significant ridgelines, stream courses, archaeological and paleontological sites, 

riparian vegetation, coastal chaparral and wildlife habitat is provided by dedication to a public 

agency (the County of Orange or its designee). Environmental impacts to be mitigated by the 

dedication programs include habitat and archaeological impacts caused by residential 

Newport Coast LCP Second Amendment 
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development and road improvements on Pelican Hill, habitat impacts on Los Trancos Canyon, 

Buck Gully, and Muddy Canyon caused by the construction of Peliee HiH Road, Jlflji§ 
§!It~~~~~ aBEl &aftd CB:fiyoa Aveaae.~ public view and use impacts caused by residential 

construction in the Cameo SkoresR~iBi!iltl area and adjacent to Crystal Cove State Park, 

and scenic resource impacts caused by golf course and tourist commercial development on the 

frontal slopes of Pelican Hill and ~ WishboncHiiH. 
:·:•:·:·Z•:·:·:·:·:·:•:•:·:-:·· 

Large-scale master planning and dedication programming for The ~~~~~! Coast enables 

the permanent protection of large, contiguous open space areas rather than the protection of 

smaller, discontinuous habitat areas that might result from a project-by-project site mitigation 

approach. A much greater degree of habitat and open space protection can be achieved by 

dedication programs that assemble large blocks of habitat area contiguous to Crystal Cove State 

Park than would be possible with project-by-project mitigation measures. (Coastal Commission 

Appeal No. 326-80, Broadmoor, Page 18.) 

While specific mitigation measures are being included for potential impacts within or near the 

development areas (e. g., erosion control measures), the primary mitigation measure for impacts 

not avoided is the phased "Wilderness" Open Space Dedication Program. In addition, 

significant additional habitat protection and development mitigation will be accomplished with 

the dedication of large areas of Los Trancos Canyon, Buck Gully, and Muddy Canyon through 

the "Special Use" Open Space Dedication Program. 

Consistent with Coastal Act Section 30200, most of the more significant Environmentally 

Sensitive Habitat Areas (ESHA's) are located within, and will be protected by, conservation 

and recreation land use categories. The Land Use Plan recognizes that the preservation of these 

particular resources and the Open Space Dedication Programs are more protective of coastal 

resources than the protection of more isolated and relatively less significant habitat areas within 

designated residential and commercial development areas. Hence the potential loss of any 

ESHA' s through development is offset by the Open Space Dedication Programs. The potential 

loss of any ESHA' s through the construction of public facilities such as arterial highways is 

Newport Coast LCP Second Amendment 
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offset by the coastal access benefits derived from these roadways as well as the Open Space 

Dedication Programs. 

In accordance with Section 30007.5 of the Coastal Act, the major Open Space Dedication 

Programs creates the balance which allows the completion of the residential and commercial 

land uses. 

2. ENVIRONMENTALLY SENSITIVE HABITAT AREAS 

For purposes of Section 30107.5 of the Coastal Act, natural drainage courses designated by a 

dash and three dot symbol on the USGS 7 .5-minute series map, Laguna Beach Quadrangle, 

dated 1965 and photo-revised 1972 (hereafter referred to as "USGS Drainage Courses"), 

riparian vegetation associated with the aforementioned drainage courses, coastal waters, 

wetlands, and estuaries are classified as "Environmentally Sensitive Habitat Areas" (ESHA's). 

The habitat value along the length of individual drainage courses and among different drainage 

courses is not equal. The habitat value of the coastal waters is different from that for drainage 

courses. Based on biological studies, (see biological inventory, Appendix H-1, Final EIR 237 

and Pelican Hill Drainage Habitat, LCP Appendix Item 2) four categories of ESHA' s have been 

created to differentiate habitat values as shown on Exhibit H. 

a. ESHA Category A: 

USGS Drainage Courses with associated riparian vegetation which contain the most 

significant habitat areas in The IMBel,I~IP'=! Coast are designated as ESHA Category A, 

are subject to the most protection, and are located entirely within the Recreation and 

Conservation land use categories. To assure their long-term protection and as a means of 

providing a unique park setting for future residents of The IMBe:§~'af~ Coast and of the 

region, portions of Buck Gully and Los Trancos and Muddy Canyons, will be dedicated 

to the County of Orange in accordance with policies of this LUP. Public access to these 

areas will be via linkages with the Pelieaa Hill Roaal!!iel:::§ai~~::::m~~~ Trail System, 

Los Trancos parking lot, and the Crystal Cove State Park Trail System. 
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-----------------------------------------------

Nine surface water sources have been identified (refer to EIR 237. Figure 25) in Buck 

Gully, Los Trancos, Moro, and Emerald Canyons. All nine water sources come from natu

ral seeps, although two of the three sources in Buck Gully are probably augmented by 

percolating irrigation runoff from adjacent development. Flow from all nine seeps occurs 

all or most of the year during average rainfall years, although downstream flow may be 

very limited. These USGS Drainage Courses are the most significant ESHA's in The 

ti=YiBe;filltll Coast because they contain all of the following habitat characteristics: 1) 

standing or flowing water all or a significant part of the year; 2) a definitive stream bottom 

(i.e., defmed banks with a sandy or rocky bottom); and 3) adjacent riparian vegetation 

lining the water course. 

b. ESHA Cateaorv B: 

USGS Drainage Courses which contain water flows only when it rains and support only 

small amounts of riparian vegetation, are designated as ESHA Category B. These areas 

have relatively less habitat value, and -ltfli!l@iii!\II!!!!§IIB!!~!I!!!'!IIIS~

IBIIi\l!i:!!!l are located in Recreation and Conservation land use categories. 

c. ESHA Cateaorv C: 

The coastal waters along The lrYiRel,lilli§l Coast - ESHA Category C -- have been 

designated as both a Marine Life Refuge and an Area of Special Biological Significance. 

They contain near shore reefs, rocky intertidal areas and kelp beds, and are located 

primarily within Crystal Cove State Park. The State Department of Parks and Recreation 

will be responsible for providing protection for tidepools and other marine resources from 

park users. 

Protection of water quality is provided by the Runoff Policies. 
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d. ESHA Category D: 

ESHA Category D designates USGS Drainage Courses which are deeply eroded and of 

little or no riparian habitat value. They are located in Residential and Commercial land 

use categories and two specific Recreation sites. Typical vegetation includes elderberry, 

arroyo, coastal scrub, and annual grassland. These drainage courses are often incised as 

a result of erosion, resulting in rapid runoff and very steep narrow sideslopes generally 

incapable of supporting riparian habitat. Development will impact most of these ESHA's. 

The Open Space Dedication and Riparian Habitat Creation Programs will mitigate 

development impacts. 

e. Riparian Habitat Creation Program: 

Golf course and visitor-serving development in PA lOA, PA lOB, PA 13A, PA 13B, PA 

13C, PA 13D, PA 13E, and PA 13F will modify drainage courses that are presently 

degraded. Any habitat impacts resulting from drainage course modifications will be 

mitigated by the Riparian Habitat Creation Program and the Open Space Dedication 

Programs. 

3. EROSION CONTROL AND URBAN RUNOFF 

The primary measure for minimizing potential erosion and urban runoff impacts is the 

permanent preservation in open space of over ~zz:l of The ~Iiiia Coast. 

Additionally, specific development standards assure that, to the extent feasible, unavoidable 

impacts within the development areas are mitigated. 

The major objective of the Erosion and Urban Runoff Management Policies for The 

lf:¥.iBeft~lll Coast is to assure that erosion and runoff rates do not significantly exceed 

natural rates, while at the same time assuring sand replenishment provided within the coastal 

watershed is maintained (The IrviBef,!ll£1, Coast littoral "cell" is limited and partially 

dependent on the local watershed for sand replenishment.) 
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may be rented separately and which may connect with a central living area that may 

include cooking facilities.) Traditional hotels with guest rooms~~ combine with 

individual studio, one bedroom and multiple bedroom units to offer a spectrum of accom

modations to suit varying lengths of stay, family sizes, and personal preferences. 

Recreational amenities within the resort will include golf course(s), beach access, 

swimming pool(s), tennis courts, health spa(s), and other facilities. Commercial retail uses 

and a variety of restaurants will serve the needs of guests and day-use visitors and help 

create a setting and sense of place for an active resort community. Meeting rooms and 

conference space and facilities will be included to serve group activities. 

The destination resort planned for Pelican Hill has the potential for serving a much broader 

range of visitors than hotel developments recently completed in southern Orange County 

and in other coastal areas such as Long Beach. By providing facilities capable of serving 

families and other types of users who may wish to stay for several days or more, the 

destination resort will function in a manner comparable to major resorts in Hawaii, 

Colorado ski areas, Lake Tahoe, Silverado in the Napa Valley, and Sun River in Oregon. 

The inclusion of overnight'ffi§S accommodations which can provide multiple bedrooms 

and also contain kitchen facilities allows for family use in ways that are not generally 

accommodated in traditional hotels. Because food costs are a significant aspect of family 

travel costs, the ability to prepare meals within the accommodation and to provide facilities 

for children creates a type of overnight'ffilt~ facility used in other settings on the 

California Coast such as Monterey Dunes Colony in Monterey County, Pajaro Dunes in 

Santa Cruz County, and Sea Ranch in Sonoma County. Likewise, these types of 

accommodations can be more attractive to other long-term visitors than are traditional hotel 

rooms. Presently there is no true destination resort on the Orange County coast which 

complements the visitor attractions provided by local beaches and the communities of 

Laguna Beach and Newport Beach in a manner comparable to Pebble Beach in Monterey. 

The Pelican Hill destination resort will provide a golf course "greenbelt", vistas of the 

ocean, access to the beach, and a wide variety of accommodations, all of which combine 

to carry out the strong Coastal Act policies of supporting visitor use of the coast. 
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d. Enhancement of Inland Views: 

The creation of a destination resort at Pelican Hill also serves as a means of enhancing 

inland views. The combination of Planning Areas PA 13A, PA 13B, PA 13C, PA 13D, 

PA 13E, and PA 13F as an integral component of the golf course/visitor-serving complex 

provides the development basis for shifting residential areas off the Pelican Hill foreslopes 

onto the Pelican Hill ridgetop. Thus, the shift in land use from estate residential uses, 

contained in the 1981 Irvine Coast Land Use Plan, to a destination resort makes it feasible 

to locate the golf course/greenbelt so that it enhances much of the inland coastal viewshed. 

e. Traffic Benefits Deriving From Visitor-Support Facilities: 

The location of visitor-serving facilities in the Pelican Hill and ~Witf'\!iib~ 
-:·:·:-:·:·:·:·:·:-:.:.:.:-:.:-:.:-:-:-:-:-:-:-:-;-:-:-:-:.;-:.:<<<·:-:-:-:-:-:-:-: 

Canyon areas will decrease traffic impacts on local communities by providing convenient 

overnighqfj~ ~W~~I':-f$ii.~g facilities for users of Crystal Cove State Park. Park users 
·.·.'.'.·.·-·.•,•,•,•,•,•,•.-...· '•'•'•'•'•'•'•'•'•'•'--,•.•,•.<·.·.·,·,•:C,•,•,•,•.•,•,•.•,•,•.·.·.·.· 

would otherwise be forced to fmd accommodations in Laguna Beach or Newport Beach, 

thus driving through those communities on their way to and from the State Park. The 

provision of extensive day-use facilities will also diminish automobile traffic movement by 

providing food and other services readily available to park users. By concentrating 

development at the Pelican Hill and ~~;;~11mJ!JI!H Canyon locations, the use of 

existing transit facilities operating between Laguna Beach and Newport Beach along Pacific 

Coast Highway will be encouraged and enhanced. The destination resort concept further 

reduces traffic impacts by providing a wide range of on-site recreational amenities. Traffic 

generation figures obtained from comparable destination resorts and set forth in the "Irvine 

Coastal Area Traffic Study" (February, 1987; see Appendices 3 & 4) indicate a much 

lower trip generation profile than for individual hotels. Shuttle service provided as part 

of normal hotel operations will also help to decrease new trips between John Wayne 

Airport and the site. 
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becomes a direct access route for inland-generated traffic to the recreation areas of The 

IPriBeliiiml Coast. 

By connecting the State Park entry at Pelican Point to the coastal hills, and joining MacArthur 

Boulevard~ south of the University of California at Irvine campus, it reduces the need to use 

Pacific Coast Highway as a distribution route for inland traffic that would otherwise come from 

MacArthur Boulevard and Laguna Canyon Road. In particular, Peliellfl HHl Roadl!!tlf~ 

§§i~::j:l;{l~ in effect increases PCH capacity through Corona· del Mar by providing a direct 

link between down-coast residential areas and major inland destinations, including employment 

centers and the UCI campus. 

Because recreational traffic and commuter traffic generally flow in opposite directions in the 

morning and evening (i.e., morning commuter traffic flows toward the inland employment 

centers, while morning recreational traffic flows toward the coast; with reversed flow patterns 

in the evening), Peliellfl HHl Roadl$ltml!l§§i!ji§i!;i will provide significant new recreational 

access capacity. 

In addition to its recreational access function, Pelieaa Hill Roadfii!PI!~Iili:mi!i~lf!f:~ will 

provide direct access from The IPriBe:§i'lll Coast to the commercial centers of Orange 

County. It will have capacity well in excess of that required to accommodate the development 

of The lf:¥taeli'lli Coast, and as a result will reduce traffic levels through Corona del Mar. 

Thus, the circulation improvements provided for in The lr¥iB:el~t~ Coast LCP provide 

sufficient capacity to "accommodate needs generated by development", consistent with the 

requirements of Coastal Act Section 30254, while at the same time enhancing public 

recreational access. 

S&B:tl Caayoa AveHH~ ·.vHl prmriEie adeiaoB:al reereatioaal access eapaeily, aftd will be 

processed at tB:e time adjoiB:Hlg developmeat is HB:dertakea. 
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CHAPTER3 

RESOURCE CONSERVATION AND MANAGEMENT POLICIES 

This Chapter sets forth policies for the conservation and management of resources within The 

lf.:¥4Be§:!~ Coast Planned Community. Policies are organized in the following sequence: 

• A phased dedication program for 2,666 acres of public "wilderness" open space and interim 
management policies during program implementation; 

• A dedication program for approximately M*if:i:tf:ifg acres of public "special use" open space; 

• Recreation/open space management policies for The Irvine Coast Wilderness Regional Park, 
as well as for other open space/passive recreation areas within the community; 

• Policies related to the four different types of Environmental Sensitive Habitat Areas (ESHA's) 
within The fl:.¥mellll~ Coast; 

• Specific programs for the protection of cultural (archaeological and paleontological) resources; 
and 

• Policies to protect resources from erosion, sedimentation, and runoff, and to guide grading and 
the treatment of the interface edge between development and open space, including fuel 
modification programs required for fire safety. 

A. DEDICATION PROGRAM REQUIREMENTS AND PROCEDURES 

1. WILDERNESS OPEN SPACE 

The landowner shall dedicate Planning Areas PA 18, PA 19, PA 21A, PA 21B, PA 21C, and 

PA 21D to the County of Orange as development of residential and commercial areas occurs, 

in accordance with the following policies and procedures.~ 
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a. Lands to be Dedicated: 

The Dedication Area includes approximately 2,666 acres in Planning Areas PA 18, PA 19, 

PA 21A, PA 21B, PA 21C, and PA 21D. In order to facilitate resource management, 

public access and acceptance by the County of portions of the dedication in phases, the 

Dedication Area has been divided into four Management Units. Acceptance by Designated 

Offerees of Management Units shall occur in numerical sequence as shown on Exhibit I. 

"Designated Offerees" are those agencies and organizations described in Subsection b-3) 

below. 

In order to accommodate open space management objectives and the topographic 

characteristics of the Dedication Area, minor adjustments to the boundaries of the 

Management Units may be made by agreement of the landowner, the County, and the 

Coastal Commission and shall be treated as a minor amendment to this Plan at the direction 

of the Executive Director of the Commission. 

b. Procedures for Conveyance of Title: 

l) Recordation of the Offer 

a) Timins of Recordation: No later than ten (10) working days following the later 

of the following two events (1) the expiration of all statutes of limitation 

applicable to a legal challenge to certification of the LCP and the approval of a 

Development Agreement or "other mechanism" (as described below) by the 

County and the landowner, without any legal challenge having been ftled, and (2) 

the date when both the foregoing certification and approval have become effective, 

the landowner shall record an Offer of Dedication for a term of thirty (30) years 

for the entire 2,666-acre Dedication Area. The term "or other mechanism" means 

that if County or landowner determines not to enter into a Development 

Agreement, then an "other mechanism" providing equivalent assurances of 

certainty of development will be entered into between the County and landowner 

as a condition precedent to the recording of the offer; upon entering into such an 
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agreement (i.e.f: "other mechanism"), County and landowner shall jointly publish 

a public notice that the 10 working days time period for recording the offer has 

commenced. Notwithstanding the first sentence of this paragraph, the landowner 

may, at its sole discretion proceed to record the Offer at any time earlier than 

provided in this paragraph. 

b) Effect of Legal Challenge: In the event of a legal challenge to the certification of 

the LCP and/or the validity of a Development Agreement or "other mechanism," 

the landowner is obligated to record the offer only at such time as the earlier of 

either of the following occurs: (1) the landowner proceeds to commence 

development (as defined in the Coastal Act of 1976) in the Plan area pursuant to 

a Coastal Development Permi~ or (2) the County succeeds in obtaining a flna1 

court ruling, not subject to further judicial review, affm:ning the validity of the 

approval challenged in the litigation, thereby enabling the landowner to proceed 

with development on the basis of the LCP as approved and certified by the Coastal 

Commission. 

c) Recorded Offer as Pre-Condition to Development: The County will not provide 

final authorization to proceed with development pursuant to any Coastal 

Development Permit in the Plan area prior to recordation of the Offer (e.g., a 

subdivision map or final grading permits may be approved conditioned upon 

recordation of the Offer). 

2) Timing of Acceptance of Dedication Offer 

The Offer of Dedication will provide that the title for each Management Unit shall be 

automatically conveyed upon acceptance, as specified in Section "a)" above and in 

Section "b)(3)" below, as follows: 

a) Management Unit I may be accepted only after the issuance of the first grading 

permit authorizing (initial) grading in any residential, commercial, or golf course 

planning area§ (as identified in Exhibit E) other than for a Coastal Development 
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Permit providing for the construction of Pelieafl Hill Reaai~Bm:il!fil~il:m§¥~; 

and 

b) One remaining Management Unit may be accepted only in numerical sequence and 

only as follows for each of the development increments listed below: 

(1) Ninety days following issuance of building permits for a cumulative total of 

1,000 primary residential dwelling units; 

(2) Ninety days following issuance of building permits for a cumulative total of 

2,000 primary residential dwelling units; and 

(3) Ninety days following issuance of building permits for (a) a cumulative total 

of 1 ,500 overnightffll~ accommodations (as defmed in LUP Subsection 4-

A-1-a and 4-A-2-a and in accordance with the intensity formula specified in 

LUP Subsection 4-A-1-b-4) or (b) a cumulative total of 80 percent of the 2.66 

million square feet of development allowed in PA 13 (pursuant to LUP 

Chapter 4-A-1-b), whichever first occurs. 

3) Designated Offerees 

At such time as any Management Units may be accepted as provided in Subsection b-

2)-a) or b-2)-b above, the County of Orange, acting on its own behalf or through its 

designee(s}, will have three (3) years to accept the Offer of such Management Unit(s), 

after which time the State of California either through the California Department of 

Parks and Recreation or the California Coastal Conservancy will have three (3) years 

to accept the Offer of Dedication. If the aforementioned public agencies have not 

accepted the Offer as specified, the Trust for Public Land or the National Audubon 

Society will have one (1) year to accept the Offer of Dedication. If none of these 

public or non-profit entities has accepted title to the Management Unit(s) within these 

timeframes, the Executive Director of the California Coastal Commission, following 

consultation with the County, shall be entitled to nominate, no later than ninety (90) 
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days thereafter, another non-profit entity as a Designated Offeree; the alternative non

profit entity nominated by the Executive Director may become a Designated Offeree 

only if determined to be mutually acceptable to the Coastal Commission, the County, 

and the landowner, and shall thereafter be required to accept the Offer(s) within six 

(6) months of the landowner's determination of acceptability. In the event that the 

Executive Director of the California Coastal Commission designates such alternative 

non-profit entity, none of the aforementioned parties shall unreasonably withhold 

approval of that entity, provided that it has the demonstrated financial capacity and 

management experience to undertake management of the dedication area in question. 

If, pursuant to the foregoing procedures, none of the public or non-profit entities has 

accepted said Offer{s) within these timeframes, the landowner will regain full title and 

unencumbered use of the offered land constituting the Management Unit{s) subject to 

LCP land use designations; provided that the landowner may seek an LCP amendment 

regarding future use(s) of these lands. 

4) Effects of Legal Action Preventing Development and Proportional Dedication 

a) Acceptance Conditioned on Vesting: Acceptance of the four Management Units 

identified in the Offer of Dedication pursuant to Subsection b )-2) above, will be 

qualified by the requirement that the conveyance of title shall not occur if the 

landowner is prevented from vesting the right to develop the cumulative residential 

dwelling unit/overnigh'ill:l accommodation levels as specified in Subsection b)-

2) above by operation of federal, State or local law, or by any court decision 

rescinding, blocking or otherwise adversely affecting the landowner's 

governmental entitlement to develop said units. At any time that the landowner 

is subsequently entitled to proceed with development in the manner specified in 

the approved LCP, all dedication requirements and provisions shall be 

automatically reinstated provided that the term of the Offer has not been exceeded. 

b) Development Halted for Ten (10) Years: Notwithstanding the last sentence of 

Subsection a) above, if the landowner is prevented from proceeding with 

development (i.e., legally unable to undertake development for the reasons 
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identified in Subsection a) above) for an uninterrupted period of ten (10) years, 

the right to accept shall be suspended as it applies to the Management Unit(s) 

correlated with the type of development so halted (e.g., if the entitlement to 

develop overnigh!fttif~ accommodations has been halted for ten (10) years, the 

right of the Designated Offeree(s) to accept the Management Unit correlated with 

that development shall automatically be suspended). In such event, the right to 

undertake that type of development pursuant to the LCP shall likewise be 

suspended unless and until the landowner is legally authorized to proceed with that 

type of development previously halted. If the right to undertake any development 

pursuant to the LCP is halted as provided herein for a period of ten ( 1 0) years in 

any fifteen (15) year time period, the landowner shall have the right to terminate 

the Offer of Dedication and, in that event, the right to develop under the LCP 

shall automatically be suspended. 

c) Proportional Dedication: If the landowner has not been able to undertake the 

aforementioned development for a period of ten (10) years, the Designated 

Offeree(s) may only accept a proportional dedication in accordance with the 

following ratio: 

Proportional Dedication - For each unit for which the landowner has received a 

certificate of occupancy, the Designated Offeree(s) may accept dedications in 

ratios of .76 acre for each such residential unit and .31 acre for each visitor 

accommodation unit or per each 1400 sq. ft. increment of the 2.66 million sq. ft. 

intensity allowed in PA 13 (whichever intensity level is achieved first). 

Dedication areas accepted pursuant to the above proportional dedication 

requirement shall be located in accordance with the Management Unit sequencing 

identified on Exhibit I, with the precise location of the acreage to be contiguous 

with a previously accepted dedication area and/or adjacent to publicly owned 

park/open space land, and as specified by the accepting Designated Offeree(s) 

following consultation with the landowner. 
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d) Management Unit I Reversion: In the event that the landowner is prevented, as 

specified in Subsection 4)-a) above, from completing (i.e., receiving certificates 

of use and occupancy for) the first one thousand (1,000) primary residential 

dwelling units, title to any lands accepted the by the Designated Offeree(s) in 

Management Unit I in excess of the Proportional Dedication ratio as applied to 

completed units shall revert to the landowner within six (6) months of the 

occurrence of the specified legal impediments to development. 

5) Dedication Commitments - Effect of Landowner Delay in Development 

a) Areas Graded but Not Completed: For any development area that has been 

graded and remained unimproved (i.e., without streets, infrastructure, and 

permanent drainage systems) for a period of five (5) years following the 

commencement of grading, the Designated Offeree(s) may accept a dedication area 

in accordance with the proportional dedication formula in Subsection.4)-c) above, 

with the application of the formula based on the number of development units 

specified/authorized in the Coastal Development Permit which served as the 

governmental authorization for the grading activity. This provision shall not apply 

where the delay in vesting development rights on the land area in question has 

occurred as a result of the operation of federal, State or local law, or by any court 

decision rescinding, blocking, or otherwise adversely affecting the landowner's 

governmental entitlement to develop the specified units on said land area. 

b) Fifteen 05) Year Deadline for Completing All Dedications: All dedication 

increments that have not been eligible for acceptance pursuant to the provisions 

of Subsection 2) above may be accepted fifteen (15) years after the recording of 

the Offer of Dedication. Provided, however, that in the event the landowner is 

prevented from proceeding with development (i.e., unable to proceed voluntarily) 

by operation of federal, State, or local law, or by any court decision rescinding, 

blocking, or otherwise adversely affecting the landowner's governmental 

entitlement to develop, the fifteen (15) year timeframe for completing all 

acceptances of dedication increments shall be extended by a time period equal to 
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the amount of time the right to proceed with development has been suspended. 

This provision extending the ftfteen (15) year time period shall not apply where 

the development project has been halted by a final, non-appealable court decision 

based upon the failure of the development project to comply with the certified 

LCP and/or CEQA. In the event the landowner becomes subject to a federal, 

State or local law, or any court decision which limits the allowable number of 

building permits which may be approved or issued· each year (or within a given 

time period), the fifteen (15) year time frame for completing all acceptances of 

dedication increments shall be extended by a time period equal to the amount of 

time necessary for the landowner to obtain the maximum allowed building permits 

per year to complete the total development by the LCP; if the foregoing extension 

of the fifteen (15) year time period would exceed the term of the Offer, the 

landowner may either extend the term of the Offer or allow the Offer and any 

remaining entitlement at that time pursuant to the LCP to expire. 

6) Acceptance of Dedication Increments 

The acceptance of dedication increments shall be conditioned on a requirement that the 

dedication lands may be used only for purposes consistent with land uses allowed in 

the certified LCP and may be conveyed subsequent to the initial acceptance only to 

other Designated Offerees. 

7) Dedication Area Access 

Access to the dedication areas prior to any acceptance shall be limited to the County 

or other Designated Offeree (in the event that County's acceptance period for a 

particular Management Unit(s) has expired), its employees, licensees, representatives, 

and independent contractors acting within the scope of their employment by the County 

or other Designated Offeree solely for the purposes of surveying, mapping and 

planning activities related to future management of the dedication areas. Any such 

access shall be subject to landowner entry permit requirements regarding personal 

liability and personal security. 
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8) Property Description 

A detailed property description for each Management Unit shall be set forth in the 

Offer of Dedication. 

2. SPECIAL USE OPEN SPACE 

The landowner shall dedicate Planning Areas PA llA, PA 12A, aa& PA 12Ef,]:il,l::::t~lilli!ll 

• to the County of Orange g::ll;;~l,i1ii1111;BIIIIj!-[I)::Jtll~::g:::maa 

~!'l~::llll:i:l'!lfllj as development of abutting residential areas occurs. The landowner 

shall receive local park credit for not less than five (5) acres of special use open space 

dedication. Area(s) designated as special use park shall be made separate parcels suitable for 

transfer to any succeeding city or local park operating agency in accordance with the following 

policies and procedures. 

a. Prior to or concurrent with the recordation of the frrst final development map, other than 

a large-lot subdivision in PA lA, PA lB, or PA 2A, the landowner shall record an Offer 

of Dedication for PA llA!. 

b. Prior to or concurrent with the recordation of the frrst final development map, other than 

a large-lot subdivision in PA lC, PA 2B, PA 2C, PA 5, PA 4A, or PA 3A, the landowner 

shall record an Offer of Dedication for PA 12A~. 

c. Prior to or concurrent with the recordation of the first final development map, other than 

a large-lot subdivision in I~Wi!Ji~ PA 4B, PA 5, or PA 6, the landowner shall record an 
:::::~:::::::::::::::::::~-:~<:::.: 

Offer of Dedication for PA 12E. 

~~::i;::::::::~~~J~11,·1f;am•~•~~~~;:a;;t,~l!i~Rlilli:::R(t~•~'::!Rl-~::,•f,:~~•::ra 

!!iiiii~::IBIIIB!III::i~l~::::mt:::~~mi!B:IIl:::ff&:ll:ilt!ilfll1il~!lliiillltt!'!ll 
:~:~~:~: 
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11!.11* 

f::.l.i, The above offers shall be irrevocable continuing offers of dedication to the County of 

Orange or its designee for park purposes in a form approved by the Manager, EMA

Harbors, Beaches and Parks/Program Planning Division, suitable for recording fee 

title. The offers shall be free and clear of money and all other encumbrances, liens, 

leases, fees, easements (recorded and unrecorded), assessments and unpaid taxes in a 

manner meeting the approval of the Manager, EMA Harbors, Beaches and Parks 

Program Planning Division. The offers shall be in a form that can be accepted for 

transfer of fee title at any time by the County. 

Notwithstanding the above procedures, offers of dedication may be made in a Parcel 

A and Parcel B sequence. Parcel A shall contain, to the greatest extent possible, the 

area to be included in the dedication and shall be offered for dedication at the time 

specified in Subsection a, b, and c above. The boundaries of Parcel A shall be 

determined through a review of the physical characteristics of the total planning area 

required for dedication excluding only those areas where the boundary for public open 

space cannot feasibly be determined until fmal development maps are processed. The 

boundaries of Parcel B shall be refmed and offered for dedication upon the recordation 

of subsequent fmal maps for planning areas abutting the area to be dedicated. When 

appropriate, areas containing urban edge treatments, fuel modification areas, roads, 

manufactured slopes, and similar uses may be offered for dedication as scenic 

easements. 
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B. INTERIM CONSERVATION MANAGEMENT POLICIES 

Most of the Conservation lands are currently under private ownership and will be transferred in 

increments to a public agency over time. Prior to transfer, the landowner will be responsible for 

maintenance and management of these lands. 

The following policies provide an interim management program which will preserve natural resources 

for future public stewardship in an economically sound manner by maintaining the lands in their 

current condition. Notwithstanding the provisions of the Conservation category, the following 

policies shall apply to lands designated Conservation while they remain in private ownership. No 

new development will occur, except for improvements to existing facilities, new fences, and fire, 

flood and erosion control facilities and as provided below: 

1. The landowner may continue existing agriculture uses including cattle grazing and may 

construct and maintain any fencing, firebreaks, fuel modification zones, water pipes, cattle

watering facilities, and access roads necessary for the continued use and protection of the 

property. 

2. New fences will be designed so that wildlife, except large mammals such as deer, can pass 

through. 

3. No alteration to existing stream courses or landforms in Emerald Canyon will occur except as 

necessary to provide fire protection. 

4. No excavations of archaeological and paleontological sites will be permitted except as required 

by public safety and/or utilities facilities and in accordance with the policies set forth in 

Sections G and H of this chapter. 

5. Landform alterations are allowed in the Conservation Area to the extent required to 

accommodate realignment, improvement, and/or widening of Laguna Canyon Road and 

associated improvements and shall conform with the requirements ofLUP Section 1-4-E-20 for 

any such project. 
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6. No agricultural practice shall aggravate known or suspected land management problems such 

as the spread of non-native plants, soil erosion, or the deterioration of sensitive environmental 

habitats. 

C. RECREATION/OPEN SPACE MANAGEMENT POLICIES 

1. Irvine Coast Wilderness Regional Park (PA 18, PA 19, PA 21A, PA 21B, PA 21C, and PA 

21D) 

The lf¥t:Hefi:,jl9t' Coast open space system will be preserved through the Conservation and 

Recreation land use designations and implementing policies. The intent of these land use 

categories is consistent with the Orange County General Plan's "Recreation Element" (REC) 

which assigns wilderness regional park status to The Irvine Coast Wilderness Open Space 

dedication area. 

The Recreation Element defines "wilderness regional park" as: 

"A regional park in which the land retains its primeval character with minimal 

improvements and which is managed and protected to preserve natural processes. 

The park, (1) generally appears to have been affected primarily by forces of 

nature, with the imprint of man's work substantially unnoticeable; (2) has 

outstanding opportunities for solitude or a primitive and unconfmed type of 

recreation; (3) is of sufficient size as to make practicable its preservation and use 

in an unimpaired condition; and (4) may also contain ecological, geological, or 

other features of scientific, educational, scenic or historical value." 

The Orange County General Plan's "Recreation Element" contains the resource management 

and development policy for such wilderness regional park facilities which is incorporated into 

this Local Coastal Program. The policy (REC, p.4-8) permits, (1) only restricted hardscape 

and domestication appropriate to provide access and enjoyment/observation of natural resources 

and processes, (2) interpretive programs, and (3) park concessions. Park concessions within PA 

18 and PA 19 will be limited to uses which support passive recreation activities such as riding, 
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hiking, picnicking, and camping, and may be operated as a regional park concession by a 

limited commercial venture under contract to the public agency. 

Additional land use policies for subareas within the wilderness regional park are applicable to 

each specific planning area as follows: 

a. Plannin& Area PA 18 (Upper Emerald Canyon): 

1) Principal pennitted use includes riding and hiking trails, picnicking, and passive 

recreation facilities such as viewpoints and rest stops. 

2) Except for emergency and maintenance vehicles, vehicles will be prohibited in the 

canyon bottom. 

3) Where feasible, trails and roads will incorporate existing trails and roads. 

4) No more than one (1) percent of the total land area will be developed with structures, 

pavement, or other impervious materials. 

5) Stream courses in Emerald Canyon and significant riparian vegetation will be 

maintained or enhanced. 

b. Plannin& Area PA 19 (Upper Emerald Rid&e): 

1) Principal pennitted use includes parking associated with park use, tent camping, 

stables, youth hostels, riding and hiking trails, and picnicking. 

2) Where feasible, trails and roads will incorporate existing trails and roads. 

3) Access roads will be limited to two lanes. 
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4) No more than 10 percent of the total land area will be developed with structures, 

pavements, or other impervious materials. 

5) Recreation improvements will allow wildlife movement across portions of Moro and 

Emerald Ridges. 

c. Planning Areas PA 21A, PA 21B. PA 21C. and PA 21D: 

1) Principal permitted use includes those uses which are of a passive recreational nature 

(such as viewpoints), of limited active recreational nature (such as riding and hiking 

trails), which are concerned with scientific study and interpretation, or involve public 

safety, facilities, and utilities. 

2) Wildlife habitats will be preserved by controlling human access to Emerald and Moro 

Canyons. 

3) Key areas of chaparral and coastal sage will be protected from human intrusion. 

4) Stream courses in Emerald and Moro Canyons will be retained in a natural state or 

enhanced. 

5) Significant riparian areas will be preserved as sources of shelter and water for wildlife. 

6) Improvements will be compatible with the natural environment and will not damage 

landforms, vegetation, or wildlife to any significant degree. 

7) All archaeological sites and paleontological sites will be preserved except sites 

impacted by public safety and/or utilities facilities. 

8) Any buffer areas necessary for the protection of habitat are located within the 

Conservation category. 
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9) All existing trees will be preserved in Moro, Emerald, and Laguna Canyons except as 

required for new public trails, infrastructure, and/or roads. 

1 0) Lands within 350 feet of Laguna Canyon Road and less than 30 percent slope may be 

used for trail heads, recreation staging areas, public utilities, drainage, flood and 

erosion control facilities, and other similar public uses. Development of these areas 

for such uses shall not constitute· a significant effect on landform, vegetation, or 

wildlife for purposes of Policy 2, 3, and/or 4 above. 

11) Landform alterations are allowed in the Conservation Area to the extent required to 

accommodate realignment, improvement, and/or widening of Laguna Canyon Road 

and associated improvements and the requirements ofLCP Subsection 1-4-E-20 for any 

such project. 

12) Access roads are permitted and will be limited to two lanes or a total of 20 feet in 

width. Where possible, trails and roads will use existing trails and roads (i.e., for 

park operations, maintenance, and emergency access vehicles). 

2. Buck Gully, Los Trancos/Muddy Canyons, and Pelican/Wisheeae Hill Areas 

In addition to the Wilderness Open Space Dedication Area (Irvine Coast Wilderness Regional 

Park), environmentally sensitive areas within the development zone ~tf9f::::~m::Jlllilt1 

m£B~I\m1Jlllll!iii!JII,. including Buck Gully, Los Trancos and Muddy Canyons, and 

portions of the Pelican aB4 WisBaeBe Hill frontal areas will be preserved in open space, with 

opportunities for "special use" recreation within Planning Areas PA llA, PA 12A, and PA 

12E. 
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a. Planning Areas PAllA and PA llB (Buck Gully and the frontal slopes of Pelican 

mm: 

1) Principal permitted use includes passive parks, riding and hiking trails, bikeways, 

drainage control facilities, water and sewer facilities, access and maintenance roads, 

and utilities. 

2) Recreation lands in PA llA shall be dedicated to, and owned and maintained by, the 

County of Orange or other designated public agency. Recreation lands in PA llB may 

be owned and maintained by homeowner associations, adjoining property owners, 

special assessment districts, the County of Orange and/or other appropriate public 

agencies. 

3) Residential lot lines from adjoining properties may extend into PA llB, but not into 

PAllA. 

4) Natural landforms will be retained by locating recreational facilities in the flatter 

portions of the canyon bottom, and so as not to interfere with natural stream courses 

or riparian vegetation. 

5) A maximum of2% of the total lands designated in PAllA and PA llB category may 

be developed with impervious surfaces (i.e., trails, roads, recreation facilities, etc.). 

6) Recreational facilities m:-(1~-~~~~tR'i~JIIl::•~:il!l will be located on-~ 

Ill slopes generally less than 30%. 

7) Except for emergency and maintenance vehicles, vehicular access will be prohibited. 

8) Archaeological and paleontological sites will be preserved except where necessary to 

provide public safety and/or utilities facilities. 
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b. Planning Areas PA 12A. PA 12B, PA 12C, PA 12D. PA 12E. PA 12H and PA 121 (Los 

Trancos/Muddy Canyonsl aBEl-the frontal slopes of !Ill Wishbone HilJiil::::~~~~~ 

-): 

1) Principal permitted use includes passive parks J.i!lll!llllri:!~f~:::glili.liB:!IIf: 

f:ill'!i8iR§1)1!l:lftlll\Bl· riding and hiking trails, bikeways, drainage control 

facilities, water and sewer facilities, access and maintenance roads, utilities, parking 

and staging areas. 

2) Recreation lands in PA 12A, aB&-PA 12Bti,ill:1~i!li'~ll1ll,ll:::~:!J, shall be dedicated to, 

and owned and maintained by the County of Orange. Recreation lands in PA 12B, PA 

12C, and PA 12D may be owned and maintained by homeowner associations, 

adjoining property owners, special assessment districts, the County of Orange and/or 

other appropriate public agencies. 

3) A maximum of 1% of the total lands in PA 12A, Pt'\ 128, Pt'\ 12C, PA 12D, a:B6-PA 

12E llil'~f,~'l may be developed with impervious surfaces (i.e., structures, roads, 

recreation facilities, etc.). 

~~~m::wima~::::l~:ttm;~!fl:::m~;:~m~~i:!lli~:~~~:::f~:~tlilj:~l~~~:;::r;t~~i~~~;tl!:::m;:::~:l:i!i~~~:::m 

l'=i1jlillllimiiliB]jll,fill:~~:::ililiiliilill)llit!l!liliil!!!lllll~ 

41 ~~ Recreational facilities lllllR!If~l,ijfl~~a~~\ftflllill will be located on 1111 
IIJi slopes generally less than 30%. 

~ ll Archaeological and paleontological sites will be preserved except where necessary to 

provide public safety and/or utilities facilities. 

9j- 7~ Local roads and associated infrastructure connecting PA 3A, PA 3B, PA 4A, and PA 
:::::: .. ;: 

4B will be permitted through PA 12B. aB6 PA 12C. 
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=11 8). Landform alterations are allowed in Rl:i~~~;. PA 12B, PA 12C, aBti PA 12D ~C.OIA. 
:·:·:·.·> ·.·.·.·.·.·.-................. ••••••·•·••••••• .•••. ·.·,·.-:.•.•,•,•,•,•,•,·,·.·-· 

:JIB to the extent required to accommodate realignment and construction of local 

collector roads, San Joaquin Hills Road, and/or the San Joaquin Hills Transportation 

Corridor 11\flf~SII::~fliiii~· as provided in a ftnal Coastal Development Permit 

for any such f'eaEl projec~. 

81 ~) Residential lot lines from adjoining properties may extend into PA 12B, PA 12C, and 

PA 12D, but not into PA 12A~\ e£-PA 12E~lll,l;\iii!ll~iif!j\ifiJ~:~E~· 

D. CATEGORY "A" & "B" ENVIRONMENTALLY SENSITIVE HABITAT AREA 
POLICIES 

The following policies apply to Category A and B ESHA's only, as delineated on Exhibit H. 

1. ~~R~R~i[qj::;,,::e§ll,li!~i:!li!W~i~~\:11~ +~e natural drainage courses and natural 

springs will be preserved in their existing state. All development permitted in Category A and 

B ESHA' s shall be set back a minimum of 50 feet from the edge of the riparian habitat except 

as provided for in the following subsections. If compliance with the setback standards 

precludes proposed development which is found to be sited in the least environmentally 

damaging and feasible location, then the setback distance may be reduced accordingly. 

a. Where existing access roads and trails cross streams, where emergency roads are required 

by State or County fire officials, and/or where access roads are required to serve 

residential units !lit r~Ya!ii!:IJ,UII in Muddy Canyon, the drainage course may be 

modifted to allow the construction and maintenance of existing or new road or trail 

crossings. Such modification shall be the least physical alteration required to maintain an 

existing road or to construct a new road or trail, and shall be undertaken, to the extent 

feasible, in areas involving the least adverse impact to stream and riparian habitat values. 

b. Where drainage and erosion control and related facilities are needed for new development 

and/or to protect the drainage course, the drainage course may be modifted to allow con

struction of such facilities. Modification shall be limited to the least physical alteration 

required to construct and maintain such facilities, and shall be undertaken, to the extent 
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feasible, in areas involving the least adverse impact to the drainage course. Where 

feasible, drainage and erosion control and related facilities will be located outside the 

drainage course. 

c. Where the construction ef Pelie8:ft HiH Read 8:ft:ti S8:BEl CS:ftYeB A:Yeauei require§ filling 

or other modification of drainage courses substantially as shown in Exhibit L 8ftEi.-N., 

drainage courses may be modified. 

d. Where the construction of local collectors:~ eeBBeeliftg te S8:ftti Canyea AYeftl:lei 8:ftti/er San 

Jea<Jl:lm Hills Readlllillllliiill~llfi~Rlliitlllllillll require! filling or other 

modifications of drainage courses in PA 6, PA 12C, and/or the upper portion of PA 12A 

and where the alignment is shown to be the least environmentally damaging feasible 

alternative, drainage courses may be modified. 

e. Where access roads and trails exist or where new emergency roads are required by State 

or County fire officials, vegetation may be removed in the maintenance or construction of 

such roads and trails. Any required vegetation removal will be minimized. 

f. To the extent necessary, existing riparian vegetation may be thinned or selectively removed 

when required for habitat enhancement and/or fire control. Existing vegetation which is 

not classified as riparian may also be removed. 

g. Where drainage and erosion control and related facilities are needed to implement the 

Master Drainage and Runoff Management Plan and related programs, vegetation may be 

removed in the construction and maintenance of such facilities. Vegetation removal will 

be limited to the least required to construct and maintain such facilities and shall be 

undertaken, to the extent feasible, in areas involving the least adverse impact to riparian 

vegetation. Where feasible, drainage and erosion control and related facilities will be 

located outside areas containing riparian vegetation. 
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2. Where feasible, the separation of scrub and chaparral from riparian habitats will be avoided. 

Vegetation offering escape cover will be allowed adjacent to riparian areas wherever feasible. 

3. Nothing in this section shall require the replacement or restoration of natural features which are 

destroyed or modified by natural causes such as fire, flood, erosion, and drought. 

4. Where golf cart and pedestrian path/bridge, and fairway trajectories for the golf course cross 

the USGS Drainage Course in PA lOB, vegetation may be selectively thinned, maintained, 

removed and/ or altered within areas of the setback to the extent necessary for golf course 

purposes. Any such vegetation removal or alteration will be minimized and mitigated by habitat 

enhancement measures in Los Trancos Canyon, and will be shown to be the least 

environmentally damaging feasible alteration. 

E. CATEGORY "C" ENVIRONMENTALLY SENSITIVE HABITAT AREA POLICIES 

The Category C ESHA, as delineated in Exhibit H, contains coastal waters which have been 

designated a Marine Life Refuge and an Area of Special Biological Significance. 

The Category C ESHA area is encompassed within Crystal Cove State Park. The protection of water 

quality in marine resource areas is subject to the authority of the State Water Resources Control 

Board. Protection of water quality is provided by the LCP· Runoff Policies and will be reviewed by 

the Regional Water Quality Control Board in conjunction with subsequent coastal development 

permits and related environmental impact reports (EIR's). 

A water quality monitoring program shall be submitted to the Regional Water Quality Control Board 

prior to initial implementing approvals f.or the golf course, for the purpose of monitoring runoff 
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entering the ocean as well as the riparian corridors!. Copies of the results of the monitoring 

program shall be forwarded to the Regional Water Quality Control Board and the County of Orange 

on a regular basis for their review to determine whether corrective action is required pursuant to the 

authority of said agencies. 

Use and application of chemicals on the golf course and other landscape areas shall be limited to 

those approved by State, County, and Federal agencies. The landowner shall be responsible for 

notifying tenants and/ or prospective initial purchasers of this requirement. 

F. CATEGORY "D" ENVIRONMENTALLY SENSITIVE HABITAT AREA POLICffiS 

1. PA lOA: All drainage courses will be modified. The Riparian Habitat Creation Program will 

mitigate any habitat values lost as a result of drainage course modification. 

2. PA lA, PA lB, PA lC, PA 2A, PA 2B, PA 2C, PA 3A, PA 3B, PA 4A, PA 4B, PA 6, PA 

8, PA 9, PA lOA, PA lOB, PA llA, PA 12A, PA 12B, PA 12C, PA 12D, PA 12E,I;5::::lwt~ 
:·:·:·:.:-:-:·:·:·:·:·:·:·:-;.;.;.;.:-:·:. 

lf:li!::f:~lf:mlliJJ,I)~IJti;]!,IJ~i!!flii!!lg~ PA 13A, PA 13B, PA 13C, PA 13D, PA 13E, PA 13F, 

PA 14, PA 16A, PA 16B, PA 20A, PA 20B, and PA 20C: Vegetation and drainage courses 

will be modified or eliminated by development. The Open Space Dedication Programs and 

Riparian Habitat Creation Program will mitigate any habitat values lost as a result of such 

drainage course modification or elimination. 

3. Construction of Peliean Hill Roaa, li;mfi!1!i:!ff:Rif\!1Bi 8ar.td Cflflyoa AveBue,W local 

collectors, and San Joaquin Hills Transportation Corridor will modify or eliminate vegetation 

and drainage courses. 
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G. ARCHAEOLOGICAL POLICIES 

1. ARCHAEOLOGICAL RECORDS SEARCH AND SURVEY 

Prior to initial implementation level approvals (i.e., Coastal Development Permit, Tentative 

Tract, Site Plan, etc., with the exception of a large-lot subdivision for only fmancial/convey

ance purposes), a County certified archaeologist shall be retained by the applicant to complete 

a literature and records search for recorded sites and previous surveys. In addition, a field sur

vey shall be conducted by a County-certified archaeologist unless the entire proposed project 

site has been documented as previously surveyed in a manner which meets the approval of the 

Manager, County of Orange EMA - Harbors, Beaches and Parks/Program Planning Division. 

A report of the literature and records search and the field survey shall be submitted to and 

approved by the Manager, County of Orange EMA - Harbors, Beaches and Parks/Program 

Planning Division. Mitigation measures may be required depending upon the recommendations 

of this report. 

2. ARCHAEOLOGICAL SUBSURFACE TEST AND SURFACE COLLECTION 

Prior to the issuance of a grading permit, a County-certified archaeologist shall be retained by 

the applicant to perform a subsurface test level investigation and surface collection as 

appropriate. The test level report evaluating the site shall include discussion of significance 

(depth, nature, condition, and extent of the resources), final mitigation recommendations, and 

cost estimates. Prior to the issuance of a grading permit and based on the report 

recommendations and County policy, fmal mitigation shall be carried out based upon a 

determination as to the site's disposition by the Manager, County of Orange EMA- Harbors, 

Beaches and Parks/Program Planning Division. Possible determinations include, but are not 

limited to, preservation, salvage, partial salvage or no mitigation necessary. 

Newport Coast LCP Second Amendment 
irvine\lcp\2ndamend\lupdoc\lup·2nd.005 1-3.23 



3. ARCHAEOLOGICAL SALVAGE 

If salvage or partial salvage is determined necessary by the Manager, County of Orange EMA -

Harbors, Beaches and Parks/Program Planning Division per subsection 2 above, prior to 

issuance of a grading permit, project applicant shall provide written evidence to the Chief, 

EMA-Regulation/Grading Section that a County-certified archaeologist has been retained to 

conduct salvage excavation of the archaeological resources in the permit area. A final report 

shall be submitted to and approved by the Manager, County of Orange EMA - Harbors, 

Beaches and Parks/Program Planning Division prior to any grading in the archaeological site 

areas. 

4. ARCHAEOLOGICAL RESOURCE SURVEILLANCE 

If on-site resources surveillance is determined necessary during grading per subsection 2 above 

by the Manager, Harbors, Beaches and Parks/Program Planning Division, prior to issuance of 

a grading permit, the project applicant shall provide written evidence to the Chief, EMA

Regulation!Grading Section that a County-certified archaeologist has been retained, shall be 

present at the pre-grading conference, shall establish procedures for archaeological resource 

surveillance, and shall establish, in cooperation with the project developer, procedures for 

temporarily halting or redirecting work to permit the sampling, identification, and evaluation 

of the artifacts as appropriate. If additional or unexpected archaeological features are 

discovered, the archaeologist shall report such findings to the project developer and to the 

Manager, County of Orange EMA- Harbors, Beaches and Parks/Program Planning Division. 

If the archaeological resources are found to be significant, the archaeological observer shall 

determine appropriate actions, in cooperation with the project developer, for exploration and/or 

salvage. These actions, as well as final mitigation and disposition of the resources, shall be 

subject to the approval of the Manager, County of Orange EMA - Harbors, Beaches and 

Parks/Program Planning Division. 

Except as may be limited by a future Costal Development Permit, on-site resource surveillance 

shall be provided for development grading operations in Planning Areas PA 3A, PA 3B, PA 

lOA, PA lOB, PA 13A, PA 13B, PA 13C, PA 13D, PA l3E, PA 13F, and PA 14. 
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H. PALEONTOLOGICAL POLICIES 

1. PALEONTOLOGICAL RECORDS SEARCH AND SURVEY 

Prior to initial implementation level approvals (i.e., Coastal Development Permit, Tentative 

Tract, Site Plan, etc., with the exception of a large-lot subdivision map for fmancial conveyance 

purposes), a County-certified paleontologist shall be retained by the applicant to complete 

literature and records search for recorded sites and previous surveys. In addition, a field 

survey shall be conducted by a County-certified paleontologist unless the entire proposed project 

site has been documented as previously surveyed in a manner which meets the approval of the 

Manager, County of Orange EMA - Harbors, Beaches and Parks/Program Planning Division. 

A report of the literature and records search and the field survey shall be submitted to and 

approved by the Manager, County of Orange EMA - Harbors, Beaches and Parks/Program 

Planning Division. Future mitigation shall depend upon the recommendations of this report. 

2. PALEONTOLOGICAL PREGRADING SALVAGE 

If pre-grading salvage is determined necessary per subsection 1 above by the Manager, County 

of Orange EMA- Harbors, Beaches and Parks/Program Planning Division, prior to issuance 

of a grading permit, the project applicant shall provide written evidence to the Chief, EMA

Regulation!Grading Section that a County-certified paleontologist has been retained by the 

applicant to conduct preconstruction salvage of the exposed resources. The paleontologist shall 

submit a follow-up report on survey methodology and findings to the Manager, County of 

Orange EMA - Harbors, Beaches and Parks/Program Planning Division for review and 

approval. 

3. PALEONTOLOGY RESOURCE SURVEILLANCE 

If on-site resource surveillance is determined necessary per subsection 1 above by the Manager, 

County of Orange EMA- Harbors, Beaches and Parks/Program Planning Division, prior to 

issuance of a grading permit, the project applicant shall provide written evidence to the Chief, 

EMA-Regulationl Grading Section that a County-certified paleontologist has been retained to 
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observe grading activities and salvage fossils as necessary. The paleontologist shall be present 

at the pre-grading conference, shall establish procedures for paleontologist resource 

surveillance, and shall establish, in cooperation with the project developer, procedures for 

temporarily halting or redirecting work to permit sampling, identification, and evaluation of the 

fossils. If major paleontological resources are discovered, which require long-term halting or 

redirecting of grading, the paleontologist shall report such findings to the project developer and 

the Manager, County of Orange EMA - Harbors, Beaches and Parks/Program Planning 

Division. The paleontologist shall determine appropriate actions, in cooperation with the 

project developer, which ensure proper exploration and/or salvage. These actions, as well as 

final mitigation and disposition of the resources shall be subject to approval by the Manager, 

County of Orange EMA - Harbors, Beaches and Parks/Program Planning Division. The 

paleontologist shall submit a follow-up report for approval by the Manager, County of Orange 

EMA - Harbors, Beaches and Parks/Program Planning Division, which shall include the period 

of inspection, an analysis of the fossils found, and present repository of the fossils. 

Except as may be limited by a future Coastal Development Permit, on-site resource surveillance 

shall be provided for development grading operations in Planning Areas PA 3A, PA 3B, PA 

lOA, PA lOB, PA 13A, PA 13B, PA 13C, PA 13D, PA 13E, PA 13F, and PA 14. 

I. EROSION POLICIES 

The Erosion Policies which follow provide the framework for the preparation of a "Master Drainage 

and Runoff Management Plan". This Plan shall be submitted to the County of Orange for review 

and approval concurrent with the first Coastal Development Permit application as required by LCP 

Subsection 11-3-B-tll. 

1. Post-development erosion rates shall approximate the natural or existing rate before 

development. 
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2. Areas of disturbed soil shall be reseeded and covered with vegetation; mulches may be used 

to cover ground areas temporarily; other mechanical or vegetative techniques to control erosion 

may be used where necessary. Native and/or appropriate non-native plant material selected for 

vegetation shall be consistent with LCP Subsection I-3-L-6. 

3. Erosion control devices shall be installed in coordination with clearing, grubbing, and grading 

of upstream construction; the Grading Plan shall describe the location and timing for the 

installation of such devices and shall describe the parties responsible for repair and maintenance 

of such devices. 

4. Erosion control measures for grading and construction done during the period from Apri115 

to October 15 will be implemented by October 15 and maintained as necessary through April 

15. For grading and construction commencing in the period from October 15 to April 15, 

erosion control measures will be implemented in conjunction with the project in a manner 

consistent with the County of Orange Grading Code. Erosion control measures for areas not 

affected by grading and construction are not required. 

5. Where new recreational trails are planned in open space areas, they will be located and 

constructed to minimize erosion. 

J. SEDIMENT POLICIES 

The Sediment Policies which follow provide the framework for the preparation of a "Master 

Drainage and Runoff Management Plan". This Plan shall be submitted to the County of Orange for 

review and approval concurrent with the first Coastal Development Permit application as required 

by LCP Subsection II-3-B-11~. 
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L Required sediment basins (e.g., debris basins, desilting basins, and/or silt traps) shall be 

installed in conjunction with the initial grading operations and maintained through the develop

ment/construction process to remove sediment from runoff. 

2. To prevent sedimentation of off-site areas. on-site vegetation shall be maintained where feasible. 

Vegetation shall be replanted from seedlhydroseed to help control sedimentation where 

necessary. Native and/or appropriate non-native plant material selected for vegetation shall be 

consistent with LCP Subsection I-3-L-6. 

3. Temporary mechanical means of controlling sedimentation such as hay bales, earth berms 

and/or sand-bagging around the site, may be used as part of an overall Erosion Control Plan, 

subject to County approval. 

4. Sediment movement in the natural channels shall not be significantly changed in order to 

maintain stable channel sections and to maintain the present level of beach sand replenishment. 

5. Sediment catch basins and other erosion control devices shall be designed, constructed and 

maintained in accordance with the County of Orange Grading Code. 

K. RUNOFF POLICIES 

The Runoff Policies which follow provide the framework for the preparation of a "Master Drainage 

and Runoff Management Plan". This Plan shall be submitted to the County of Orange for review 

and approval concurrent with the first Coastal Development Permit application as required by LCP 

Subsection 11-3-B-11!. 

1. Peak flood discharge rates of storm water flows in the major streams shall not exceed the peak 

rates of storm water runoff from the area in its natural or undeveloped state, unless it can be 
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demonstrated that an increase in the discharge of no more than 10% of the natural peak rate 

will not significantly affect the natural erosion/beach sand replenishment process. 

2. Drainage facilities shall be designed and constructed in accordance with the County of Orange 

Flood Control District Design Manual. 

3. Storm runoff water shall be directed to storm drains or suitable water courses to prevent surface 

runoff from damaging faces of cut and fill slopes. 

4. Adequate maintenance ofretention basins shall be assured as a precondition to the issuance of 

grading permits. 

5. Natural drainageways will be rip-rapped or otherwise stabilized below drainage and culvert 

discharge points in accordance with County of Orange policies. 

6. Runoff from development will be conveyed to a natural drainageway or drainage structure with 

sufficient capacity to accept the discharge. 

L. GRADING POLICIES 

1. Prior to implementation level development approvals (i.e., tentative tract, site plan, etc.), the 

applicant shall submit soils engineering and geologic (if appropriate due to slope conditions) 

studies as necessary to the Manager, County of Orange EMA Development Services Division 

(DSD). These reports will assess potential soil related constraints and hazards such as slope 

instability, settlement, liquefaction, or related secondary seismic impacts as determined 

appropriate by the DSD Manager. All reports shall recommend appropriate mitigation 

measures and be completed in the manner specified in the County of Orange Grading Manual 

and State/County Subdivision Ordinance. Pursuant to the Orange County Grading Code, the 

permit applicant shall provide a schedule showing when each stage and element of the project 

will be completed, including estimated starting and completion dates, hours of operation, days 

of week of operation, and the total area of soil surface to be disturbed during each stage of 

construction. 
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2. Grading allowed between October 15 and April 15 shall be subject to the Erosion, Sediment, 

Runoff, and Grading Policies herein and the provisions of the County of Orange Grading Code. 

3. Temporary stabilization techniques may be used on areas which will be redisturbed during 

future construction. Permanent stabilization techniques must be used in all other areas. 

4. Disposal of earthen materials removed during any development operations shall be as follows: 

a. Top soil for later use in revegetation shall be stockpiled on the site in previously designated 

areas approved by the permit-issuing authority. Runoff from the stockpiled area shall be 

controlled to prevent erosion. 

b. Other earthen material shall be disposed at locations approved by the permit issuing 

authority. 

c. Except for necessary drainage improvements and/or erosion control modifications, no 

materials shall be placed within the 100 year flood-plain of coastal waters and/or streams. 

5. Where construction activities during the rainy season would involve substantial foot or vehicle 

traffic, or stockpiling of materials in a manner that would prevent establishment of temporary 

vegetation, alternative temporary stabilization methods shall be used. 

6. All cut and fill slopes in a completed development involving grading shall be stabilized through 

planting of native annual grasses and shrubs, or appropriate non-native plants valuable for 

erosion protection. All cut and fill slopes shall be planted under the direction of a licensed 

landscape architect, sufficient to provide a mixture of deep rooted permanent plants and nursery 

crops valuable for temporary stabilization. 

7. Removal of natural vegetation will be limited to graded areas, access/haul roads, and areas 

required for fuel modification. Construction equipment shall be limited to the approved area 

to be disturbed except for approved haul roads. 
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minimized and/or mitigated by contouring as follows: 

a. A smooth and gradual transition between graded and natural slopes will be maintained. 

b. A variety of different slopes will be used to reflect a natural appearance. 

9. In PA 3A and PA 3B, houses adjacent to Pacific Coast Highway will be separated from Pacific 

Coast Highway by a change in grade. 

10. In PA 9, cuts and fills will be balanced on-site. 

11. In PA lOA and PA lOB, the visual effect of grading will be minimized and/or mitigated by 

contouring as follows: 

a. For final slopes, the angle of the graded slope shall be gradually adjusted to the angle of 

the natural terrain. 

b. For final slopes, sharp, angular forms shall be rounded and smoothed to blend with the 

natural terrain. 

12. Grading shall be allowed in those portions of PA 5, PA 6, PA 12A, PA 12B, PA 12C, PA 

12D, and PA 17 aejaeef.l:t to 89.flEI CaRy oft A¥em:te! to the extent required to accommodate f:B 
alignments, OOBBeetsf::--1. and/or improvements of 8aa Jo'*ltlia Hills Roae ana/or 8an 

Joaq1:1ifl Hills Tra.ns~ortaaoa Corridor as provided in a Coastal Development Permit(!~ for any 

such road projecfi~l 

13. All grading will conform to the County of Orange Grading Ordinance. 
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M. DEVELOPMENT/OPEN SPACE EDGES POLICIES 

The edge conditions throughout The lrYtfte:-~ Coast vary greatly and the lines shown on the 

Land Use Map~!~ show approximate development/open space boundaries which will be more 

precisely located with subdivision map submittals. 

Along appropriate edges of PA llA, PA 12A, PA 17, and PA 21B, one or more of the following 

or other treatments will be used to protect open space and habitat values from development, protect 

public views, and/or provide fire safety. 

1. Landscape screening (including low walls, shrubs, and/or trees) and topographic screening 

(including berms and contour grading) will soften development edges visible from public areas. 

2. In PA 3A~~ PA 3B Bmi.~tlll te softeB ee·relopmeBt edges, a poraoB of the ex}:)osee wall 
••. , ,., ••• :.;.,.,.,v,•.•.-..., ••• ,•.-.v.r.·.•,•.•.·.-,•. 

ana roof 'lisiele ffem Paeifie Coast Higffivay area of e&eft hoHse ·.viii ee sereesee with 'lege 

tatioB, viBHe maiBt:ain:iftg viely•Js ffom e&eft site. ABeillary euHElings, teBBis coHits, S:B6 s•.vim 

miBg J:)Ools will ee sereefted. IB ~'\ 3A B:fld PA 3:8, the building setback from Pacific Coast 

Highway will be 100 feet for landscaping and buffering purposes. 

3. In PA 6, where dwelling units are proposed on ridgelines and within 200 feet of the boundary 

of public recreation lands, setbacks, landscape screening, and topographic screening will be 

used to soften the visual impact of development as viewed from public lands. 

4. Where development adjoins coastal scrub and chaparral in dense stands, an "ecotone" area will 

be created by thinning out woody plants in the buffer zone. Within the "ecotone" area grasses 

will be introduced or allowed to invade the open spaces. Such an "ecotone" will enhance and 

protect wildlife and reduce fuel for fires, and will utilize either native California or non-invasive 

non-native plants. The establishment and maintenance of the "ecotone" area shall conform to 

the requirements of the County of Orange Fire Marshall. 
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5. Fuel modification, including selective thinning of natural vegetation, clearing and revegetation, 

introduction of fire resistant vegetation, installation of irrigation, may be required in order to 

ensure an appropriate transition from the natural area to urban development. 

• Reasonable efforts will be made in the siting of structures and selection of construction 

materials to minimize the need for fuel modification. 

• Where feasible and consistent with habitat management objectives, fuel modification will 

be located toward the development side of the edge. 

• Grading or discing for fuel modification shall not be permitted. 

6. A program of fuel modification zones and/or frrebreaks shall be formulated as required. The 

width and type of the fuel modification zone will be determined by the siting of structures, 

access of firefighters, density of vegetation, terrain, direction of prevailing breezes, etc. 

7. Appropriate frre protection for structures in high frre-potential areas in The Irvine!!~! 

Coast Planned Community shall be provided by using frre-resistant building materials and 

adequate setbacks when required on natural slopes. The County-adopted "Fire Prevention 

Planning Task Force Report" shall be used as the basis for fire-prevention, subject to the 

following standards and fuel modification descriptions: 

a. Fire hazard potentials shall be determined for projects proposed within the hillside areas 

by a landscape architect. Factors such as types and moisture content of existing vegetation, 

prevailing winds, and topography shall be used to determine areas of frre hazard potential. 

Areas shall be · ranked and mapped to identify frre prevention treatments and fuel 

modification zones. (For example, low frre hazard areas are located where existing 

vegetation has a year-around high moisture content and the topography is relatively flat. 

Steep narrow canyons have a much higher fire hazard potential because heat and winds 

concentrate to drive the fire upwards much like a chimney.) 
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b. A combination of techniques, including required building materials such as tile roof 

treatments, setback restrictions for combustible construction, irrigated buffer zones, and 

graduated fuel modification zones which entail selective removal of a percentage of the 

vegetative fuels, shall be used to lessen fire hazards. The minimum amount of native 

vegetation shall be selectively thinned to control the heat and intensity of wildland frres as 

they approach a residential area while preserving to the maximum extent feasible the 

quality of the natural areas surrounding the site. 

c. A Fuel Modification Plan shall be required and approved by the Director of Planning/EMA 

prior to obtaining any building or grading permits. The Plan shall identify appropriate 

setbacks and widths of fuel modification, amounts and types of vegetation to be removed 

and retained, and specify proposed irrigation methods to reduce the risk of frre in hillside 

areas. The Plan shall be approved by the Orange County Fire Department prior to 

submittal to the Director of Planning/EMA. 

d. Fuel Modification Plans shall be prepared as a condition of development to protect as much 

of the existing native vegetation as possible while providing adequate protection for 

residential structures from frre hazards. In no event shall thinning of more than 30% of 

native vegetation extend beyond 170 feet from the outward edge of residential structures 

(or 150 feet from the 20-foot backyard setback) in the extreme fue hazard potential areas. 

Fuel modification shall not occur beyond 250 feet from the 20-foot backyard setback in the 

extremely hazardous zones. Fuel modification in low frre hazard potential areas shall not 

extend more than 17 5 feet. Minimal irrigation during dry periods and frre represent 

sprinklers for native vegetation are preferred methods to reduce the width or area of fuel 

modification. 

The intent of the Fuel Modification Plan is not to create a static 250-foot wide band 

surrounding development, but rather an undulating width that reflects topography and ftre 

hazards potential. The band shall be as narrow as possible to protect proposed structures, 

but in no event wider than 250 feet in extreme hazardous areas. 
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e. No combustible structures including, but not limited to, houses, wood decks, sheds, 

gazebos, and wood fences shall be located within a 20-foot backyard setback as measured 

from the outward property line. Irrigation systems must be installed and operated within 

this setback to ensure a reasonable moisture content in planted areas. 

f. Annual maintenance shall be addressed in the Fuel Modification Plan approved as part of 

the Coastal Development Permit Procedure specified in LCP Chapter II-10. A public 

hearing shall be required to assure compliance with fuel modification standards and 

guarantee that the least amount and correct species of vegetation are thinned in accordance 

with the approved Fuel Modification Plan. Fuel Modification Plans proposing vegetation 

alterations within the PC (CD) District Appeals Jurisdiction may be subject to appeal 

review by the California Coastal Commission as provided for in the PC (CD) District 

Regulations. 

g. As a condition of Final Tract Map approval, project developers shall record deed 

restrictions that acknowledge the fire hazard potential and assign responsibility for 

maintenance of fuel modification zones and programs. 

h. Access roads, trails, or fire roads may be located within fuel modification areas to reduce 

alteration of native vegetation. 

i. The risk of fire adjacent to PA 9, the golf course, and other lower/landscape areas is 

substantially less than that at the tops and upper slopes of ridges. Therefore, a limit for 

fuel modification in this area shall be 150 feet from any habitable structure. In no event 

shall grading occur in the Conservation Planning Areas, and any vegetative thinning and/or 

replanting shall be limited to within 150 feet of the structure. Likewise, this is the 

maximum distance for fuel modification and flexibility for narrower widths is appropriate. 

8. Where native specimen vegetation is retained within fuel modification areas, these areas shall 

be properly maintained to minimize fire risk. 

Newport Coast LCP Second Amendment 
irvine\lcp\2ndamend\lupdoc\lup-2nd.005 · I-3.35 



9. Fuel breaks necessary for the protection of life and property as determined by the County Fire 

Marshall shall be provided for development areas. Fuel modification shall be limited to zones 

established adjacent to proposed development. Graduated clearing and trimming shall be 

utilized within these zones to provide a transition between undisturbed wildland areas and the 

development edge. Clearing or removal of native vegetation for fuel modification purposes 

shall be minimized by placement of roads, trails, and other such man-made features between 

the development and wildland areas. To minimize fuel modification area. other techniques 

(such as perimeter roads, design techniques, elimination of wood balconies and decks, frre 

retardant siding and tile roofs) shall be incorporated in the design and development of projects. 

10. Adequate roads, water sources. and needed frre protection services shall be provided concurrent 

with development, located within or immediately adjacent to the developed area. 
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CHAPTER4 

DEVELOPMENT POLICIES 

A. TOURIST COMMERCIAL POLICIES 

1. PELICAN IDLL DESTINATION RESORT (PA 13A, PA 13B, PA 13C, PA 13D, PA 13E, 

AND PA 13F) 

a. Principal permitted use for Coastal Act purposes includes overnight'f[!ifi accommodations 

(such as hotel and motel rooms, casitas, resort and time-share condominiums), and uses 

ancillary to and directly supportive of overnightf:mi:'G accommodations, including retail 

commercial, service commercial, conference and meeting facilities ancillary to the 

accommodations, recreation and health facilities, golf courses, parking facilities in surface 

and/or subterranean structures, and other support facilities normally associated with resort 

hotels such as food preparation, housekeeping, maintenance, and manager's areas. 

b. Principal permitted uses and accessory uses, including accommodations, resort facilities, 

and the golf course clubhouse but excepting parking facilities and day-use commercial 

facilities specified in (c) below, shall be allowed up to a total of 2.66 million square feet. 

Within this total area, the following intensity of use criteria shall apply: 

1) No one of the Planning Areas PA 13A, PA 13B, PA 13C, PA 13D, PA 13E, or PA 

13F shall contain more than 60,000 square feet of single, continuous primary 

ballroom/exhibition space. ("Single, continuous primary ballroom/exhibition space" 

denotes one large-scale meeting/convention area and does not include the square foot

age of conference facilities with smaller individual meeting rooms.) 

2) In these six Planning Areas, the total square footage of conference and meeting space, 

including primary ballroom/exhibition space and individual meeting rooms, shall not 

exceed 140,000 square feet. 

3) A total of 1,900 overnight(f~§gg accommodations are allowed. 
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shall be counted as follows with respect to the maximum 1, 900 permitted 

overnighq1111 visitor accommodations: 

a) Casitas with one or two bedrooms shall be considered one (1) overnightffll~ 

accommodation; and 

b) Casitas with 3 or more bedrooms shall be considered two (2) overnightliB.ft 
~·~·~·:·!·!•!•!•:•!•!•!•!•!•!•:• 

accommodations. 

c. Day-use retail commercial facilities, in addition to those included within hotels and other 

accommodations areas, are allowed, and will not exceed a total of 75,000 square feet of 

floor area. 

d. The architectural character of the resort area will be derived from Mediterranean hillside 

communities. Multi-storied structures will be varied in vertical and horizontal dimensions 

to reflect the hillside terrain. The building heights, setbacks, and site coverages set forth 

below and on Exhibit J have been designed specifically to create this Mediterranean 

character. 

The combination of building height limits, site coverage limits, and building setbacks will 

create a terraced effect by placing lower structures in front of higher structures, and will 

break up building masses by controlling the number and location of taller structures. 

~~1-B Maximum building heights are designated by individual height zones on Exhibit J. 

!~~ The following maximum building coverages are expressed as a percentage of each 

planning area's total gross acreage: 
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The Irvine Coast Local Coastal Program 
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Pacific Coast Highway 

~~lLU©~lM [}={]O!L!L [Ri[g®©~u [}={]~0@[}={]1J 
~©lM~~ r:l ~®©©uu@l ~rnm®uu@lrnru®[JU~ 
The Newport Coast Local Coastal Program 

Exhibit J 

NOT TO SCALE ~ 
.U.Y11. ,_, 



~~!~ The maximum building coverage (excluding parking strucrures) within each 

planning area: 

PA 13A: Overall coverage = 40% maximum 

PA 13B: Overall coverage = 28% maximum 

PA 13C: Overall coverage = ~~~~ maximum 
·:·:·:·:·:·:·:·:·:·:·:· 

PA 130: Overall coverage=~~~~ maximum 

PA 13E: Overall coverage= ~2511: maximum 
:·:-:·:·:·:·:·:·:·:·:·: 

PA 13F: Overall coverage = §G..%..28~ maximum 
:::~::::::::::::::::: 

~ The distribution of maximum building coverage by various height categories. for 
::::::.::: 

any structure or portion thereof. within the six planning areas is as follows: 

PA 13A: 

PA 13B: 

PA 13C: 

PA 130: 
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The 40% maximum is distributed as follows: 

Structures up to 50 ft. in height = 22% maximum; 

Structures up to 65ft. in height = 10% maximum; 

Structures up to 85 ft. in height = 6% maximum; and 

Structures up to 105 ft. in height = 2% maximum. 

The 28% maximum is distributed as follows: 

Structures up to 50 ft. in height = 20%; and 

Structures up to 65 ft. in height = 8%. 

The ~115 maximum is distributed as follows: 
·:·:·:·:·:·:·:·:·:·:·:· 

Structures up to 40 ft. in height = +%-:U,ll maximum; 

Structures up to 60 ft. in height = 10% maximum; and 

Strucrures up to 80 ft. in height = 8% maximum. 

The~·~ maximum is distributed as follows: 
.;:::::::::::;::::::::: 

Structures up to 40 ft. in height = ~1&11· maximum; 

Structures up to 60 ft. in height = 10% maximum; and 

Structures up to 80 ft. in height = 8% maximum. 
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PA 13E: 

PA 13F: 

The §G..%.15!1' maximum shall all be in structures up to 35 ft. in height 
:-;,;.;.:·:·:·:·:·>> 

(i.e., no further distribution by height). 

The ~tf~l maximum shall all be in structures up to 35 ft. in height 

(i.e., no further distribution by height). 

3) Minimum building setbacks from Pacific Coast ffighway 

PA 13A: All structures will be a minimum of 300 feet from PCH. Structures in 

excess of 30 feet in height and up to 85 feet in height will be a minimum 

of 350 feet from PCH. Structures in excess of 85 feet in height will be 

a minimum of 550 feet from PCH. 

PA 13B: Structures in excess of 50 feet in height will be a minimum of 1,350 feet 

from PCH. 

PA 13C/ Structures in excess of 40 feet in height 

PA 13F: will be a minimum of 1,600 feet from PCH. 

P A 13D/ Structures in excess of 40 feet in height 

PA 13E: will be a minimum of 2,800 feet from PCH. 

4) Terracing Criteria 

a) Planning Area 13A: Consistent with Exhibit J and the overall site design 

ultimately required for a Coastal Development Permit application, lower structures 

shall be located in front of higher structures so as to present an architectural 

terracing effect as structures step back from Pacific Coast Highway. 

b) Planning Area 13B: Consistent with Exhibit J and the overall site design 

ultimately required for a Coastal Development Permit application, lower structures 
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shall be located in front of higher structures so as to present an architectural 

terracing effect as structures step back from Pacific Coast Highway. 

5) Landscape Screening 

Landscape screening in the form of earth berms, edge planting along Pacific Coast 

Highway, golf course landscaping, and hotel landscaping will all combine to act as 

screening to soften building massing as viewed from Pacific Coast Highway. 

e:- i~ Access will be from Peliea:n Hills Rea4-l!:::IIJ!i!i!ifl!!l via a network of local 

roadways. 

f.- It Minimum landscaping for each site shall be 15% of the net area of the site. 

U Minimum buildin setback from Pelieaa Hill Reatllr·=:=·=·=·:·=·= oftlileaJitiDHte will be 50 feet. g.:- :::::::: g :::::::::~:::::::::::::::::::::::::::::::::::::::::::::::::::::::::::::::::::::::::::::: 

Minimum setback for surface parking from will be 

10 feet. 

ft.:. jf:i Grading of the Tourist Commercial sites will create a smooth and gradual transition 

between new and existing grades. 

r. IE Grading of Tourist Commercial sites may be done concurrently with grading for the golf 

course to balance cut and fill within the resort area and to reduce the total amount of time 

during which major grading operations will need to be conducted. 

If.: If:! The landscape treattnent will reinforce the architectural elements of the Tourist Commercial 

sites within the natural and cultivated landscape of the golf course. 

1-::- 1~1 A shuttle service for visitors will connect the visitor-serving areas with each other and with 

the John Wayne Airport. 

Newpon Coast LCP Second Amendment 
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a. Principal permitted use includes overnigbfl#i!§,g accommodations Slieh as a hotel or motel, 

and uses ancillary to and directly supportive of overnight{#iiifi accommodations, including 

rooms, retail commercial, and service commercial uses, and incidental and other support 

facilities normally associated with resort hotels such as food preparation, housekeeping, 

maintenance, and manager's areas. 

b. Incidental and accessory commercial development shall include only uses supporting and 

directly relating to the adjacent park, overnightlfii~ accommodations, and recreational 
~~.:.;.;.;.:.:.:.:.;.;.:.:·>=· 

visitor activities. 

c. Maximum number of overnightfmitt accommodations (i.e., hotel or motel guest rooms 
•:•:·:•:•:-:•:•:·:·:•:·:•Z•Z 

1!!11!1) shall be 250. 

d. Principal permitted uses and accessory uses, including overnight[lll] accommodations 

and alJ.. directly supporting commercial facilities but excluding parking facilities and the 

day-use commercial described in (t) below, shall not exceed a total of 300,000 square feet. 

Within this total area, Planning Area PA 14 shall not contain more than 18,750 square feet 

of meeting space. 

~~;::::M§IIItiillli!t~::ll::~:i-!i1~~1!iiif:tl:l\1!!:!:1::wt~: 1i:iliPI~!!!!!I~!:!''il!~~:::::miila::::::tll!i.!!:::PB!I!D 

iiiiilfi#:ifl:::iiiifi!i-1§!1~ 

ll:::~~~:,,§~m:·::'llit·;;l!l:,:!l':!lmt.::;st~~:~:,:.g~~:~,:~~ml~ii!:~::,,ilii:i:·~~·~,~,:~¥-!ft:B~ 

1-!1:1::::. 

~~:.!!f'i=!lli!!fl:·:·:l~l~:::,r;~t:·:::§f:~:i'illtii·:!~f:~li:.:;!R~:~:::r~:::::ll~ll!l'·ltli·11::tf.~1::9!~Mfll~ 

1-!l:f: 
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e. ~~' Day-use retail commercial facilities, in addition to those included within hotels and other 

accommodations areas, are allowed and shall not exceed 25,000 square feet of floor area. 

f.:. ~~, Maximum height of structures shall be 35 feet, except towers, gables, spires, flag poles, 

chimneys, mechanical equipment, and architectural features will have a maximum height 

of 47 feet. 

~ ~~ Maximum building site coverage (excluding parking structures) shall be ~~~~· 

ft:. i*: Minimum site landscaping shall be 15% of the net area of the site. To minimize to the 
··:·:·:. 

extent practicable any views of the hotel parking areas from inland portions of Crystal 

Cove State Park, landscape screening shall be provided parallel to the perimeter of parking 

areas in Planning Area PA 14 which border Muddy Canyon. 

t;. j~i Minimum building setbacks ~~~~~!lillmilil~~lllll!illifll~ +x"face parking is permitted in 

setback area~i: 

1) Ff:em PCH - lQO feet; 

l) Frem iftten:lel aeeess reati'Nays .... 20 feet; llHd 

:;) Frem eK-terier f:M'aperty lmes 10 feet. 

a. Principal permitted use includes retail commercial, service commercial, commercial 

recreation, and incidental and accessory uses supportive of and directly related to permitted 

uses -~lj'liiBJI:::mli!![llll· 

b. Principal permitted uses and accessory uses shall not exceed a total of 75,000 square feet 

of floor area:~: Elifeetly releteEl te lllMI/er suwortive ef the tlef:l::t'By park tmEl/or reereatiena:l 

visiter aetP.·ities. 
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c. Access to the tourist commercial facilities will be directly from Laguna Canyon Road. 

d. The maximum height of facilities will be one-story and thirty-five (35) feet. 

e. Vegetation and drainage courses in Category DESHA's will be altered or eliminated. 

f. Maximum building site coverage (excluding parking structures) shall be 45%. 

g. Minimum setbacks: 

1) Building from Laguna Canyon Road = 50 feet minimum; and 

2) Surface parking from Laguna Canyon Road = 10 feet minimum. 

h. Ia the eveat tliat the eatirel!ij!i!ii~:::::9!1:::i!Bfil~ili!fl~~::::liili:!~I!I!D:::~:~~~::[.;~::::I• 

development emitlemeat (i.e., 75,000 sq. ft.) ia tliis LCP fer PA leA aHd PA laB is 

transferrea to either P.."'z 2M er aa alternate site ·Nitlim tile Cily ef Lagana :8eaeh aHd all 

aeeessary permits are eatainea to alloYl SHclt: transfen:ea aex.•elopmem to ee eeastfl:lctea, 

tlieft g::m:,g~:iB the landowner shall tlieretlpoa e:x:ee&te lifKi record an offer to dedicate 

PA 16A and PA 16B. Such offer shall be subject to immediate acceptance by the County 

of Orange for a period of three (3} years. In the event that the County does not accept the 

offer during that time period, said offer shall be available for acceptance by the City of 

Laguna Beach for a period of three (3) years thereafter. 

B. GOLF COURSE POLICIES 

1. Planning Areas PA lOA and PA lOB will contain golf courses that will serve both visitors and 

residents. At least 50 percent of all golf course play will be reserved for visitors, including 

guests staying in on-site accommodations. To the extent that golf course, tennis court, and 

other recreational facility usage is not required to serve the recreational needs of visitors to uses 

located in Planning Areas PA 13A through PA 13F and PA 14, golf course, tennis court, and 

other play shall be made available to the public on an advance reservation basis. In order to 

Newport Coast LCP Second Amendment 
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minimize conflicts and allow efficient scheduling, a visitor play area may be separate from a 

resident play area. 

2. Principal permitted use includes golf courses, lakes, ponds, and associated drainage facilities, 

driving ranges, clubhouses, tennis courts, athletic clubs, and incidental and accessory 

commercial and non-commercial recreation facilities. Except for the golf course play area, 

driving range, and putting greens, all golf course related uses shall be included within the total 

square footage allowed for PA 13 uses. 

3. Collector roads to serve visitor accommodations and other land uses will be located in PA lOA. 

4. Golf courses will be subject to a permanent open space easement upon completion. 

5. As part of the review and approval of a coastal development permit for the golf course in PA 

lOA and PA lOB, a "Riparian Habitat Creation Program" (RHCP) will be submitted in 

accordance with the following criteria and the standards set forth in LCP Subsection II-6-E-8~: 

a. Drainage profiles will be re-constituted and new riparian habitat will be established in 

selected drainage courses in PA lOA and/or PA llB totaling approximately 4,000 lineal 

feet and utilizing one or more of the following enhancement concepts (see Pelican Hill 

Drainage Habitats, Larry Seeman Associates, September 1986, provided in the Appendix 

to this LCP, for further definition of enhancement concepts): 

1) Sycamore planting; 

2) Willow planting; 

3) Willow/mulefat establishment; 

4) Elderberry riparian establishment; 

5) Grade control; 

6) Pocket riparian establishment; 

7) Arroyo enhancement/establishment; and 
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8) Pond establishment. 

b. The Riparian Habitat Creation Program will ensure that runoff from the golf course and 

the water features of the golf courses will be used as sources of year-round water supply 

for the support of riparian vegetation enhancement in drainage courses identified in PA 

lOA and PA llB, and that any water supply required to supplement these sources for 

nourishment of riparian vegetation shall be provided. 

c. The Riparian Habitat Creation Program will specify an implementation schedule phased 

with the construction of the golf course. 

d. The Riparian Habitat Creation Program will specify a minimum width of 15 feet on both 

sides of the drainage course. Therefore, the minimum width of the drainage course will 

be 30 feet. 

e. The riparian drainage course shall include an understory similar to that found in Buck 

Gully and Los Trancos Canyon. Existing non-native plants shall be carefully removed only 

as necessary to retain the integrity of the riparian corridor. 

f. Water quality in the riparian drainage course shall be monitored. The monitoring program 
' 

shall be submitted prior to coastal development permit approval for the golf course. 

C. RECREATION/PUBLIC ACCESS POLICIES 

Land use policies concerning recreation and public access are applicable to specified planning areas 

only. 

Planning Area PA 17 contains 2,807 Crystal Cove State Park. A Public Works Plan has already 

been certified by the Coastal Commission for this planning area obviating the need to include 

separate policies in this LUP. 
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Planning Areas PA 18, PA 19, PA 21A, PA 21B, PA 21C, and PA 21D accommodate the County's 

Irvine Coast Wilderness Regional Park as described in LUP Chapter 3. Recreation Planning Areas 

PA 11A, PA 11B, PA 12A, PA 12B, PA 12C, PA 12D, &Bd-PA 12Eti[['ll[ji~~~~~~~:[llf:l~[[\ll adjoin 

residential land use areas and preserve archaeological/paleontological sites and identified ESHA's 

in Buck Gully, Los Trancos/Muddy Canyons, and the frontal slopes of Pelican ~~~ .and Jill 
Wishbone~. ~~~~~'ni.i!iliii!i~IIE!i!Biili!ill~lilmlli11111111J!:It-::!1~111ll:!ml\!111!1!~!1f 
llllm:il!!ll:l\illillllllf:llll!ii:Bi!ljJ,3~~~~tijlilll~ Policies for these Planning Areas 

are also described in LUP Chapter 3. 

Canyon Road: 

a. Principal permitted use includes parking facilities, educational and cultural facilities, 

recreation support facilities, flood control and drainage facilities, and public utilities. 

USGS Drainage Courses will be filled in these sites. These~ small parcels are 

adjacent to Laguna Canyon Road. 

b. Access will be provided directly from Laguna Canyon Road. 

2. PLANNING AREAS PA 12G AND 20C: 

a. Principal permitted use includes commercial recreation related to park use, specialty retail 

shops related to park use, restaurants and food sales serving visitors to the adjacent 

Regional and State Parks, educational and cultural facilities, gardens, staging areas and 

Regional Park support facilities. 

b. Principal permitted uses (excluding gardens) shall not exceed a total of 75, OOQli~~~ square 

feet of floor area directly related to and/or supportive of the 1) nearby parks B 
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2) recreational visitor activitiesf: B:BEllor 3) ases loea:teti primafily iB 8:Bd a:athori2eti fll::lFSl::lftftt 

oo die LB:gHBa Laarel PC, PA 8. 

c. Pi=ineipal perm.-i4;teti ases shall oaly be aDovleEl iB PA 20C as aB enensioR of sack ases 

'f't'Hiek a:re loceteti primarily iB and aathori2eti fll::lFSl::lant to the La:gaBS: La:arel PC, P.t\ 8. 

&.- The maximum height of facilities will be one-story !i\iliiB!~:~l£~' f:.j\;f:l'':'li[ll,!fi and 

thirly five (35)QI@I!fi!l!i!I:IJ feet lti111l:::g. 

e-:- ~~ Maximum building site coverage shall be~~~-~· 

D. RESIDENTIAL POLICIES 

1. GENERAL RESIDENTIAL 

a. All of the residential categories are described in terms of character. dwelling units, and 

density per gross residential acre. 

b. Residential categories may include public and private facilities compatible with the residen

tial uses, such as schools, libraries, post offices, museums, art galleries, parks, recreation 

facilities, and neighborhood commercial uses. 

c. Neighborhood commercial facilities within specified residential planning areas will be 

permitted up to a maximum of 10 IE acres i!li!j!:iii[Biii§::::e!i!liJ.::::lt,gg#i:i'lli!:.if 
:~~till:::lmt'"ll· 

d. Prior to, or concurrent with, the recordation of final subdivision maps, designated open 

space areas within the subdivision will be subject to easements, dedications, CC&R's, or 

other mechanisms to ensure permanent open space use. 
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undeveloped visual qualities as viewed from the potential Moro Canyon Trail shown on 

Exhibit K. 

At the time of subdivision, all lots in PA 6 shall incorporate a building envelope which 

indicates the maximum building heights combined with necessary setbacks allowable on 

each parcel. The building envelope shall defme the necessary combination of heights and 

setbacks applicable to each lot required to meet these policy standards and shall be reflected 

in the CDP and CC&R's for the subdivision. 

Development shall be sited so as to not be visible to persons located on the Moro Canyon 

Trail (or, if the Trail is not constructed at the time of subdivision, the proposed Trail 

located shown on Exhibit K). In a few cases this may be difficult to achieve, therefore, 

in these areas minor amounts of berming, landscaping, and the blending of exterior colors 

with indigenous plants and soils may be used to achieve the objective of this policy (i.e., 

maintain the existing undeveloped quality). The blending of slopes and use of variable 

slopes will be employed where reasonable to restore the natural appearance to the transition 

between the open space and graded areas. Night lighting shall be directed away from 

Crystal Cove State Park. 

E. TRANSPORTATION/CIRCULATION POLICIES 

The Transportation Element of the County General Plan has as its primary goal to: 

"Develop an integrated transportation system consisting of a blend of transportation modes 

capable of meeting the continuous need to move people and goods by private and public 

means with maximum efficiency, convenience, economy, safety, and comfort; and a 

system that is consistent with other goals and values of the County and the region." 

A primary purpose of this Element is to provide an Arterial Highway System providing maximum 

efficiency. convenience, and safety, which is implemented in a manner that requires the provision 

of those roadways to keep pace with development. 
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2) recreational visitor activitiesif: aBEl/or 3) Hses loealea primarily i:ft a.OO aHthorizea pHrsHant 

to the LagHna Lalirel PC, P-A 8. 

e. Priooipal permittee HSes s:Rall only be allowea i:ft PA 20C as 9.fl ex.tensioB of StiCH Hses 

vlftieh are loealea primarily i:ft a.n.a aHthorizea f:IHFS\iant to the LagHna Lattrel PC, PA 8. 

Eh ~~: The maximum height of facilities will be one-story g::lif&li![~:!!i:i:[gitf9t!!lll!i!!:ll§ and 

thirty five (35)Ef:lltfii!;i~UJ feet !11i1[11£1f§. 

e-:- U.l Maximum building site coverage shall be ~~~:I. 
;.:.;.;.;.;.;.:.:-:-:-

D. RESIDENTIAL POLICIES 

1. GENERAL RESIDENTIAL 

a. All of the residential categories are described in terms of character, dwelling units, and 

density per gross residential acre. 

b. Residential categories may include public and private facilities compatible with the residen

tial uses, such as schools, libraries, post offices, museums, art galleries, parks, recreation 

facilities, and neighborhood commercial uses. 

c. Neighborhood commercial facilities within specified residential planning areas will be 

permitted up to a maximum of 10 if:~! acres l!i:'li-i:::~yll,il\i:JJ~!::::II''iiif 

:~~~~lmmlt;:::t•· 

d. Prior to, or concurrent with, the recordation of final subdivision maps, designated open 

space areas within the subdivision will be subject to easements, dedications, CC&R's, or 

other mechanisms to ensure permanent open space use. 
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2. FRONTAL 8LOPB8 O:f WISHBONE HILL (PA 3A .'\ND P:A 3B) 

a. lfl order to }:'Jroteet vistHtl resot:H'i!es of the fFoBtal slofJes, resieefttial develotJmeflt will 9e 

limited to a maximl:llB of 85 sin:gle family d·.velliflg 1:lBits. 

9; Lot si2es willee a~ a:•t'erage of 40,QQO Sf:ll:HH'e feet. 

a. Primary structures within Cam.eo Del Mar;\llfll.fll~ will be designed and supported so 

that the stability of such structures will not be affected by bluff erosion, assuming no 

shoreline protection, for a minimum of 50 years. Setbacks, deep foundation support, 

and/or other methods may be used subject to a geologic report and County approval. 

b. Oceanfront setbacks will be subject to an open space easement as a condition of 

development approval. 

c. Grading, as it may be required to establish proper drainage, install landscaping, construct 

trails and related improvements, protect adjacent development, repair bluff slopes, and 

improve bluff stability, may be permitted within the setback. 

d. Cameo Del Mar;IG!Ii!~il:tifiJ. will provide for a bluff top trail connecting Crystal Cove 

State Park, where topographic and geologic conditions permit!. 

e. A smooth and gradual transition between graded and existing slopes will be maintained. 

f. The golf course in PA lOA and PA lOB north of Pacific Coast Highway may be extended 

into PA 9 subject to the Golf Course Policies contained in the preceding LUP Section 1-4-

B. Golf course usage may include related clubhouse and/or incidental and accessory golf 

course uses which shall be limited to a maximum of 10,000 square feet. Such golf course-
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related uses shall be included within the total square footage allowed for PA 13 uses, as 

provided for in Subsection A-1-b of this Chapter. If the golf course is extended into PA 

9, the clustering of residential development shall concurrently be permitted in PA 9. 

Clustered residential use may include residential planned developments, condominiums, and 

stock cooperatives, subject to the Residential Policies conformed in this Section, and a 

maximum building height of twenty-eight (28) feet. 

(PA 6) 

a. In order to protect the visual and habitat resources of Ml:!:ddy Canyeafllll'\l'i''·Bif· 

residential development will be limited to a maximum of 75 single-family dwelling units 

and shall require a public hearing before the Planning Commission. 

b. Lot size will be a minimum average of 30,000 square feet. 

c. Access will be from Sand Caayea i"CieBHe~ direetly er frem a network of local roadways. 

d. Any necessary buffer or transition zones between PA 6 and PA 17 (i.e., Crystal Cove State 

Park) will be located within PA 17 in accordance with established easements. 

e. In order to maximize visual protection for public lands in the Mere Caayeailiii!B 

~ area of Crystal Cove State Park, the subdivision of PA 6 shall assure that individual 

lots can be developed for single family homes in such a way as to maintain the existing 

undeveloped visual qualities (i.e., the visual character of the indigenous plant community) 

as viewed from the potential Moro Canyon Trail shown on Exhibit K. All lots within PA 

6 shall be configured in such a way as to allow the future homeowner the ability to meet 

the aforementioned policy standard. In addition to applying this review standard at the 

subdivision stage, each permit application for development on these lots shall demonstrate 

how the individual lot development (structures and fencing) maintains the existing 
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undeveloped visual qualities as viewed from the potential Moro Canyon Trail shown on 

Exhibit K. 

At the time of subdivision, all lots in PA 6 shall incorporate a building envelope which 

indicates the maximum building heights combined with necessary setbacks allowable on 

each parcel. The building envelope shall defme the necessary combination of heights and 

setbacks applicable to each lot required to meet these policy standards and shall be reflected 

in the COP and CC&R's for the subdivision. 

Development shall be sited so as to not be visible to persons located on the Moro Canyon 

Trail (or, if the Trail is not constructed at the time of subdivision, the proposed Trail 

located shown on Exhibit K). In a few cases this may be difficult to achieve, therefore, 

in these areas minor amounts of berming, landscaping, and the blending of exterior colors 

with indigenous plants and soils may be used to achieve the objective of this policy (i.e., 

maintain the existing undeveloped quality). The blending of slopes and use of variable 

slopes will be employed where reasonable to restore the natural appearance to the transition 

between the open space and graded areas. Night lighting shall be directed away from 

Crystal Cove State Park. 

E. TRANSPORTATION/CIRCULATION POLICIES 

The Transportation Element of the County General Plan has as its primary goal to: 

"Develop an integrated transportation system consisting of a blend of transportation modes 

capable of meeting the continuous need to move people and goods by private and public 

means with maximum efficiency, convenience, economy, safety, and comfort; and a 

system that is consistent with other goals and values of the County and the region. " 

A primary purpose of this Element is to provide an Arterial Highway System providing maximum 

efficiency, convenience, and safety, which is implemented in a manner that requires the provision 

of those roadways to keep pace with development. 
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A key policy for arterial highway development is to assign a high priority for roadway 

improvement/construction that would complete essential gaps in the Master Plan of Arterial 

Highways. The goals, purposes, and the policies of the Transportation Element of the General Plan 

have been reflected in this LCP. 

Capacity deficiencies already exist on Pacific Coast Highway and other roadways in the area 

surrounding the project. These deficiencies will increase to varying degrees with or without the 

project. However, the service levels will deteriorate to a greater degree without the project than with 

the project. With project implementation, there will be a substantial net increase in traffic capacity 

and a significant incremental improvement in level of service on both roadway links and intersections 

in this area. Without implementation of the project, regional commuting traffic is not offered 

alternate routes around capacity-deficient areas, and levels of service in these areas will continue to 

deteriorate from traffic related to regional traffic growth. 

Thus, the spirit and intent of the Transportation Element's policies to improve the level of service 

and operational characteristics in the area are met with this project. 

The lf¥H:lel:f,~ Coast LCP requires a significant commitment of financial resources early in the 

project to achieve these goals. In recognition of this fmancial burden to the landowner and the need 

to complete the project to amortize that investment, and of the importance of these traffic 

improvements to the County, it is the intent of the County and the landowner to enter into a 

development agreement or other mechanism. 

The policies that follow identify the specific assurances that the goals of the Transportation Element 

of the General Plan will be implemented: 
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1. ROADWAY IMPROVEMENTS 

Peliee Hill ReaEJ.ItB.iBI!!j!B,!$ is designated as a 6-lane major arterial highway, 'Niiile 

SaBtl Ceyea A¥eBUei. is aesignatee as a 2 lase eetmBater leYel arterial liigh:·.vay. Pacific Coast 

Highway is designated as a 6-lane major arterial highway from immediately north of Peliee 

Hill Re4t!i911'.imll!llll to the southern boundary of PA 14; and a 4-lane primary 

arterial highway from to the City of Newport Beach, 

and south of PA 14 at the City of Laguna Beach. The SOReeJ:lt:Balalignments for Peliee Hill 

R:eeefil\il~:[![lflll!i!IIIJ[I&ftEl Sane CaByea Aveaaef: Me-shown on the Land Use Plan 

(Exhibit F) and Exhibits L.ee N. Same Vftfitiieas iB alignmeftt B!l8Y eeeiif iB tBe fmal Elesiga 

preeess fer tB:ese roaes. The alignment for Pacific Coast Highway remains in its current 

location within the Plan, as shown on Exhibit F. Adjacent to The Irviael- Coast Project, 

Pacific Coast Highway will be widened to its master planned width in conjunction with adjacent 

lr¥iael;tll!l Coast development areas. Widening adjacent to State Park facilities is to be 

completed by others. Typical sections for these roadways are shown on Exhibits N, 0, 8ftEl 

~lllll1f11. 

2. ROADWAY PHASING 

The construction of PelieaB Hill ReaG~tt!il!liii:IJ11!Iflt· Saaa Caayea ,A;'Jeaaea and Pacific 

Coast Highway widening improvements shall be implemented in a manner which is consistent 

with olicies ado ted in the 1981 Irvine Coast LCP. PelieBfl Hill ReaElll'':'':·:'':"'i!JCP.ll~!![lBiii p p ;;.;:~·:·:::-:·::·:·:·:>:·:-:-:·:<·:·>:·:<·:·:·:·:·:·:·:-:-:·:-:-:-:· 

shall be phased such that four travel lanes from Pacific Coast Highway to MacArthur Boulevard 

shall be completed prior to issuance of the certificate of occupancy for development inland of 

Pacific Coast Highway which generates in excess of 4,560 Average Daily Trips (based upon 

daily trip generation from 100 low density residential units, 350 hotel rooms and 25,000 square 

feet of directly-related support commercial facilities approved in the previous LCP). Additional 

lanes of Peliee Hill ReaElliltii11!1'§?1J!i!'lil within the project boundaries up to the 

maximum size of 6-lanes, shall be constructed at the time that IPriBef!!!BI Coast 

development adjacent to Peliee Hill Readfill1911!]i1l.i!llJ!i!! requires additional road 
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A key policy for arterial highway development is to assign a high priority for roadway 

improvement/construction that would complete essential gaps in the Master Plan of Arterial 

Highways. The goals, purposes, and the policies of the Transportation Element of the General Plan 

have been reflected in this LCP. 

Capacity deficiencies already exist on Pacific Coast Highway and other roadways in the area 

surrounding the project. These deficiencies will increase to varying degrees with or without the 

project. However, the service levels will deteriorate to a greater degree without the project than with 

the project. With project implementation, there will be a substantial net increase in traffic capacity 

and a significant incremental improvement in level of service on both roadway links and intersections 

in this area. Without implementation of the project, regional commuting traffic is not offered 

alternate routes around capacity-deficient areas, and levels of service in these areas will continue to 

deteriorate from traffic related to regional traffic growth. 

Thus, the spirit and intent of the Transportation Element's policies to improve the level of service 

and operational characteristics in the area are met with this project. 

The lf¥ffie§:- Coast LCP requires a significant commitment of fmancial resources early in the 

project to achieve these goals. In recognition of this fmancial burden to the landowner and the need 

to complete the project to amortize that investment, and of the importance of these traffic 

improvements to the County, it is the intent of the County and the landowner to enter into a 

development agreement or other mechanism. 

The policies that follow identify the specific assurances that the goals of the Transportation Element 

of the General Plan will be implemented: 
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1. ROADWAY IMPROVEMENTS 

Pelieaa Hill Readi!BI1H\il!,1~:~~~~ is designated as a 6-lane major arterial hig.ftway, while 

Saae Caayea h;eaaei is aesigaatea as a 2 lane eeHllmlter le•;el arterial higl¥.vay. Pacific Coast 

Highway is designated as a 6-lane major arterial highway from immediately north of Peliean 

Hill ReaSI!B!I~j~illf!ifl!li to the southern boundary of PA 14; and a 4-lane primary 

arterial highway from -fliiili!li:jlfiB to the City of Newport Beach, 

and south of PA 14 at the City of Laguna Beach. The eeBSetJRialalignments for Pelieaa Hill 

Reaaf{-:~::gmg::::fl,QI11j1!1, anEl Santi Cmyea A:\'eiRiei m:e-shown on the Land Use Plan 

(Exhibit F) and Exhibits L.ana N. Same variatiens ift aligBFBeBt may eeear iB t:Re fmal aesiga 

JJreeess fer t:Rese reaas. The alignment for Pacific Coast Highway remains in its current 

location within the Plan, as shown on Exhibit F. Adjacent to The lr¥me§f:I!U Coast Project, 

Pacific Coast Highway will be widened to its master planned width in conjunction with adjacent 

ffitiftei;IYP!I Coast development areas. Widening adjacent to State Park facilities is to be 

completed by others. Typical sections for these roadways are shown on Exhibits N, 0, aae 

~1]!1111· 

2. ROADWAY PHASING 

The construction of Pelieaa Hill ReaGW!B!I!jllit::ltl!· Saae CaBYeB h+'eaaea and Pacific 

Coast Highway widening improvements shall be implemented in a manner which is consistent 

with policies adopted in the 1981 Irvine Coast LCP. Peliean Hill Reaafi!li?f~!jj5i!l~:::lf~i! 

shall be phased such that four travel lanes from Pacific Coast Highway to MacArthur Boulevard 

shall be completed prior to issuance of the certificate of occupancy for development inland of 

Pacific Coast Highway which generates in excess of 4,560 Average Daily Trips (based upon 

daily trip generation from 100 low density residential units, 350 hotel rooms and 25,000 square 

feet of directly-related support commercial facilities approved in the previous LCP). Additional 

lanes of Peliean Hill Reaalf:JmiF!j~~~~~"f:'j1j!:@§yj within the project boundaries up to the 

maximum size of 6-lanes, shall be constructed at the time that IPriBelf~EU Coast 

development adjacent to Pelieaa Hill ReaS~~YPIIjj'~'1§91~ij:::m~y! requires additional road 
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capacity beyond the initial 4-lanes to serve traffic generated by such development. SaM 

Caayoa Aveaae~ shall ee eoast:nleted to 2 lane eol'Bftl:ater arterial road staftdards in eoajaaetioa 

'Nith aajaeeat developmeffi. Similarly, Pacific Coast Highway will be widened consistent with 

6-lane major arterial standards in conjunction with adjacent development. Transitions on 

Pacific Coast Highway from 6-lane major arterial standards to 4-lane primary arterial standards 

shall occur immediately north of Pelieaa Hill RoadJ$1!91li§§j~~::rmti:i~ to the City of Newport 

Beach, and south of P A 14 to the City of Laguna Beach. 
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EXHIBIT DELETED 

Note: 

This exhibit has been deleted from the Second Amendment document. 

On August 1, 1995, the County of Orange Board of Supervisors (with Resolution No. 95-561) 
approved a Technical Amendment (T95-1) to the County's Master Plan of Arterial Highways 
which consisted of several components, one of which was the deletion of Sand Canyon A venue. 

The deletion of this exhibit is made pursuant to the direction provided by the Board of 
Supervisors in the above stated Resolutimi to: 

" ... evaluate conditions of approval related to arterial highway improvements associated 
with the San Joaquin Hills Planned Community (Resolution 95-180) and the Irvine Coast 
Planned Community (Resolution 88-537) and modify them to ensure consistency with the 
MPAH." 
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EXHIBIT DELETED 

Note: 

This exhibit has been deleted from the Second Amendment document. 

On August 1. 1995, the County of Orange Board of Supervisors (with Resolution No. 95-561) 
approved a Technical Amendment (T95-1) to the County's Master Plan of Arterial Highways 
which consisted of several components, one of which was the deletion of Sand Canyon A venue. 

The deletion of this exhibit is made pursuant to the direction provided by the Board of 
Supervisors in the above stated Resolution to: 

" ... evaluate conditions of approval related to arterial highway improvements associated 
with the San Joaquin Hills Planned Community (Resolution 95-180) and the Irvine Coast 
Planned Community (Resolution 88-537) and modify them to ensure consistency with the 
MPAH." 
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A summary of the arterial roadway phasing policies for The ~Prifte:I!EI Coast development 

is provided on Exhibit Qg. "Irvine Coast Arterial Roadway Phasing Summary." 

3. Typical sections for entry roads, collector roads, residential streets, and private driveways are 

shown on Exhibit R=l· Modifications to meet special site conditions or safety needs or to 

reduce impacts may be approved by the County of Orange. 

4. Access to arterial highways from development will occur by means of primary, secondary, and 

emergency access points. 

5. Access points on Pacific Coast Highway will be located in a manner to ensure safe and efficient 

traffic flows. Anticipated signalized access points serving development areas are shown on 

Exhibit ¥1¥· Any additional access points shall be minimized to the extent feasible. 

6. Residential areas may be served by private streets. 

7. Arterial highways will provide access for public and private buses. Because of topographic 

constraints, no exclusive bus or HOV lanes are to be provided. 

8. Commercial areas and/or the State Park will provide parking space for private (charter) buses 

and transit stops for public buses where feasible. 

9. A regional Class II (on-road) bike trail will be located along Pacific Coast Highway and PelieaH: 

~~:::ms!~:::um,'=:* 

10. Roadway design will generally reflect a rural rather than urban character. Where feasible, 

precise roadway alignments shall preserve the natural topography and avoid environmentally 

sensitive areas. 
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IRVINE COAST ARTERIAL ROADWAY PHASINC SUMMARY 
Roadway Improvement 
2 lanes of San Joaquin Hills Road-existing 
terminus to Pelican Hill Road 

4 lanes of Pelican Hill Road - from San 
Joaquin Hills Road to Development Area access 
4 lanes of Pelican Hill Road-Pacific Coast 

2 additional lanes on Pelican Hill Road 
(6 total) between Pacific Coast Highway 
and San Joaquin Hills Road 

1 additional southbound lane on Pacific 
Coast Highway - PA9 Frontage 

1 additional northbound lane on Pacific 
Coast Highway from Sand Canyon to Pelican 
Hill Road 

1 additional northbound lane on Pacific Coast 
Highway between: 1)Crystal Cove State Park 

and Sand Canyon; and 
2)Pelican Hill Road and 

Corona Del Mar 

2 lanes of Sand Canyon Avenue-Pacific Coast 
Highway to Development Area access 

2 lanes of Sand Canyon Avenue from Wishbone 
Frontal Slope access to PA 4A, 4B access 

2 lanes of Sand Canyon Avenue - Wishbone Hill 
access to Coastal Zone boundary 

Triggerino Mechanism 
Pelican Hill/Pelican 
Ridge Development 
generating up to 
4560 ADT* (PA1A, PA1B, 
PA1C, PA2A, PA2B, PA2C) 
Occupancy of Highway 
to MacArthur Boulevard 
development inland 
of Pacific Coast 
Highway generating in 
excess of 4560 ADT* 
Adjacent Pelican 
Hill Frontal 
Slope Occupancy 
(PA13A PA13B) 
Adjacent Cameo Del 
Mar Occupancy 
(PA9)** 
Adjacent Pelican 
Frontal Slope 
Occupancy (PA13A, 
PA13B) 
Adjacent Pelican 
Hill Ridge/Pelican 
Hill Frontal Slope 
Deve 1 opment and 
adjacent Muddy 
Canyon Occupancy 
(PA13C PA13D PA14) 
Adjacent Wishbone 
Frontal Slope 
OccupancY** 
(PA3A PA3B) 
Adjacent Wishbone 
Hill Occupancy 
(PMA PA4B) 
Adjacent Wishbone 
Ridge Occupancy 
(PAS PA6) 

* Initial development inland of Pacific Coast Highway shall be limited to a 4560 ADT total trip ceiling 
prior to the implementation of Pelican Hill Road to MacArthur Boulevard, which equates to development 
allowed inland of Pacific Coast Highway in the 1981 LUP approval. Said initial development inland of 
Pacific Coast Highway shall be allowed in Planning Areas PA1A, PA1B, PA1C, PA2A, PA2B, PA2C, PA3A, and 
PA3B, as long as the total cumulative trip generation does not exceed the 4560 ADT ceiling. 
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** Implementation of Planning Areas PA3A, PA3B, and PA9 is not only subject to the applicable restrictions I 
discussed in the previous footnote but is further limited to allow issuance of building permits in thosE 
areas only when the grading of Pelican Hill Road has started. Further, the amount of development, on a 
cumulative basts, for Planning Areas PA3A, PA3B, and PA9 is to be limited so that the 101st occupancy 
permit cannot be issued prior to the opening of Pelican Hill Road through to MacArthur Boulevard. I 
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~~COAST ARTERIAL ROADWAY PHASING SUMMARY 
.,.,.,.,.,.,.,.,.,. ·'''''''''''''"''''''''''''l~mel!-1 Coast Local Coastal Program 

ROADWAY IMPROVEMENT 

2 lanes of Sap Joaquin Hills Road-existing terminus to Newport 
Coast Drive.~ 

4 lanes of ~I~Wi~!!~~Y\- from San 
Joaquin Hills Road to Development Area access .. 

4 lanes of Pelisaa Hill R.e4~!i~!l'm~ - Pacific 
Coast Highway to MacArthur Boulevard.:: 

2 additional lanes on Pelisaa Hill R.ea~~'::~Mf::Bf!fi (6) 
total between Pacific Coast Highway and San Joaquin Hills 

l Road.:·:· 

1 additional southbound lane on Pacific Coast Highway - P A9 
l Frontage.,.,. 

l additional northbound lane on Pacific Coast Highway from .. 
Sand Canyon Entry to Pelisaa Hill R.eadfi-']mll!~·~ 

1 additional northbound lane on Pacific Coast Highway 
between: .. 
1) Crystal Cove State Park and Sand Canyon Entry;! and 
2) Pelisla Hill &ea4f"l!~i!~iifi:fiHQnii and Corona Del 

Mar .. ,.,. 

;llaaes ef Saas CaByea .. Paaifie Cea&t Higkway te 
Dlwelef!meflt A-rea aaaess. ~ 

2 laaes ef Safltl Caayea Wisk9eae l"reBtal Slape assess te 
PA4A, PA4B.~ 

2 laaes ef SaBEl Caayea.1;\Jf18BHe Wisk9eR8 Hill aeeess te 
Ceas~l :beee 13eueaacy.l 

* 

TRIGGERING MECHANISM 

Pelican Hill/Pelican Ridge Development 
generating up to 4,560 ADT* (PAlA, 
PAlB, PAlC, PA2A, PA2B, PA2C). 

Occupancy of development inland of 
Pacific Coast HighwaY. generating in 

* excess of 4,560 ADT. 

Adjacent Pelican Hill Frontal Slope 
Occupancy (PA13A, PA13B). 

Adjacent CamiRe~~~ Marlf§!.,9,:f@~N 
Occupancy (P A9). 

Adjacent Pelican Hill Frontal Slope 
Occupancy (PA13A, PA13B). 

Adjacent Pelican Hill Ridge/Pelican Hill 
Frontal Slope Development and adjacent 
Muddy Canyon Occupancy (PA13C, 
PA13D, PA14). 

AajaaeBt Wisk9eae weBtal Slef!e 
OaaHfl&Bey .. (P.YA, P-.Al8) 

Aajaseflt \\lisk~eee Hill OeeHJlaney 
(PA4A, P.PAB) 

Aajaeeflt Wiskeeae Riege Oaeuf!a&ey 
(P,'\3, P.·'.l'i). 

Initial development inland of Pacific Coast Highway shall be limited to a 4,560 ADT total trip ceiling prior to the implementation ~ 
Will R.&a4#.:fiiMf¢g-~ to MacArthur Boulevard, which equates to development allowed inland of Pacific Coast Highway in the 1981 
LUP approviLSald iilitial development inland of Pacific Coast Highway shall be allowed in Planning Areas PAl A, PAlB, PAlC, PA2A, 
PA2B, PA2C, PA3A, and PA3B, as long as the total cumulative trip generation does not exceed the 4,560 ADT ceiling. 

** Implementation of Planning Areas PA3A, PA3B, and PA9 is not only subject to the applicable restrictions discussed in the previous footnote 
but is further limited to allow issuance of building permits in those areas only when the grading of Pelisaa Will Reae~Mffli!:!~~mff# 
has started. Further, the amount of development, on a cumulative basis, for Planning Areas PA4A, PA4B, and PA9 is to be limited so that 
the 101 st occupancy permit cannot be issued prior to the opening of Pelisaa ltill ReaS:N#mi:Mffili~~mft~ through to MacArthur Boulevard. 

~:,!~!:!:::::! •••·····~imi!i.~!!•~~~m~~~•'•~~·~; 
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11. Modifications to existing roadway standards will be carefully considered where justified by 

safety and circulation conditions. 

12. Where appropriate, sidewalks will not be required in Low Density and Medium-Low Density 

residential areas that abut open space areas. 

13. Public vistas to the ocean will be afforded along Pelie&B Hill Rea&llllli::gagmrlt where 

~ 'bl t .east e ... 

14. Roadway grading shall be blended into existing topography by contour grading, where feasible. 

Retaining walls and other structures may be used to minimize grading impacts. 

15. Visibility of terrace drains will be minimized to the greatest extent feasible through landscaping. 

16. Any landscaping on public roads will make a gradual transition to native vegetation where 

applicable. 

17. Improvements to accommodate widening of Pacific Coast Highway shall be allowed, and 

constitute a principal permitted use in PA 3A, PA 3B, PA 9, PA lOA, PA lOB, PA 14, and 

PA 17. 

18. In 1979, the County certified final EIR 267 for the San Joaquin Hills Transportation Corridor 

(State Route 73) and selected a locally-preferred route which would involve grading and 

construction in a small portion of the most inland area of coastal zone. This alignment will be 

under further review in a joint EIRIEIS currently being prepared with CalTrans as the lead 

agency for CEQA purposes and the FHWA as the lead agency for NEPA purposes. The 

following policy provides for the grading area identified pursuant to EIR 267: 
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a. San Joaquin Hills Transportation Corridor: 

Improvements in the grading area identified in Orange County EIR 267 required to 

accommodate grading and construction for the San Joaquin Hills Transportation Corridor 

(SJHTC, atJ$73) may be located in PA 2C and PA 6 when found consistent with the 

LCP in a Coastal Development Permit for the SJHTC, ~~73. 

19. The policies below provide for grading and construction required for the following projects: 

a. Sa& JeaquiB Hills Read:~ 

IFBflre•;emeats ref.}Hired te aeeefflftledate the gradiflg &BEl eea5t:meaea fur San Jeaq1:1iB Hills 

Read may be leeated iB pertieB5 ef PA 2C, PA 6, ~'\ 12D, PA 8, aBEl PA llA whea 

fel:lBEl eensisteat with the LCP iB a Ceastal De¥elepmeBt Permit fer any s1:1eh read prejeet. 

a. Laguna Canyon Road: 

Improvements to accommodate the widening and/or relocation of Laguna Canyon Road 

shall be allowed in PA 16A, PA 16B, PA 20A, PA 20B, PA 20C, PA 21A, and PA 21B, 

provided that any such project is the least environmentally damaging feasible alternative, 

as determined and approved by the California Coastal Commission. 

20. The typieal seetiea fer Sand Canyea Aveal:le' may be medified te inell:lde 13 feet wide laaes 

in erder te aeeemmedate a raised median. 

2rh2Q~ Traffic management program measures, including but not limited to the following, shall 

be encouraged by the landowner, operators, and lessees as appropriate at all stages of 

project development and buildout. Each Coastal Development Permit within an individual 
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planning area shall be accompanied by a description of specific traffic management 

program measures, as appropriate, which shall be carried out in furtherance of this policy: 

a. V anpool and carpool programs which encourage and assist people in forming rideshare 

groups; 

b. Setting aside preferred parking for people who share rides; 

c. Operating shuttles to transit stops, airports, and selected points of visitor attraction from 

overnight/fiiifi accommodations. The use of shuttles should be correlated with the 
·.:.:·:·:·:·:-:-:-:-:-:-:-:-:-:-· . 

buildout of visitor areas and real demand for shuttle services. Additionally, project hotels 

shall make cars available for guest use in accordance with guest needs and accepted hotel 

management practices; 

d. Setting up "transportation stores" to disseminate information on bus schedules and 

ridesharing; 

e. Construction of pedestrian and bicycle paths connecting areas of interest, in accordance 

with County management policies and golf course/resort management needs; 

f. Establishing efficient signal timing to speed traffic flows; 

g. Within the policies of the appropriate transit provider, encourage increased frequency and 

range of public transit, and; 

h. Providing bus-related transit facilities, where appropriate, such as bus shelters, bus 

pullouts, and bus turnarounds. 

~~~~~ Recognizing that Pacific Coast Highway is subject to complex regional impacts, the Growth 

Management Program is defined in lAP General Provision Subsection 11-3-A-9. Therefore 

the AMR procedure in relationship to this project's traffic impacts focuses only on the link 
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traffic volumes of Peliean Hill Roa&t,i!J19fii!:::&91~!i!i!lf!¥! and SaHEl Canyoa Aveal:le#. 
within the Coastal Area. For each year that the Orange County Annual Monitoring Report 

indicates that segments of Peliean Hill Roa<i or Sand Cza::eyoa Roadt,i!JII]i!i&Pi!!!ii!lfl! 
located within The 1r¥iaefil\iil Coast Planned Community are shown to be operating at 

traffic conditions worse than Level of Service "C" during commuter A.M./P.M. peak 

hours (i.e., an .80 v/c ratio or greater for an average peak hour weekday condition), the 

landowner shall prepare and submit a report to the County EMA to be approved by the 

Planning Commission containing the following information: 

a. An analysis that determines the source of the trips on the roadway link(s) in question by 

quantifying: 1) the number of trips which are directly attributable to development located 

within Planning Areas PA 1 through PA 10, PA 13, PA 14, PA 16 and PA 20; and 2) the 

remaining number of trips which are regional, through traffic, or traffic generated from 

other sources; and 

b. If the analysis determines that the amount of trips generated by the above-referenced 

Ir¥Hiel!~f~ Coast Planning Areas is 10% or more in excess of the trip generation 

projections estimated for equivalent levels of development in the "Irvine Coastal Areas 

Traffic Analysis" (Austin-Foust Associates, Inc., February 1987) then the report shall 

include an analysis of the traffic mitigation measure currently being implemented and 

recommend additional feasible mitigation measures which would be implemented within the 

LCP development area to further reduce project generated trips. 

The highway improvements and phasing as defmed in this Section E and on Exhibit Qi, 
which are required by this LCP, have been determined to be of significant public benefit 

beyond normal project requirements so as to meet the objectives of the County's Growth 

Management Policy. Consistent with this LCP, highway improvements and implementation 

of the Growth Management Program identified above will be incorporated into subsequent 

agreements, if any, between the landowner and County. 

=:::::::::::::::::~::::::::::::::::::::::::~¥.m:::Yti.~9*=%ttm.w.nm::t!l.!W~::e!M!!mm::@W:MJ!!i?:r:~~~m~i:mt:Mffi!~!Wm9!4!Y:t:!mm~k!tm~9~P:!: 
h#.B9.~!:1~:9:2g~:; 
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~~~~ To the maximum extent feasible, heavy construction traffic (i.e., dirt moving equipment, 

dump trucks, and cement trucks) will access the lf¥me:§l!llfi Coastal properties of 

Pelican Hill from the Ceyete CaByea baflefH.l &Btl/er ether i:Blane areaiiB91!i!!§IM 
Dtifi. Construction traffic for Camee Del Marlil&:::mmt, Wishbone, and Pacific Coast 
·:·:·:·:·:·:·:·:·:·:·:·:-:·: :·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·: 

Highway widening requiring access from Pacific Coast Highway will be restricted on 

Pacific Coast Highway to periods of non-peak traffic. The applicant shall provide on-site 

parking for construction vehicles working adjacent to the Pacific Coast Highway as soon 

as possible to minimize impacts on PCH. 

F. PUBLIC WORKS/INFRASTRUCTURE POLICIES 

1. All public works/infrastructure collection, distribution, and drainage facilities within residential 

and commercial areas necessary to support designated land uses from these systems are 

principal permitted uses under this Land Use Plan. 

2. Exhibits S, T, am ugt,:::1:::a;:::1 illustrate the concept plans for backbone water service, sewer 

service, and drainage facilities, respectively. These concept plans were prepared with the most 

current information available but are subject to refmement at more detailed stages of planning. 

Necessary above-ground public works, infrastructure, and utility facilities will be located and 

designed to minimize visual impacts. 

3. All necessary water service improvements, including pipelines, booster stations, and other 

facilities will be designed in conjunction with the fmal tract maps. 

4. The water system will be designed to provide adequate fire flows. Water reservoirs may be 

located above ground. 

5. Two water storage and transmission facilities will be located in Conservation areas to serve fire 

and domestic needs of adjoining development, both existing and proposed. One is currently 

located on the lower portion of one of the ridges in PA 17. The other will be located on the 

lower portion of the ridge in PA 21. 
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6. All necessary sewer service improvements, including pipelines, pump stations, and other 

facilities will be designed in conjunction with final tract maps. 

7. All necessary drainage improvements, including storm drains, detention basis within drainage 

courses, and other facilities will be designed in conjunction with final tract maps. 
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IMPLEMENTING ACTIONS PROGRAM 
PLANNED COMMUNITY 

DISTRICT REGULATIONS 

CHAPTER 1 

INTRODUCTION 

The State of California Planning, Zoning and Development Laws of the Government Code, as 

articulated by the County of Orange Zoning Code and General Plan, require that all zoning be 

consistent with the General Plan and the Government Code. 

The fl:¥Hle1,i!iJif~ Coast LCP Implementing Actions Program (lAP) is specifically designed to be 

consistent with and adequate to carry out the policies of the certified fl:¥Hlei~WP9i Coast LCP Land 

Use Plan, and consists of the following Planned Community (PC) District Regulations and related 

provisions, procedures, definitions and descriptions, including the PC Zoning Map/Statistical 

Summary, the PC Development Map/Statistical Table, and referenced County of Orange Codes. 
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PLANNED COMMUNITY STATISTICAL SUMMARY 
DEVELOP
MENT 
INCREMENT 

LAND USE GROSS MAXIMUM MAXIMUM 
ACREAGE DWELLING ACCOMMODATIONS 

lA,lB,lC Residentiil 
2A,2B,2C 
3A,3B 
4A,4B, 5, 6 
7A, 7B, 8, 9 

TOTAL RESIDENTIAL 1,922 

10A,10B 

llA,llB, 
12A,12B,12C, 
12D, 12E 

17 

18, 19 

20A,20B,20C 

21A,21B,21C 
21D 

Golf Course 367 

Recreation -- 1,368 
Buck Gully, Los 
Trancos/Muddy 
Canyon, Pelican/ 
Wishbone Hill Areas 

Crystal Cove 
State Park 2,807 

Irvine Coast 
Wilderness 
Regional Park 677 

Recreation Parcels 
Adjacent Laguna 
Canyon Road 26 

Conservation 
Irvine Coast Wilderness 
Regional Park 1.989 

Ta!'ALOPEN SPACE/RBCREATION '1 ,234 

13A Tourist 53 
13B Commercial 32 
13C 41 
13D 38 
13E 60 
13F 15 
14 24 
16A,16B 13 

TOTAL roMMERCIAL 2'16 
TOTAL Acres 
Within Planned Community 9,432 

UNITS* PER DEVELOPMENT 
INCREMENT* 

2,600* 

2,600* 

1,100* 
600* 
450* 
350* 
600* 
300* 
250* 

2,150* 

• The maximum accommodations for each development increment will not be 
exceeded, nor will the total number of dwelling units and accommodations 
exceed the maximum permitted for the total Planned Community. 

Note: See Exluoit V, Planned Community Statistical Table, for more detailed 
information. 
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EXIDBIT T 
SECOND AMENDMENT 

PLANNED COMMUNITY STATISTICAL SUMMARY 
Newort Coast Local Coastal Program 

Maximum 

DEVELOPMENT INCREMENT LAND USE GROSS 
Dwelling 

ACREAGE 
Units 1 

1A, 1B, 1C,2A,2B,2C Residential 
3A,3B,4A,4B,5,6, 7 A, 7B, 8,9 

TOTAL RESIDENTIAL 1,873 2,600 1 

10A,10B Golf Course 354 

11A,11B, Recreation - Buck Gully, Los Trancos/ 1,485 
12A, 12B, 12C, 120, 12E, 12F, Muddy Canyon, Pelican/Wishbone Hill Areas 
12G, 12H, 121, 12J 

17 Crystal Cove State Park 2,807 

18,19 Irvine Coast Wilderness Regional Park 677 

20B,20C Recreation Parcels Adjacent Laguna Canyon 20 
Road 

21A,21B,21C,12D,16A,16B, Conservation 2,000 
Irvine Coast Wilderness Regional Park 

TOTAL OPEN SPACE/RECREATION 7,343 

13A Tourist Commercial 52 

13B 30 

13C 37 

130 38 

13E 59 

13F 14 

14 30 

20A 17 

TOTAL COMMERCIAL 277 

TOTAL Acres Within Planned Community 9,493 

MAXIMUM Allowed Dwelling Units Within Planned Community 1 2,600 1 

MAXIMUM Allowed Accommodations Within Planned Community 1 

Note: See Exhibit X, Planned Community Statistical Table, for more detailed information. 

MAxiMUM 
ACCOMMODATIONS 

PER DEVELOPMENT 

INCREMENT 1 

1,100 1 

600 1 

750 1 

650 1 

300 1 

0 1 

250 1 

2,150 1 

1 The maximum accommodations for each development increment will not be exceeded, nor will the total number of dwelling 
units and accommodations exceed the maximum permitted for the total Planned Community. 
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CHAPTER2 

PURPOSE AND OBJECTIVES 

These regulations are intended to govern the conservation and development of The fl:¥iftefi:IIBH 
Coast Planned Community as a coordinated, comprehensive project in order to use large-scale urban 

planning to create a superior environment to comply with Section 30513(a) of the California Coastal 

Act of 1976. 

These regulations are consistent with and implement the General Plan and the Land Use Plan of The 

~~~1!91 Coast Planning Unit of the Local Coastal Program of the County of Orange. They 

are also intended to create aft fl:¥Hlei!WPI~ Coast Planned Community Development Plan in 

compliance with Section 7-9-103, PC "Planned Community" District Regulations, of the County of 

Orange Zoning Code. 

These regulations propose innovative community design and site planning concepts for development, 

while protecting and managing large open space areas (approximately +ef:! percent of the site) that 

will be preserved through this Planned Community. These regulations also establish a logical and 

timely sequence for governmental review of development proposals. Discretionary permits and 

procedures are summarized below, and described fully in Chapter 10. 

A. COASTAL DEVELOPMENT PERMITS (CDP) 

Coastal Development Permits are required in accordance with County of Orange Zoning Code 

Section 7-9-118. A CDP implements the California Coastal Act of 1976, as articulated by The 

fl:¥iftelll91 Coast Local Coastal Program, and may be processed as a large-scale plan. A detailed 

Site Plan may also be subsequently required for certain development projects. 

B. ALTERNATIVE DEVELOPMENT STANDARDS 

With approval of a CDP, alternative development standards may be established without an LCP 

amendment where the standards pertain to: setbacks to residential streets; nonresidential highways 

or local streets; rear and side yard setbacks for development not bordering an open space or 
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recreation area; building height (except for Planning Area PA 6) in areas not visible from Pacific 

Coast Highway; area per unit for residential inland of Pacific Coast Highway; walls and fences; land

scaping other than along Pacific Coast Highway; signage; lighting; loading, trash and storage areas 

not visible from Pacific Coast Highway; vehicular driveways and sidewalks; outdoor storage areas; 

and/or modifications for off-street parking requirements in areas inland of Pacific Coast Highway. 

Alternative development standards other than those specified above will require an LCP amendment. 

Allowable variations in Planning Area boundaries and related matters are governed by the provisions 

of Chapter 11 of this lAP. 

A CDP proposing to establish alternative development standards shall require a public hearing, with 

public notification, before the Planning Commission per Zoning Code Section 7-9-150.3(c) as 

adopted by the County at the time of Coastal Commission certification of this LCP. 

When a Coastal Development Permit proposes to establish alternative development standards, the 

burden of proof shall be on the project proponent. The alternative development standards may be 

approved when it is found that they will result in an equivalent or better project in terms of 

minimizing adverse impacts and enhancing public benefits to the immediate and surrounding 

community. 

C. PRINCIPAL PERMITTED USES 

Land uses listed in this lAP as principal permitted uses are considered to be within the category of 

"Principal Permitted Use" under the County of Orange Zoning Code Section 7-9-118, the California 

Coastal Act of 1976, in general, and Public Resources Code Section 30603 (a) (4), in particular. 
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CHAPTER3 

GENERAL PROVISIONS AND REGULATIONS 

A. GENERAL PROVISIONS 

1. Except as specifically provided in this Implementing Actions Program, all construction and 

development within the project area shall comply with applicable provisions of the Uniform 

Building Code and the various related Mechanical, Electrical, Plumbing Codes, the Grading and 

Excavation Code, the Subdivision Code and Sign Code as currently adopted by the Board of 

Supervisors. In case of a conflict between those specific provisions and these regulations, the 

more restrictive shall prevail. 

2. The building height requirements shall be as specified by each land use district of this 

Implementing Actions Program. The methods used for measuring building height shall be as 

stipulated in Chapter 12, Definitions, of this Implementing Actions Program. 

3. All building sites shall comply with the provisions of the County of Orange Zoning Code 

Section 7-9-126, "Building Site Requirements". 

4. All conditions, requirements, and standards, indicated graphically or in writing as part of any 

approved discretionary permit or detail plan granted by authority of these regulations shall have 
• 

the same force and effect as these regulations. Any use or development established as a result 

of such approved permit or plan but not in compliance with all such conditions, requirements, 

or standards shall be in violation of this Implementing Actions Program. The enforcement 

provisions of Section 7-9-118.7 and Section 7-9-154 are applicable to this Implementing Actions 

Program. 

5. The meaning and construction of words, phrases, titles and terms used in this Implementing 

Actions Program shall be the same as provided in Section 7-9-21, Definitions, of the Zoning 

Code except as otherwise specifically provided herein (see lAP Chapter 12, Definitions). 
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6. This Implementing Actions Program is intended to regulate all development within The 

IPriBeJ:i~!l!,l Coast. In cases where sufficient direction for interpretation of these regulations 

is not explicit in the approved Land Use Plan and Implementing Actions Program, the County 

of Orange Zoning Code shall provide direction as determined by the Director, EMA. 

7. The provisions of Zoning Code Section 7-9-145, Off-Street Parking Regulations, are applicable 

to this Planned Community except where otherwise expressly listed as exceptions in Chapter 9, 

Off-Street Parking Regulations, of this Implementing Actions Program. 

8. All discretionary actions permitted or required in this Planned Community shall be consistent 

with the types of permits listed in the CD "Coastal Development" District Regulation's Section 

7-9-118 and Section 7-9-150 of the County of Orange Zoning Code. 

9. An Annual Monitoring Report (AMR) shall be prepared and submitted in the fall of each year 

to the County of Orange Administrative Office and the Environmental Management Agency. 

The submittal of an AMR is required for conformance with the Growth Management Program 

of the Land Use Element of the County of Orange General Plan and the County's Annual 

Development Monitoring Program. The Board of Supervisors, in the annual adoption of the 

Development Monitoring Program, may identify significant imbalances between development 

projections and planned infrastructure or in the proportionate development of residential, 

commercial and employment land uses. The Board of Supervisors may defer subdivision 

approval within the Planned Community until approaches capable of resolving imbalances are 

proposed to and approved by the Board of Supervisors. The AMR will be the project 

proponent's opportunity to demonstrate mitigation measures and implementation strategies 

which will ensure adequate infrastructure for the community. With respect to 

Transportation/Circulation, this general provision may be implemented in such a manner as to 

reflect the provisions of a separate agreement as discussed in the LUP's 

Transportation/Circulation Policies Subsection 1-4-E-22, provided that any such agreement is 

subsequently approved by the County and found by the County to be consistent with this 

Implementing Actions Program. 
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10. If any portion of these regulations is, for any reason, declared by a court of competent 

jurisdiction to be invalid or ineffective, in whole or in part, such decision shall not affect the 

validity of the remaining portions thereof. The Board of Supervisors hereby declares that it 

would have enacted these regulations and each portion thereof irrespective of the fact that any 

one or more portions be declared invalid or ineffective. 

B. SPECIAL DEVELOPMENT REVIEW PROVISIONS 

1. Residential development within The Iwinel- Coast Planned Community shall be limited 

to a maximum of 2,600 dwelling units. Compliance with the County's Housing Element will 

be demonstrated in the Housing Implementation Plan. To implement the County's Housing 

Element, the Housing Implementation Plan (HIP) shall be submitted to and approved by the 

Director, EMA, prior to the recordation of final tract map(s) which include more than a 

cumulative total of 500 residential lots or units within The lrvinef!~l,ll Coast Planned 

Community!:. 

2. PLANNING AREA/DWELLING UNITS/DENSITY PER ACRE: 

a. The dwelling units and density permitted in any residential density category, (e.g., Low 

Density) shall apply to the overall Planning Area (e.g., P'kmn:iBg 1\rea PA 3A.) in the 

Planned Community designated in such a residential density category and shall not be 

literally applied to any particular division of that area. 

b. Computation of acreage for determining density shall be based on gross area. 

3. PLANNING AREA BOUNDARIES: 

a. Except as otherwise indicated, dimensions are measured from centerlines of streets and 

highways. 
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b. When a Planning Area boundary depicted on the PC Development Map is also an arterial 

highway and the arterial highway is realigned, the Planning Area boundary may be revised 

to coincide with the realigned highway. 

c. Adjustments in Planning Area boundaries resulting in an acreage change of 10% or less 

of the total Planning Area for final street/highway alignments, landscaping requirements, 

Fire Protection Edge Treatments and/or Urban Edge Treatments, geotechnical or engi

neering refmements to Coastal Development Permits, Site Plans, and/or Tentative and/or 

Final Subdivision Maps shall not require amendment of the PC Zoning Map and/or 

Statistical Summary, provided the types or intensity of land uses for each Planning Area 

as approved in the LCP Land Use Plan and the maximum dwelling units and 

overnight{f,ff,IJ accommodations indicated in the Statistical Table are not altered and such 

adjustments are consistent with the LCP Land Use Plan. 

d. Final Planning Area boundaries shall be established by a Coastal Development Permit, and 

refmed by the Site Plan and/or Tentative or Final Subdivision Map approval. 

The boundary lines between Planning Areas within the same Land Use District may be 

adjusted, provided that the variation is consistent with the total acreage of Development and 

Open Space shown on the Planned Community (PC) Statistical Summary as provided for 

in Chapter 11 of this lAP, and does not result in development occurring within the 

proposed Irvine Coast Wilderness Regional Park dedication areas. 

e. Commercial and other nonresidential and residential uses and areas, to be located at inter

sections of streets or highways, shall be located to conform with fmal street or highway 

alignments without requiring an amendment of the Development Plan and Supplemental 

Text. 

f. The boundary between Planning Area PA 17 and Planning Areas PA 3B, 11:::11:~ PA 6, 

P.l.iJ12lU PA 12C, P-A 12D, PA 12E, PA 14, and PA 21D is intended to reflect the legal 
·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:· 

boundary of Crystal Cove State Park. 
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4. ENVIRONMENTALLY SENSITIVE HABITAT AREAS (ESHA'S): Prior to, or 

coincidental with, the approval of any Coastal Development Permit for an area within 100 feet 

of an ESHA depicted on Exhibit H, compliance with LCP Land Use Plan, Environmentally 

Sensitive Habitat Area Policies Sections 1-3-D, 1-3-E, and 1-3-F shall be demonstrated. 

5. GRADING: Grading plans for all projects in The IPrHlel,i,UP,[~ Coast Planned Community 

shall be consistent with the County of Orange Grading Code and LCP Land Use Plan Grading 

Policies Section 1-3-L. Grading plans shall be accompanied by geological and soil engineer 

reports, and shall incorporate all pertinent recommendations. The soils engineer and 

engineering geologist must certify the suitability of a graded site prior to clearance for issuance 

of a building permit. Grading will be permitted within The Planned Community outside of an 

area of immediate development provided that, a) grading shall be confmed to the development 

planning areas shown on Exhibit F and, b) the Coastal Development Permit shows all areas of 

grading inside and outside of the immediate area of development. The landscape and grading 

plans shall include provisions for temporary erosion control consistent with LCP Land Use Plan 

requirements on all graded sites which are scheduled to remain unimproved between October 

15 and April 15 of any year. 

6. ARCHAEOLOGICAL AND PALEONTOLOGICAL RESOURCES: Prior to or coincidental 

with the approval of a Tentative Subdivision Map, except for Large-lot Subdivisions for 

fmancial or conveyance purposes, mitigation programs for archaeological and paleontological 

resources established in accordance with the Board of Supervisor's 

Archaeological/Paleontological Policies and the LCP Land Use Plan's Archaeological Policies 

Section 1-3-G and Paleontological Policies Section 1-3-H shall be submitted to and approved by 

the Manager, County of Orange EMA-Harbors, Beaches and Parks/Program Planning Division 

(HBP{PPD). 

7. DEVELOPMENT/OPEN SPACE BOUNDARY: Tentative Subdivision Maps, Coastal 

Development Permits, or Site Plans abutting an Open Space Planning Area shall provide for 

the following either on the Map or on an appropriate supplemental graphic or text in a manner 

consistent with LCP Land Use Plan's Development/ Open Space Edges Policies Section I-3-M: 
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a. Urban Edge Treatment: describing the interface treatment area between the urban and 

open space uses in a manner consistent with the LCP Land Use Plan; 

b. Fire Protection Edge Treatment,: including any fuel breaks or fuel modification zones 

in a manner consistent with the LCP Land Use Plan and the County of Orange Fire Protec

tion Planning Task Force Report; and 

c. Additional Infonnation: which the Manager, EMA HBP~PPD, deems necessary to 

assure consistency with the LCP Land Use Plan and any conditions of approval applying 

to The~~- Coast Planned Community. 

8. AGRICULTURE: All existing and continuing grazing activities and uses, together with all 

accessory structures and uses which are customarily incidental or necessary to main buildings 

or uses, are permitted on an interim basis in accordance with LCP Land Use Plan's Resource 

Conservation and Management Policies in Chapter 1-3. 

9. AGRICULTURAL PRESERVE: The terms of the Agricultural Preserve contract which apply 

to certain lands within this Planned Community shall remain in full force and effect until any 

such contract is canceled, expires, or is invalid under the Williamson Act as amended. 

10. LOCAL PARKS: Local Park Implementation shall be as set forth in the Local Park 

Implementation Plan contained in the LCP Appendix, Item 5 l::::::-!!!!1i~i11RE! 

--~. 
11. MASTER DRAINAGE AND RUNOFF MANAGEMENT PLAN: As part of the review and 

approval of the first Coastal Development Permit(s), there shall be submitted to and approved 

by the Manager EMA Regulation, Development Services Division, a "Master Drainage and 

Runoff Management Plan" addressing in a comprehensive manner the following LUP Chapter 

3 policy sections~: 
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• Section I - Erosion Policies; 

• Section J - Sediment Policies; 

• Section K- Runoff Policies; 

• Section L- Grading Policies; and 

• Section E- Category "C" ESHA (Marine Life Refuge). 

Each of the above-noted policy sections shall be addressed in a comprehensive manner with 

respect to the proposed development including: 1) data on existing water quality and quantity; 

2) assessment of project impacts on water resources, existing and proposed riparian habitats, 

and off-shore marine life; 3) identify mitigation measures and provide for implementation and 

long-term maintenance; and 4) monitoring program as determined necessary. The master 

drainage and RMP shall demonstrate conformance with the above-noted policies with specific 

emphasis on development impacts to the four sub-watershed/drainage areas summarized as 

follows and shown in Exhibit ~V: 
.:::::;:: 

a. Development areas draining into Buck Gully; 

b. Development areas draining into Los Trancos Canyon; 

c. Residential, golf course, and resort areas draining across the frontal slopes of Pelican Hill 

and eventually discharging into existing drainages through Crystal Cove State Park; and 

d. Development areas draining into Muddy Canyon. 

Conformance with LUP Chapter 3 Policy Sections I-L shall be assured for drainage into Buck 

Gully, Los Trancos Canyon, and Muddy Canyon. In addition to these policies, conformance 

with LUP Chapter 3 Policy Section E shall be required for development affecting drainage 

across the frontal slopes of Pelican Hill. The site-specific analyses shall provide a 

comprehensive overview of the physical improvements and control measures for all 

development areas draining into each of the above sub-watershed drainage areas. Accordingly, 

mass-grading plans shall be reflected in the site specific analyses and shall be related to the 

aforementioned physical improvements and control measures addressing LUP's Erosion, 

Sediment, Runoff, and Grading Policies. At least forty-five (45) days prior to any final County 

action on the Master Drainage and Runoff Management Plan, the proposed Plan shall be 

submitted to State Parks for review and comment. At the time of the approval of the CDP and 

any associated CEQA review for such development areas, specific fmdings shall be made 

regarding conformance with individual policy requirements. 
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12. EROSION CONTROL PLANS: All Erosion Control Plans shall include provisions for 

temporary erosion control on all graded sites which are scheduled to remain unimproved 

between October 15th and April 15th of any year, consistent with LCP Land Use Plan's 

Erosion Policies Section I-3-I and Runoff Policies Section I-3-K. 

13. WATER AND SEWER: Water and sewer facilities shall be installed in accordance with an 

approved Plan of Public Works, prior to or concurrent with development. 

14. ROAD STANDARDS: Prior to or concurrent with the approval of any Tentative Subdivision 

Map, Coastal Development Permit, or Site Plan, modification to County of Orange Road 

Standards may be considered in accordance with the LCP Land Use Plan's Transpor

tation/Circulation Policies Section I-4-E. Modifications to standards for local streets and 

collectors shall not require an LCP Amendment. 

15. LOCAL STREET CONNECTIONS TO PACIFIC COAST IDGHW AY (PCH): In addition 

to arterial highway intersections, all potential local street connections to PCH planned for PA 

3A, PA 3B, PA 9, and PA 17 are shown conceptually on the Planned Community Development 

Map. The connection shown between PA 3B and PA 14 may be located in either of the two 

Planning Areas. 

16. BLUFF-TOP SETBACKS FOR PLANNING AREA PA 9: Primary structures in PA 9 will 

be sited consistent with Residential Policies Section I-4-D-3~. 

17. TRAIL REQUIREMENT FOR PLANNING AREA 9: New development in PA 9 will 

provide an area for a bluff top public trail which connects to Crystal Cove State Park, in a 

manner capable of accommodating the trail iinprovements required as a condition of Coastal 

Development Permit No. 5-84-188 issued by the California Coastal Commission on November 

27, 1984. It will complement a trail system similarly located within the State Park~. 
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18. TEMPORARY USES: Temporary special community events, such as parades, pageants, golf 

tournaments, community picnics, athletic contests, swim meets, and other similar uses, may be 

permitted in any Planning Area, except Conservation and Recreation Planning Areas PA 18, 

PA 19, and PA 21 in The lrviBel#,'m1,1 Coast Planned Community, subject to approval by the 

Director, EMA. 

19. LARGE-LOT SUBDIVISIONS: Large-lot subdivisions, for the purpose of financing or 

conveyance, may be approved when no parcel is smaller than 20 acres; provided the 

Subdivision or Parcel Map related thereto includes a declaration that the lots created are not 

building sites. This includes the subdivision of commercial visitor-serving (i.e., Tourist

Commercial) use areas. Installation of infrastructure improvements shall not be made a condi

tion of approval of these large-lot subdivisions but all parcels shall be subject to any overall 

grading, drainage, and erosion control conditions required to assure conformity with the LCP 

at the time of issuance of the Coastal Development Permit for the large-lot subdivision. 

20. ANNEXATION/INCORPORATION: In the event of application for annexation or 

incorporation of all or part of The IPrmei;IYPI~ Coast Planned Community, a revised Fiscal 

Impact Report shall be prepared by the petitioners to assess the cost/revenue impact of such 

annexation or incorporation on the County and on the special districts serving the property to 

be annexed or incorporated. 

21. FLOODPLAIN DISTRICT: The FP "Floodplain" District Regulations will apply to The 

IPrmefiB,p§ Coast Planned Community in accordance with Section 7-9-48 and Section 9-9-

113 of the County Zoning Code. 

22. SCENIC IDGHWAY DISTRICT: The SH "Scenic Highway" District regulations will apply 

to The lrviBel#,~l,j Coast Planned Community in accordance with Section 7-9-119 of the 

County Zoning Code, except that a Coastal Development Permit, where otherwise required, 

may be processed in lieu of a Site Development Permit. 
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23. ULTIMATE mGHWAY ALIGNMENTS: Blli'Yll,1timate Highway alignments for Peliean I 

HiH R:eftEI:I!I!II~I@It~!lfl~ &Btl Santi Canyea .'\-veaae~ shall reflect geotechnical and 

environmental factors and shall be in substantial conformance with the alignments shown in I 
Exhibits L afttl N. 

24. IRS BLOCKS: The ~PriaelffBIR Coast Planned Community encompasses all or portions of 

the following IRS Blocks 96, 129, 130, 131 A&B, 132, 133, 134, 161, 163, 164 A&B, 165, 

166, 167, 181, 182, 183, and 185. 

25. PUBLIC UTILITIES: Public utility buildings, structures, and facilities including, but not 

limited to, electrical, water sewage, telephone, and television, and their storage, distribution, 

treatment and/or production required to carry out development allowed in the LUP are 

permitted in planning areas in conformance with the LCP Land Use Plan's Policies Chapters 

3 and 4. 

26. FIRE STATION: Prior to the recordation of the first development map inland of PCH, the 

developer shall enter into an agreement with the County of Orange that includes the following 

a. The developer shall offer for dedication a site in the vicinity of PelieBH Hills R:eet!J:IIIF, 
§RB!!Ifli and the San Joaquin Hills Transportation Corridor to be specifically used for 

a frre station. Said location shall be to the satisfaction of the Manager of Fire Services of 

the Orange County Fire Departmentl 

b. The developer shall participate proportionately in the construction of said frre station in a 

manner identified by the Manager of Fire Services of the Orange County Fire Department 

and approved by the Board of Supervisors. 

27. LAGUNA CANYON ROAD: Improvements to accommodate the widening and/or relocation 

of Laguna Canyon Road shall be allowed in PA 16A, PA 16B, PA 20A, PA 20B, PA 20C, PA 

21 A, and PA 21 B, provided that any such project is the least environmentally damaging feasible 

alternative, as determined and approved by the California Coastal Commission. 
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CHAPfER4 

RESIDENTIAL PLANNING AREAS 

A. LOW DENSITY RESIDENTIAL PLANNING AREAS llfii~lltfljf'ilfil'~~~~~~~~ 
............... •.v.• • ..-..... •,•,·.·,v.·:.·.·.•.•.·.·.•:.·.·.•,•J!¢!!)%m::::t.•.·,·,·•······························ 

1. PURPOSE AND INTENT: 

The Low Density Residential Planning Areas of The lrviBelf.EI Coast Planned Community 

are established to provide for a range of single-family detached housing and lot sizes. as well 

as recreation uses. community facilities. community service facilities. and other uses and 

structures accessory to the principal uses. These Low Density Residential Planning Area 

Regulations are intended to implement the LCP Land Use Plan's Residential Policies Section 

1-4-D. and are subject to the requirements of the LCP Land Use Plan's Policies in Chapters 3 

and 4. 

2. PRINCIPAL AND OTHER PERMI'ITED USES: 

The following principal and other permitted uses are permitted in all Planning Areas designated 

for Low Density Residential use subject to the approval of a Coastal Development Permit as 

provided in Chapter 10: 

a. Principal Pennitted Uses Subject to Zonine Administrator Approval: 

1) Detached single-family dwellings. 

2) Community care facilities serving twelve (12) or fewer persons per Zoning Code 

Section 7-9-141. 

3) Community facilities, including the following uses. and related and similar uses: 

a) Intra-community directional signs. 

b) Public and private parks (non-commercial). 
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c) Public and private (non-commercial) recreation centers and facilities including, but 
not limited to, swimming pools, tennis courts, and clubhouses. 

d) Riding, hiking, and bicycle trails. 

e) Security and maintenance facilities related directly to the residential community. 

b. Principal Permitted Uses Subject to Plannina Commission Approval: 

1) Community and community service facilities including the following uses, and related 

and similar uses: 

a) Community centers. 

b) Community information centers. 

~~ Residential Planned Developments per Zoning Code Section 7-9-110. 

c. Other Permitted Uses Subject to Plannina Commission Approval (these uses are 

appealable to the California Coastal Commission per County Zonina Code Section 7-9-

118.6 (4) b): 

1) Community and community service facilities including the following uses, and related 

and similar uses: 

a) Churches. 

b) Fire stations. 

c) Schools. 

d) Public and private day care/nursery schools. 
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3. ACCESSORY PERMITI'ED USES: 

Accessory uses and structures are permitted when customarily associated with and subordinate 

to a Permitted Use on the same building site, per Zoning Code Section 7-9-137 except as 

modified in Subsection 6 of this Section, including: 

a. Garages and carports; 

b. Detached accessory structures such as greenhouses, gazebos, cabanas, and storage sheds; 

c. Swimming pools, therapy baths, water fountains, and related equipment; 

d. Covered patios and decks; 

e. Fences and walls; 

f. Tennis courts, parks, trails, greenbelts, and common areas; 

g. Gtiest eea:ages and eB:Fetit:IEef c:tl:l&fters iB PA 3A, PA 38, aBEl PA ~: eire guest cottage 

or caretaker unit per building site, limited to 1 ,500 square feeqj on building sites of a 

minimum 20,000,IIf:fll! square feet; 

h. Signs per Zoning Code Section 7-9-144; 

i. Noncommercial keeping of pets and animals per Zoning Code Section 7-9-146.3; 

j. Home occupations per Zoning Code Section 7-9-146.6; and 

k. Non-commercial/non-profit art displays and galleries. 
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4. TEMPORARY PERMITTED USES: 

Temporary uses are permitted in Residential Planning Areas subject to the requirements of 

County of Orange Zoning Code Section 7-9-136, Temporary Uses and Strucrures, and 

consistency with the LCP Land Use Plan. 

5. PROHIBITED USES: 

a. The storage of vehicles, equipment, or products related to a commercial activity not 

permitted in this area; 

b. The keeping of pets or animals for any commercial purpose; 

c. Apiaries; 

d. Industrial and manufacruring facilities; and 

e. Uses not provided by Subsection 2 through 4 of this Section shall be prohibited, however 

it is recognized that certain permitted uses are only defined generally and may require 

interpretation by the Director, EMA, per Zoning Code Section 7-9-20. 

6. SITE DEVELOPMENT STANDARDS: 

a. BuDdin& site area: 

1) In PA 6, PA 7A, and PA 7B: Thirty thousand (30,000) square feet minimum. 

2) lft PA 3A 8:116 PA 3B: Fert:y tkeasfi:B6 (4Q,QQ9j Sij1:l&re feet mHHm1:lm. 

b. Bulldina site width: No minimum. 
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c. Buildin& heiaht: Thirty-five (35) feet maximum, except special height provisions may 

apply to Planning Area PA 6 pursuant to LUP Subsection I-4-D-4e. 

d. Buildin& site coveraae: Fifty (50) percent maximum. 

e. Buildin& setbacks: 

1) From any street: Ten {10) feet minimum except garages and carports per Subsection 

7 below. 

2) Side: Ten (10) feet minimum for one side only, or ten (10) feet aggregate total for 

both sides. 

3) Rear: Ten {10) feet minimum. 

4) Patios: No attached or detached covered patio shall be located closer than three {3) 

feet to a property line except the street-side property line of a corner lot, in which case 

a minimum distance of ten (10) feet shall be maintained. 

5) Projections into required setbacks: Eaves, cornices, chimneys, balconies, and other 

similar architectural features may project a maximum of six ( 6) feet into any required 

front, rear, or side setback. 

6) Miscellaneous provisions and exceptions unless otherwise specified: 

a) Attached accessory buildings shall be considered as a part of the main building; 

and 

b} Detached accessory buildings shall be located no closer than the setback required 

for the main building. 
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7) Garage and carport placement: The point of vehicular entry to a garage or carport 

shall be a minimum distance of seven (7) feet or less, or twenty (20) feet or more 

from the back of sidewalk, or. if there is no sidewalk, from back of curb. 

f. Fences and waDs, maximum heiaht provided that. for vehicular safety purposes. site 

distances are not obstructed:: 

1) Within areas where main buildings may be placed: ten (1 0) feet maximum, except for 

entry gates and other ornamental and architectural features, which may be a maximum 

of twenty-five (25) feet. 

2) Within front setback area: six (6) feet maximum. 

3) Within other setback areas: the maximum height shall be six (6) feet, except that this 

maximum may be exceeded when higher walls are required by the Director, EMA, for 

the purpose of noise mitigation or other health and safety measures. 

g. Off-street parkin&: Shall be provided per Chapter 9 of this lAP. 

b. Li&hts: All lights shall be designed and located so that light rays are aimed at the site. 

i. Gradina: Shall occur in areas averaging less than 30% slopes unless there are no other 

feasible, less environmentally damaging alternatives. 

j. Standards for local roads, including gradients, width, radius of curvature, and lighting, 

shall ensure that visual impact is minimized. 

k. Areas of disturbed son shall be hydro-seeded with native or non-intrusive non-native 

plants to control erosion. 

I. Manufactured slopes alona development edaes shall incorporate contour grading 

techniques. 
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m. Compliance with LUP Residential Polley Subsection 14-D-4e, will be demonstrated 

through a Viewshed Analysis. 

1. PURPOSE AND INTENT: 

The Medium-Low Density Residential Planning Areas of the ~- Coast Planned 

Community are established to provide for a variety of residential uses including predominantly 

smaller lot single-family attached. patio home. townhome, and duplex housing types, as well 

as larger single-family detached housing types. recreation uses, community facilities. com

munity service facilities, and other uses and structures accessory to the principal uses. These 

Medium-Low Density Residential Planning Area Regulations are intended to implement the 

LCP Land Use Plan's Residential Policies Section 1-4-D. and are subject to the requirements 

of the LCP Land Use Plan's Policies in Chapters 3 and 4. 

2. PRINCIPAL AND OTHER PERMITTED USES: 

The following principal and other permitted uses are permitted in all Planning Areas designated 

for Medium-Low Density Residential use subject to the approval of a Coastal Development 

Permit as provided in Chapter 10: 

a. Principal Pennitted Uses Subject to Zonine Administrator Approval: 

1) Detached single-family dwellings. 

2) Community care facilities serving twelve (12) or fewer persons per Zoning Code 

Section 7-9-141. 
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3) Community facilities including the following uses, and related and similar uses: 

a) Intra-community directional signs. 

b) Public and private parks (non-commercial). 

c) Public and private (non ..commercial) recreation centers and facilities including, but 
not limited to, swimming pools, tennis courts and clubhouses. 

d) Riding, hiking, and bicycle trails. 

e) Security and maintenance facilities related directly to the residential community. 

4) Attached single family dwellings and duplexes, except planned developments. 

5) Only if golf course play is extended into PA 9, and then for PA 9 only, the residential 

uses permitted in this Section will be allowed in combination with uses permitted in 

Section TI-6-B-la/d (Golf Courses/ Clubhouse Facilities) and TI-6-B-2 (Accessory Per

mitted Uses) subject to the requirements of Section TI-6-E-2 through 11-6-E-8 (Golf 

Course Site Development Standards), a maximum building height of 28 feet, and a 

maximum of 10,000 square feet (gross) for golf course/clubhouse facilities (the square 

footage of such facilities shall be included within the maximum square feet limitation 

for all Tourist Commercial facilities for PA 13 as provided in Chapter 11-5). 

911 Accessory Permitted Uses referenced in Subsection 3 of this Section when located 

on a separate building site. 

b. Principal Permitted Uses Subject to Plannin& Commission Approval: 

1) Community and community service facilities including the following uses, and related 

and similar uses: 

a) Community centers. 

b) Community information centers. 
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~!, Residential Planned Developments per Zoning Code Section 7-9-110. 

~)~~ Residential condominiums and stock cooperatives per Zoning Code Section 

7-9-147. 

c. Other Permitted Uses Subject to Plannin& Commission Approval (these uses are 

appealable to the California Coastal Commission per County Zonin& Code Section 7-9-

118.6 (4) b): 

1) Community and community service facilities including the following uses, and related 

and similar uses: 

a) Churches. 

b) Fire stations. 

c) Schools. 

d) Public and private day care/nursery schools. 

3. ACCESSORY PERMITTED USES: 

Accessory uses and structures are permitted when customarily associated with and subordinate 

to a Permitted Use on the same building site, per Zoning Code Section 7-9-137 except as 

modified in Subsection 6 of this Section, including: 

a. Garages and carports; 

b. Detached accessory structures such as greenhouses, gazebos, cabanas, and storage sheds; 

c. Swimming pools, therapy baths, water fountains, and related equipment; 

d. Covered patios and decks; 
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e. Fences and walls; 

f. Tennis courts, parks, trails, greenbelts, and common areas; 

g. Gliest eetmges B:Rd: e&Fet:aker EtSB.fterS iB P..'\ S: eflne guest cottage or caretaker unitper 

building site, limited to 1,500 square feetj on building sites of a minimum lG,~fJII .... . .......... ;. ........ •.·.·.·:-. 
square feet; 

h. Signs per Zoning Code Section 7-9-144; 

i. Noncommercial keeping of pets and animals per Zoning Code Section 7-9-146. 3; 

j. Home occupations per Zoning Code Section 7-9-146.6; and 

k. Non-commercial/non-profit art displays and galleries. 

4. TE.MPORARY PERMITTED USES: 

Temporary uses are permitted in Residential Planning Areas subject to the requirements of 

County of Orange Zoning Code Section 7-9-136, Temporary Uses and Structures, and 

consistency with the LCP Land Use Plan. 

5. PROIDBITED USES: 

a. The storage of vehicles, equipment, or products related to a commercial activity not 

permitted in this area; 

b. The keeping of pets or animals for any commercial purpose; 

c. Apiaries; 

d. Industrial and manufacturing facilities; and 
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e. Uses not provided by Subsection 2 through 4 of this Section shall be prohibited, however 

it is recognized that certain permitted uses are only defmed generally and may require 

interpretation by the Director, EMA, per Zoning Code Section 7-9-20. 

6. SITE DEVELOPMENT STANDARDS: 

a. Building site area: Three thousand (3,000) square feet minimum for condominium and 

stock cooperative; two thousand five hundred (2,500) square feet minimum for detached 

and attached single-family, duplex, and other (nonresidential) developments. 

b. Building site width: No minimum. 

c. Building height: Thirty-five (35) feet maximum, except twenty-eight (28) feet maximum 

in PA 9. 

d. Building site coverage: Fifty (50) percent maximum. 

e. Building setbacks: 

1) From any street, ten (1 0) feet minimum, except garages and carports per Subsection 

6 below. 

2) From any side or rear property line not abutting a street, no minimum. 

3) Patios: No attached or detached covered patio shall be located closer than three (3) 

feet to a property line except the street side property line of a comer lot, in which case 

a minimum distance of ten (10) feet shall be maintained. Covered patios may be 

completely screened, including all exterior walls and ceilings, with full ventilating 

screen. 
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4) Projections into required setbacks: Eaves, cornices, chimneys, balconies and other 

similar architectural features may project a maximum of six (6) feet into any required 

front, rear, or side setback. 

5) Miscellaneous provisions and exceptions unless otherwise specified: 

a) Attached accessory buildings shall be considered as a part of the main buildings; 
and 

b) Detached accessory buildings shall be located no closer than the setback required 
for the main building. 

6) Garage and carport placement: The point of vehicular entry to a garage or carport 

shall be a minimum distance of seven (7) feet or less, or twenty (20) feet or more 

from the back of sidewalk, or, if there is no sidewalk, from back of curb. 

f. Fences and waDs. maximum heieht provided that site distances for vehicular safety 

purposes are not obstructed: 

1) Within areas where main buildings may be placed: eight (8) feet maximum. 

2) Within front setback area: six (6) feet maximum. 

3) Within other setback areas: The maximum height shall be six (6) feet, except that this 

maximum may be exceeded when higher walls are required by the Director, EMA, for 

the purpose of noise mitigation or other health and safety measures. 

g. Off-street parkin&: Shall be provided per Chapter 9 of this lAP. 

b. Liehts: All lights shall be designed so that all rays are aimed at the site. 

i. Standards for local roads, including gradients, width, radius of curvature and lighting 

shall ensure that visual impact is minimized where feasible. 
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j. Areas of disturbed soH shall be hydro-seeded with native or non-intrusive non-native 

plants to control erosion. 

k. Manufactured slopes alon& development ed&es shall incorporate contour grading 

techniques. 

C. MEDRJM AND IDGH DENSITY RESIDENTIAL PLANNING AREAS ll!'lf~!:!ll#,li\llf 
Bai¥~~:~~~:~Erll::.111~:~~gii8.11I: .. ~illli:ll:!::aiii::e~tll~l 

1. PURPOSE AND INTENT: 

The Medium and High Density Residential Planning Areas of The lf¥iHe:l.,tiJllti Coast Planned 
,•.·.·.·,·.v,•.•.•,•,,,..-.·,•,•,•,•1' 

Community are established to provide for predominantly multiple-family housing while also 

permitting the various single-family detached/attached and duplex housing types and uses, as 

well as recreation uses, community facilities, community service facilities, and other uses and 

structures accessory to the principal uses. These Medium and High Density Residential 

Planning Area Regulations are intended to implement the LCP Land Use Plan's Residential 

Policies Section 1-4-D, and are subject to the requirements of the LCP Land Use Plan's Policies 

in Chapters 3 and 4. 

2. PRINCIPAL AND OTHER PERMITTED USES: 

The following principal and other permitted uses are permitted in all Planning Areas designated 

for Medium and High Density Residential use subject to the approval of a Coastal Development 

Permit as provided in Chapter 10: 

a. Principal Permitted Uses Subject to Zonin& Administrator Approval: 

1) Detached single-family dwellings. 

2) Community care facilities serving twelve (12) or fewer persons per Zoning Code 

Section 7-9-141. 
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3) Community facilities including the following uses, and related and similar uses: 

a) Intra-community directional signs. 

b) Public and private parks (non-commercial). 

c) Public and private (non-commercial) recreation centers and facilities including, but 
not limited to, swimming pools, tennis courts, and clubhouses. 

d) Riding, hiking, and bicycle trails. 

e) Security and maintenance facilities related directly to the residential community. 

4) Attached single family dwellings and duplexes, except planned developments. 

5) Accessory Permitted Uses referenced in Subsection 3 of this Section when located on 

a separate building site. 

6) Multiple-family residential developments of four (4) units or less. 

b. Principal Permitted Uses Subject to Plannin& Commission Approval: 

1) Community and community service facilities including the following uses, and related 

and similar uses: 

a) Community centers. 

b) Community information centers. 

2) Residential Planned Developments per Zoning Code Section 7-9-110. 

3) Multiple-family residential developments of five (5) units or more, except 

condominiums and stock cooperatives, per Zoning Code Section 7-9-146.7. 

4) Residential condominiums and stock cooperatives per Zoning Code Section 7-9-147. 
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5) One (1) neighborhood commercial site within Planning Areas PA 1C, PA 2A, PA 2B, 

li~:::::aiMi~::llt:::ei or PA 8 per standards in Zoning Code Section 7 ~9-89 and the 

requirements of the LCP Land Use Plan's Policies in Chapters 3 and 4, provided that 

the site shall not exceed ten ( 1 0) gross acres •::::1:::-:::ml!ll::::~mr::::ls~::m 

:1!11~-:::~J~!:::m~;,: 

c. Other Permitted Uses Subject to Plannin& Commission Approval (these uses are 

appealable to the California Coastal Commission per County Zoning code Section 7-9-

118.6 (4) b): 

1) Community and community service facilities including the following uses, related and 

similar uses: 

a) Churches. 

b) Fire stations. 

c) Schools. 

d) Public and private day care/nursery schools. 

3. ACCESSORY PERMITTED USES: 

Accessory uses and structures are permitted when customarily associated with and subordinate 

to a Permitted Use on the same building site, per Zoning Code Section 7-9-137 except as 

modified in Subsection 6 of this Section, including: 

a. Garages and carports; 

b. Detached accessory structures such as greenhouses, gazebos, cabanas, and storage sheds; 

c. Swimming pools, therapy baths, water fountains, and related equipment; 

d. Covered patios and decks; 
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n. Standards for local roads, including gradients, width, radius of curvature and lighting 

shall ensure that visual impact is minimized where feasible. 

o. Areas of disturbed son shall be hydro-seeded with native or non-intrusive non-native 

plants to control erosion. 

p. Manufactured slopes along development edJes shall incorporate contour grading 

techniques. 
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5) One (1) neighborhood commercial site within Planning Areas PA lC, PA 2A, PA 2B, 

lr.l~!:!t!filf~~~~!~!!!!ll or P A 8 per standards in Zoning Code Section 7 ~9~89 and the 

requirements of the LCP Land Use Plan's Policies in Chapters 3 and 4, provided that 

the site shall not exceed ten (10) gross acres ~~~~-i!ll!i!ill~~l'llllilll!!ll 

1UI~IIl~!Bililfll 

c. Other Permitted Uses Subject to Planning Commission Approval (these uses are 

appealable to the California Coastal Commission per County Zoning code Section 7-9-

118.6 (4) b): 

1) Community and community service facilities including the following uses, related and 

similar uses: 

a) Churches. 

b) Fire stations. 

c) Schools. 

d) Public and private day care/nursery schools. 

3. ACCESSORY PERMITTED USES: 

Accessory uses and structures are permitted when customarily associated with and subordinate 

to a Permitted Use on the same building site, per Zoning Code Section 7-9-137 except as 

modified in Subsection 6 of this Section, including: 

a. Garages and carports; 

b. Detached accessory structures such as greenhouses, gazebos, cabanas, and storage sheds; 

c. Swimming pools, therapy baths, water fountains, and related equipment; 

d. Covered patios and decks; 
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e. Fences and walls; 

f. Tennis courts, parks, trails, greenbelts, and common areas; 

g. Gaest eea:&ges &Btl e&etaker Efllarters in P·A: 4A 8fttl P.A 4B: eQne guest cottage or 

caretaker unit per building site, limited to 1 ,500 square feeq on building sites of a 

minimum 2Q OOGUl~~oo.o. square feet· 
' :-:-:-:-:-:-:!:-:·:·:·:·:·:·:·:· ' 

h. Signs per Zoning Code Section 7-9-144; 

i. Noncommercial keeping of pets and animals per Zoning Code Section 7-9-146.3; 

j. Home occupations per Zoning Code Section 7-9-146.6; and 

k. Non-commercial/non-profit art displays and galleries. 

4. TEMPORARY PERMITTED USES: 

Temporary uses are permitted in Residential Planning Areas subject to the requirements of 

County of Orange Zoning Code Section 7-9-136, Temporary Uses and Structures, and con

sistency with the LCP Land Use Plan. 

5. PROillBITED USES: 

a. The storage of vehicles, equipment, or products related to a commercial activity not 

permitted in this area; 

b. The keeping of pets or animals for any commercial purpose; 

c. Apiaries; 

d. Industrial and manufacturing facilities; and 
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e. Uses not provided by Subsection 2 through 4 of this Section shall be prohibited, however 

it is recognized that certain permitted uses are only defined generally and may require 

interpretation by the Director, EMA, per Zoning Code Section 7-9-20. 

6. SITE DEVELOPMENT STANDARDS: 

a. BuDding site area: Three thousand (3,000) square feet minimum for condominium, stock 

cooperative, and apartment developments; Two thousand five hundred (2.500) square feet 

minimum for detached and attached single-family. duplex, and other (nonresidential) 

developments. 

b. Area per unit: One thousand (1,000) square feet minimum gross land area per dwelling 

unit, regardless of the slope of the land. 

c. BuDding site width: No minimum. 

d. BuDding hei&ht: Thirty-five (35) feet maximum except forty-five (45) feet maximum for 

Planning Area 8. 

e. BuDding site coveraaze: No maximum. 

f. Building setbacks: Ten ( 1 0) feet minimum from any exterior property line or property 

line abutting a public or private street, except garages and carports per Subsection G 

below. From any other interior property line. no minimum. ~~~itlial~ll1~1§1ii:I1!1:B 

lllii.11illlijjfiljjj.[f!!~--~-~-!:llfliil§~-~:~--~~-~:-~• 

E1j!IJ:IB1illlll~ 

g. Garage and carport placement: The point of vehicular entry to a garage or carport shall 

be a distance of seven (7) feet or less, or twenty (20) feet or more from the back of 

sidewalk, or if there is no sidewalk, from back of curb. 

h. Off-street parking: Shall be provided per Chapter 9 of this lAP. 
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i. Ooen space (except for sin&le famlly developments): Minimum of five percent (5%) of 

the net area of the project is to be reserved as usable open space. The following shall not 

be counted in computing the usable open space: streets, common driveways, slopes greater 

than 2.5:1 incline, and any property not reserved for the sole use and enjoyment of the 

occupants of the project and their guests. 

j. Trash and storaee areas (except for sinele famlly developments): All storage, including 

cartons, containers or trash shall be shielded from view within a building or area enclosed 

by a wall not less than six (6) feet in height. 

k. Screenin& (except for sinele family developments): 

1) Abutting residential areas: A screen shall be installed as required to buffer multiple

family developments from abutting areas zoned for single-family residential. Except 

as otherwise provided below, the screening shall have a total height of not less than 

six (6) feet and not more than seven (7) feet. Where there is a difference in elevation 

on opposite sides of the screen, the height shall be measured from the highest point 

of elevation. 

2) Parking areas abutting arterial highways: An opaque screen shall be installed along 

all parking areas abutting arterial highways. Except as otherwise provided below, the 

screening other than landscaping shall have a total height of not less than three (3) feet 

and not more than six ( 6) feet. 

3) Notwithstanding the requirements listed above, where the finished elevation of the 

property at the boundary line, or within five (5) feet inside the boundary line, is higher 

or lower than an abutting property elevation, such change in elevation may be used in 

lieu of, or in combination with, additional screening to satisfy the screening 

requirements of this Section. 

4) A screen as referred to in Subsection 1, 2, and 3 above, shall consist of one or any 

combination of the following: 
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a) Walls including retaining walls: A wall shall consist of concrete, stone, brick, tile 
or similar type of solid masonry material a minimum of four (4) inches thick. 

b) Berms: A berm shall be constructed of earthen materials and it shall be 
landscaped. 

c) Fences. solid: A solid fence shall be constructed of wood, or other materials a 
minimum nominal thickness of one (l) inch. 

d) Landscaping: Vegetation shall consist of evergreen or deciduous trees or shrubs. 

1. Landscaping (except for single famlly developments): The planting of drought tolerant, 

native or non-intrusive non-native low maintenance species is encouraged. Landscaping, 

consisting of evergreen or deciduous trees, shrubs, groundcover, and/or hardscape shall 

be installed and maintained subject to the following standards: 

1) Boundary landscaping abutting arterial highways is required to a minimum depth of 

ten {10) feet. 

2) Boundary landscaping abutting public streets, other than arterial highways, is required 

to an average depth of ten (10) feet with a minimum depth of five (5) feet. 

3) Separation: Any landscaped area shall be separated from an adjacent vehicular area 

by a wall or curb at least six (6) inches higher than the adjacent vehicular area or in 

some manner be protected from vehicular damage. 

4) Watering: Watering facilities shall be provided for all landscaped areas except where 

drought tolerant species have been established. 

5) Maintenance: All landscaping shall be maintained in a neat, clean and healthy 

condition. This shall include proper pruning, mowing of lawns, weeding, removal of 

litter, fertilizing, replacement of plants when necessary and the watering of all 

plantings per Subsection 4 above. 

m. Lights All lights shall be designed and located so that rays are aimed at the site. 
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n. Standards for local roads. including gradients, width, radius of curvature and lighting 

shall ensure that visual impact is minimized where feasible. 

o. Areas of disturbed son shall be hydro-seeded with native or non-intrusive non-native 

plants to control erosion. 

p. Manufactured slopes alon1 development edges shall incorporate contour grading 

techniques. 

Newport Coast LCP S~nd Amendment 
irvine\lql\2ndamcnd\lcpdoc\iap-2nd.OOS II-4.20 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

CHAPrERS 

TOURIST COMMERCIAL PLANNING AREAS 

A. PURPOSE AND INTENT 

The Tourist Commercial Planning Areas of The ~Priftel\1111 Coast Planned Community are 

established to provide for the development and maintenance of destination resort and related 

tourist/recreational visitor-serving facilities, cultural, community and community services facilities, 

and accessory uses and structures, in proximity to Crystal Cove State Park and major beach areas. 

These Tourist Commercial Planning Area Regulations are intended to implement the LCP Land Use 

Plan's Tourist Commercial Policies Section 1-4-A subject to the requirements of the LCP Land Use 

Plan's Policies in Chapters 3 and 4. In addition to the site development regulations provided below, 

individually-owned accommodations (e.g., SiBlim time-sharing condominiums) in the destination 

resort shall be developed pursuant to the Subdivision Code and/or other County and State regulations 

applicable to the type of accommodation units being developed. 

B. PRINCIPAL PERMITTED USES 

The following principal permitted uses are permitted in all Planning Areas designated for Tourist 

Commercial use subject to the approval of a Coastal Development Permit as provided in Chapter 10: 

1. PRINCIPAL PERMITTED USES SUBJECT TO PLANNING COMMISSION 
APPROVAL: 

a. A destination resort and other commercial recreation uses, as defmed in the LUP and 

Chapter 12, Definitions, of this lAP (Planning Areas PA 13A, PA 13B, PA 13C, PA 130, 

PA 13E, PA 13F, aftti-PA 14 m~:::::llll:::;g~;), comprising the following types of visitor

serving uses. 

1) Overnight{~~~~ visitor accommodations not to exceed two thousand one hundred and 

fifty (2,150) accommodations (e.g., hotel rooms, motel rooms, casitas, time-sharing 

condominiums, etc.). 
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2) Retail and service commercial. 

3) Parking structures. 

4) Conference, convention, and other ancillary facilities. 

5) Restaurants. 

6) Cocktail lounges and bars. 

7) Commercial recreation uses. 

8) Health facilities. 

9) Public and private golf courses and related facilities. 

10) Service Stations per Zoning Code Section 7-9-114. 

11) Helistops and heliports to be used for shuttle transportation only. 

12) Other uses ancillary to a destination resort. 

b. Cultural facilities including but not limited to museums, art galleries/exhibits, and theaters. 

c. Visitor-oriented day-use retail and service commercial totaling not more than 75,000 square 

feet in PA 13A through PA 13F, and not more than 25,000 square feet in PA 14. 

d. Visitor-oriented retail commercial, service commercial, B11!1-~~- and 

commercial recreation, totaling not more than 75,000 square feet in PA HiA 8:B8: PA 

~~~~: 
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2. PRINCIPAL PERMITTED USES SUBJECT TO ZONING ADMINISTRATOR 
APPROVAL: 

a. Community facilities including the following uses, and related and similar uses: 

1) Intra-community directional signs. 

2) Riding, hiking and bicycle trails. 

3) Security facilities and structures. 

4) Maintenance facilities and structures. 

b. Community service and community service commercial facilities including the following 

uses, and related similar uses: 

1) Fire stations. 

2) Public and private nursery schools and day care. 

3) Public and private recreation centers and facilities. 

4) Visitor/information services/centers. 

ei*: Public parks, except in Planning Areas PA 13A, PA 13B, PA 13C, PA 130, PA 13E, 

and PA 13F. 

Sif:! Accessory Permitted Uses listed in Section C of this Chapter when located on a 

separate building site. 

Newport Coast LCP Second Amendment 
irvine\lcp\2ndamend\lcpdoc\iap-2nd.OOS 11-5.3 



3) Principal permitted uses and accessory uses, including accommodations, resort 

facilities, and the golf course clubhouse but excepting parking facilities and day use 

commercial facilities specified in (4) below, shall not exceed a total of 2.66 million 

square feet. Within this total area, the following limitations shall apply: 

a) No one of the Planning Areas PA 13A, PA 13B, PA 13C, or PA 13D shall 

contain more than 60,000 square feet of single, continuous primary 

ballroom/exhibition space. ("Single, continuous primary ballroom/exhibition 

space" denotes one large-scale meeting/convention area and does not include the 

square footage of conference facilities with smaller individual meeting rooms.) 

b) The total square footage of conference and meeting space, including primary 

ballroom/ exhibition space and individual meeting rooms, shall not exceed 

140,000 square feet in these four Planning Areas. 

4) Commercial uses: A maximum of seventy-five thousand (75,000) square feet of total 

floor area is permitted in addition to that included within hotels and other 

accommodations areas. Any day-use retail commercial facilities under this subsection 

shall be incidental accessory, or directly related to adjacent accommodations, park, 

and/or recreational visitor activities and shall be identified specifically in any project 

application involving this use category. 

5) Maximum building heights are designated by individual height zones on Exhibit J (see 

LUP Chapter 4). 

6) The following maximum building coverages are expressed as a percentage of each 

planning area's total gross acreage: 
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a) The maximum building coverage (except parking structures) within each planning 

area: 

PA 13A: Overall coverage= 40% maximum 

PA 13B: Overall coverage = 28% maximum 

PA 13C: Overall coverage= ~SIS maximum 
:·:·:·:·:·:·:-:·:·:·:·: 

PA 13D: Overall coverage=~-- maximum 
;.;.;.::-:·:·:·:·:·:-:-: 

PA 13E: Overall coverage = ~JJ:I maximum 

PA 13F: Overall coverage=~*~~~ maximum 

b) The distribution of maximum building coverage by various height categories 

within planning areas is as follows: 

PA 13A: 

PA 13B: 

PA 13C: 

PA 13D: 
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irvine\lcp\2ndamend\lcpdoc\iap-2nd.OOS 

The 40% maximum is distributed as follows: 

Structures up to 50 ft. in height = 22%; 

Structures up to 65 ft. in height = 10%; 

Structures up to 85 ft. in height = 6%; and 

Structures up to 105 ft. in height = 2%. 

The 28% maximum is distributed as follows: 

Structures up to 50 ft. in height = 20%; and 

Structures up to 65 ft. in height = 8%. 

The ~~ maximum is distributed as follows: 

Structures up to 40 ft. in height = 3JIIi; 
:•!•C•!•!•!·!•:-:-:-:-: 

Structures up to 60 ft. in height = 10%; and 

Structures up to 80 ft. in height = 8%. 

The ~SQ!~ maximum is distributed as follows: 
:::::::::::::::::::::: 

Structures up to 40 ft. in height = 2 %~mli; 

Structures up to 60 ft. in height = 10%; and 

Structures up to 80 ft. in height = 8%. 
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PA 13E: 

PA 13F: 

The ~51 maximum shall all be in structures up to 35 ft. in 
:·:·:·:·:·:·:·:-:-:·:·: 

height (i.e., no further distribution by height). 

The ~~~~ maximum shall all be in strucmres up to 35 ft. in 

height (i.e., no further distribution by height). 

7) Minimum building setbacks from the ultimate right-of-way of Pacific Coast 

Highway: 

PA 13A: 

PA 13B: 

PA 13C/ 

PA 13F: 

PA 13D/ 

PA 13E: 

All structures will be a minimum of 300 feet from PCH. 

Structures in excess of 30 feet in height and up to 85 feet in height 

will be a minimum of 350 feet from PCH. Strucmres in excess of 

85 feet in height will be a minimum of 550 feet from PCH. 

Structures in excess of 50 feet in height will be a minimum of 

1,350 feet from PCH. 

Structures in excess of 40 feet in height 

will be a minimum of 1,600 feet from PCH. 

Structures in excess of 40 feet in height 

will be a minimum of 2,800 feet from PCH. 

8) Other building setbacks: 

a) From Peliee Hill Roadlt"BII- - fifty (50) feet minimum. 
(Minimum setback for surface parking will be ten ( 1 0) feet.) 

b) From Category A and B ESHA's - one-hundred (1 00) feet minimum. 
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9) Landscape screening: 

Landscape screening in the form of earth berms, edge planting along Pacific Coast 

Highway, golf course landscaping, and hotel landscaping will all combine to act as 

screening to soften building massing as viewed from Pacific Coast Highway. 

10) Minimum landscaping for each Tourist Commercial site shall be 15% of the net area 

of the site. 

11) Grading of the Tourist Commercial sites will create a smooth and gradual transition 

between new and existing grades. 

12) Grading of Tourist Commercial sites may be done concurrently with grading for the 

golf course to balance cut and fill within the resort area and to reduce the total amount 

of time during which major grading operations will need to be conducted. 

b. Planning Area PA 13A shall conform to the LCP Land Use Plan's Tourist Commercial 

Policies Section 1-4-A: 

1) Overnightf:ifil accommodations: Eleven hundred (1, 100) overnightfi~ 

accommodations maximum, so long as the overall1,900 overnightf:f.lll accommoda

tions maximum is not exceeded for the entire Planning Area PA 13. 

2) Day-use retail commercial uses: A maximum of seventy-five thousand (75,000) square 

feet of gross floor area, in addition to that included within hotels and other 

accommodations areas, is permitted which is incidental, accessory, or directly related 

to nearby accommodations and/or recreational visitor activities. 

c. Planning Area PA 13B shall conform to the LCP Land Use Plan's Tourist Commercial 

Policies Section 1-4-A: 
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1) Overnightflll accommodations: Six hundred (600) overnightfll§l 

accommodations maximum. so long as the overall 1,900 overnigh

accommodations maximum is not exceeded for the entire Planning Area PA 13. 

d. Planning Area PA 13C shall conform to the LCP Land Use Plan's Tourist Commercial 

Policies Section I-4-A: 

1) Overnightf:fl'll accommodations: Fear ltH:n.tlfe8 BB<i i'ift)· (4S~!~i

ll\\llf.ltl overnigh- accommodations maximum, so Ion as the overall1,900 
·.•.•.•.•.•.•.• • .wX•.•.•.wmm. w.vmmu.w. g 
overnigh- accommodations maximum is not exceeded for the entire Planning 

Area PA 13. 

e. Planning Area PA 13D shall conform to the LCP Land Use Plan's Tourist Commercial 

Policies Section I-4-A: 

1) Overnight:Jtjfdft accommodations: 
:~::~*z:::-;;z::x:::: 

~-~ overnigh- accommodations maximum, so long as the overall 1,900 

overnigh- accommodations maximum is not exceeded for the entire Planning 

Area PA 13. 

f. Planning Area PA 13E shall conform to the LCP Land Use Plan's Tourist Commercial 

Policies Section I-4-A: 

1) Overnightlfll! accommodations: 8BI: k1Hlt~Hd Efj~~j!~~~i~~~~-J 

overnighf{flll accommodations maximum, so long as the overall 1,900 

overnigh- accommodations maximum is not exceeded for the entire Planning 

Area PA 13. 

g. Planning Area PA 13F shall conform to the LCP Land Use Plan's Tourist Commercial 

Policies Section 1-4-A: 

1) Overnightflll accommodations: 

aeeeBUBedatiens IB&Ximem is Ret Meeeded fep !Be eatife Plftflfl:iBg .\Tea P..t\ 13 .B, 
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h. Plannin Area PA 14 (Mll46 · Ca:a ·edii¥.t:'\W'ihli6.ii) shall conform to the LCP Land g ~y ·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·.·:·:·:«·:·:·:<•:<•:«<·:««· 

Use Plan's Tourist Commercial Policies Section 1-4-A: 

1) Overnightff!D accommodations: Two hundred and fifty (250) overnightll§l 

accommodations (e.g., :Betel aBtlmetel Feems) msxim:l:l:Bl. 

liiiiiiiiiiil Day-Use Commercial uses: A maximum of twenty-five thousand (25,000) square feet 

of gross floor area is permitted in addition to that included within hotels and other 

accommodation areas. Any day-use retail commercial facilities under this subsection 

shall be incidental, accessory, or directly related to the adjacent park, 

accommodations, and/or recreational visitor activities. 

~ ~ Principal permitted uses and accessory uses, including overnight1~ 
•>,·..... ·>x-:-x.;.;.;.;.;.;.;.;.;.; 

accommodations and all directly supporting commercial facilities but excluding parking 

facilities and the day-use commercial described in (2) above, shall not exceed a total 

of 300,000 square feet. Within this total area, Planning Area 14 shall not contain 

more than 18,750 square feet of meeting space. 

41 It Building height: Thirty-five (35) feet maximum, except towers, gables, spires, flag 

poles, chimneys, mechanical equipment, and architectural features will have a 

maximum height of forty-seven (47) feet. 

~ ~~ Building site coverage: Ferty fP+'e (45)[(11:~"~~ percent maximum, excluding parking 

structures. 
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~ ~~ Building setbacks: 

a) From Pacific Coast Highway- one hundred (100) feet minimum. 

9) P£em imemal leeal strees w.·eaty (l~ feet miBimlHB. 

e) Pfem iBterier 9eaaaa:ry ef ~&BBiBg .Aaea PA 14 tea (lQ) feet miBiHuHB. 

b) ~Minimum setback for surface parking from Pacific Coast Highway will be ten 
(10) feet. 

+1 1). Minimum site landscaping shall be 15% of the net area of the site. To minimize to 
:-:-:-.·=· 

the extent practicable any views of the hotel parking areas from inland portions of 

Crystal Cove State Park, landscape screening shall be provided parallel to the 

perimeter of parking areas in Planning Area 14 which border Muddy Canyon. 

i. Planning Areas PA H~.A .. aB8 P.A HiB lAlii& (Laguna Canyon) shall conform to the LCP 
·:-:-:-:·:·:·:·:·:·:·:·:·:·:·:·:·:·:-:-: 

Land Use Plan's Tourist Commercial Policies Section 1-4-A: 

1) Principal permitted uses and accessory uses shall not exceed a total of 75,000 square 

feet of floor area directly related to and/or supportive of the nearby park and/or 

recreational visitor activities Biilli!ll~iilllfiiiJI:Iii· 

2) Access: Access to the tourist commercial facilities will be directly from Laguna 

Canyon Road. 

3) Building height: One story maximum, except towers, gables, spires, flag poles, 

chimneys, mechanical equipment, and architectural features will have a maximum 

height of thirty-five (35) feet. 

4) Building Site Coverage: Forty-five (45) percent maximum, excluding parking 

structures. 
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5) Building/Parking setbacks: 

a) Building from Laguna Canyon Road = 50 feet minimum. 

b) Surface parking from Laguna Canyon Road = 10 feet minimum. 

6) Ia tke eveat tft.at tke eBtife eevelapmeat eatitlemeat (i.e., 75,QOO s~\i8fe feet) iB diis 

LCP fer PA leA &BEl PA 16:8 is transferred te eH:B:er PA 20A er 8:11 altemete site 

'WHB:iB tee City ef LagaBa Beaeh &BEl all BeGessary permits are eemiBed te allew saeh 

transferred ewt'elapmeBt te ee eeBStf'Yeted, tliea£11ijlj!ili\~~jm~j!SIIil!l!i!!!a!i)U 

~-J!i~§li!i\B-i![j.[!IBiillla~fllj]~il:~~ilmiB the landowner shall 

tkereapeB exeetlte &BEl record an Offer to Dedicate PA 16A and PA 16B. Such offer 

shall be subject to immediate acceptance by the County of Orange for a period of three 

(3) years. In the event that the County does not accept the offer during that time 

period, said offer shall be available for acceptance by the City of Laguna Beach for 

a period of three (3) years thereafter. 
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CHAPTER6 

GOLF COURSE PLANNING AREAS 

A. PURPOSE AND INTENT 

The Golf Course Planning Areas of The ~~-11 Coast Planned Community are established 

to provide for the development and maintenance of primarily golf courses, related commercial and 

noncommercial facilities, and accessory uses and structures in proximity to destination resort and 

related tourist/recreational visitor-serving commercial facilities. These planning areas permit 

necessary roads, public works, and infrastructure. These Golf Course Planning Area Regulations 

are intended to implement the LCP Land Use Plan's Golf Course Policies Section 1-4-B subject to 

the requirements of the LCP Land Use Plan's Policies Chapter 3 and 4. 

B. PRINCIPAL PERMITTED USES 

The following principal permitted uses are permitted in all Planning Areas designated for Golf 

Course use subject to the approval of a Coastal Development Permit as provided in Chapter 10: 

1. PRINCIPAL PERMITTED USES SUBJECT TO PLANNING COMMISSION 
APPROVAL: 

a. Golf courses and clubhouses. 

b. Driving ranges and putting greens. 

c. Commercial and noncommercial recreation uses and facilities such as tennis courts, 

racquetball courts, health clubs, etc. 

d. Clubhouse facilities, including restaurants, cocktail lounges, banquet rooms, meeting 

facilities, and similar uses related to a permitted recreation use or complex. 

e. Community facilities and community service facilities. 
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2. PRINCIPAL PERMI'ITED USES SUBJECT TO ZONING ADMINISTRATOR 
APPROVAL: 

a. Lakes, ponds, and associated drainage facilities. 

b. Public works, infrastructure, and road improvements. 

e:IJ. Accessory Permitted Uses listed in Section C of this Chapter when located on a 
:;;,;;;;;:; 

separate building site. 

C. ACCESSORY PERMITTED USES 

Accessory uses and structures are permitted when customarily associated with and subordinate to a 

Principal Permitted Use on the same building site, per Zoning Code Section 7-9-137 as applicable, 

including: 

1. Information center, shops, and commercial concessions related to golf course use and accessory 

to the clubhouse operation; 

2. Maintenance facilities and structures, caretaker quarters, garages, carports, and storage sheds; 

3. Detached accessory structures such as greenhouses, gazebos, and cabanas; 

4. Swimming pools, saunas, therapy baths, water fountains, and related equipment; 

5. Covered patios and decks; 

6. Fences and walls; 

7. Walkways/trails, greenbelts, and common areas; and 
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8. Signs per Zoning Code Section 7-9-144. 

D. PROIDBITED USES 

1. Camping facilities including tent and/or RV campgrounds. 

2. Professional and administrative offices not directly ancillary to and supportive of a permitted 

use. 

3. Industrial and manufacturing facilities. 

4. Uses not provided by Section B and C of this Chapter shall be prohibited, however it is 

recognized that certain permitted uses are only defmed generally and may require interpretation 

by the Director, EMA, per Zoning Code Section 7-9-20. 

E. SITE DEVELOPMENT STANDARDS 

1. Building height: Forty (40) feet maximum. 

2. Setback from streets: Twenty (20) feet minimum. 

3. Clubhouse building site coverage: Fifty (50) percent maximum. 

4. Off-street parking: Shall be provided per Chapter 9 of this lAP. 

5. Screening: Walls and fences over six (6) feet in height shall be installed in accordance with 

the following limitations, unless otherwise provided for by an approved Site Plan. 

a. Hazard fences for golf courses may be installed where necessary to protect buildings, 

vehicles, and persons (no height limitation). 
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b. Non-opaque fences shall be a minimum of twenty (20) feet from the ultimate right-of-way 

of any street or highway. 

6. Grading and Erosion Control: Grading and Erosion Control Plans shall conform with the Land 

Use Plan's Resource Conservation and Management Policies Sections I-3-J, 1-3-K, 1-3-L, and 

1-3-M. 

7. Lights: All lights shall be designed so that all rays are aimed at the site. 

8. Habitat irrigation shall conform with the Riparian Habitat Creation Program (RHCP) of the 

Land Use Plan's Golf Course Policies Section 1-4-B-5 and the following criteria shall be 

applied: 

a. The RHCP shall include a drawing showing the relationship of riparian habitat areas, 

ponds, transition areas, and adjacent golf course features. Areas shall be designated as 

primarily habitat (i.e., riparian habitat areas), multi-purpose (i.e., ponds and transition 

areas), and primarily recreational (i.e., golf course features). 

b. For riparian habitat areas, the RHCP shall show how topography, water supply and 

drainage patterns, and soil type and conditions will be made suitable for the growth, 

establishment, and persistence of the planted vegetation. 

c. Planting plans prepared for the RHCP shall address methods to propagate riparian 

vegetation, responding to the following priorities as feasible: a) seed, cuttings, and/or 

transplants of existing plants salvaged/collected on-site; b) seed or cuttings from other 

sources. Transplants of existing plants may be used only to the degree that the benefits 

outweigh the increased probability of failure due to shock, root stress, etc. associated with 

transplanting. 

d. The RHCP shall address management of exotic species as follows. A list of highly 

· invasive and undesirable plants to be removed upon detection (e.g., pampas grass) will be 

prepared, including sensitive control methods which do not compromise riparian plantings. 
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Criteria for detennining when other exotic plants (e.g., wild oats, rye grass) compete 

unduly with planted vegetation will be included, also including sensitive control methods. 

e. The RHCP shall address topsoil management, giving first priority to use of native topsoil 

provided it is free of significant weed seed reservoirs, salt concentrations, and similar 

detrimental factors; and giving second priority to other soil material placed by grading. 

f. The RHCP shall address treatment of transitional areas (i.e., "rough") between golf play 

areas and habitat areas, to include their function as buffers. Plans for multi-purpose 

features, ponds in particular, will show which edges are to be intensively managed for golf 

course/aesthetic considerations, which edges are to be managed primarily for habitat 

purposes, and how ponds will be managed to accommodate both golf course/aesthetic and 

habitat interests. 

g. The RHCP shall include measures addressing maintenance of golf course features and 

habitat areas to minimize conflicts between maintenance and use of the golf course and the 

riparian habitat. 

h. The RHCP shall provide for monitoring of the success of the riparian habitat creation based 

upon stated habitat objectives. 

i. As a condition of approval, the RHCP shall be reviewed by the California Department of 

Fish and Game and, if appropriate, approved through a Streambed Alteration Agreement 

pursuant to Section 1600 et seq. of the Silt! Fish and Game Code. 
-:·:-:-:-;.:-:-:-;·:·:·: 
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CHAPTER 7 

RECREATION PLANNING AREAS 

A. PURPOSE AND INTENT 

Certain Recreation Planning Areas (Plal'Hiiftg Af'eas ilf:f:~!ljjiJJ:il~D~f:!tlll~~~~ft.ll!i!:fg PA 17, PA 18, 

PA 19, PA 2Q.A .. , PA 20B, and PA 20C) of The~~- Coast Planned Community are 

established to provide for the public ownership, development, and maintenance of primarily regional 

recreational activities and facilities I!\!BmlillilliiB.\11-llflliAI which will afford the 

greatest public access and benefit without adversely altering the sites. 

Certain other Recreation Planning Areas (PlanBiftg .Aaeas{fij*ji PA 11A, PA llB, PA 12A, PA 12B, 

PA 12C, PA 12D, &BEi-PA 12E~r~\VI\~:ililr~l~llfljjjf:i31~ijljilffllll:!!!jiiJ are established to serve open 

spactilllfill uses as provided for in The IrviBeltllfi Coast LUP. 

The Recreation Use Regulations are intended to implement the LCP Land Use Plan's 

Recreation/Public Access Policies Section I-4-C subject to the requirements of the LCP Land Use 

Plan's Policies in Chapter 3 and 4. 

B. PRINCIPAL PERMITTED USES 

Consistent with the policies of LUP, Section I-3-C, the following principal permitted uses are 

permitted in Planning Areas designated for Recreation use subject to the approval of a Coastal 

Development Permit by the Zoning Administrator as provided in Chapter 10. Such uses may be 

operated by a limited commercial venture with the purpose of serving the recreational needs of park 

visitors and/or improving public recreation services whether fmancially through lease or other 

payments to a public agency or functionally through the delivery of a permitted recreational use that 

otherwise would not be available to the public. 
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1. PLANNING AREA PA 18 (EMERALD CANYON): 

a. Riding and hiking trails. 

b. Picnic areas. 

c. Viewpoints, non-commercial rest stops, and other passive recreation facilities. 

d. Regional Park concessions associated with park use consistent with LUP Policies Section 

1-3-C. 

2. PLANNING AREA PA 19 (EMERALD RIDGE): 

a. Parking areas. 

b. Camping. 

c. Youth hostels. 

d. Non-commercial staging areas. 

e. Picnic areas. 

f. Equestrian centers. 

g. Regional park concessions associated with park use consistent with LCP Policies Section 

1-3-C. 

h. Riding and hiking trails. 

3. PLANNING AREAS P.l" ... 201" ........ ~ PA 20B (LAGUNA CANYON): 

a. Parking areas. 

b. Riding and hiking trail staging areas. 

c. Public utilities within existing easements. 

d. Existing agricultural operations. 

e. Existing educational institutions. 

f. Cultural facilities as temporary facilities in support of periodic cultural events. 

g. Public parks. 

h. Maintenance of public facilities/roads. 

i. Existing municipal yards. 
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a. Commercial recreation related to park use. 

b. Specialty retail shops related to park use. 

c. Restaurants and food sales serving visitors to the adjacent regional and state parks. 

d. Museums, art galleries, outdoor amphitheaters, and other cultural/educational uses and 

facilities. 

e. Arboretums and horticultural gardens. 

f. Staging areas for campers, riders, hikers, and other visitors to the adjacent Irvine Coast 

Wilderness Regional Park and Crystal Cove State Park. 

g. Regional Park support facilities such as, but not limited to, ranger headquarters, regional 

park parking facilities, and restroom facilities. 

S. PLANNING AREA PA 17 (CRYSTAL COVE STATE PARK): 

Crystal Cove State Park's "Public Works Plan" has already been certified by the Coastal 

Commission for Recreation Planning Area PA 17 and, accordingly, is not part of this LCP. 

a. Local parks. 

b. Riding and hiking trails. 

c. Bikeways. 

d. Utilities, drainage, and water supply facilities as provided for in Chapters 3 and 4 of the 

LUP. 

e. Fuel modification and fire protection facilities and accessways related to park protection. 

7. PLANNING AREAS PA llB, PA 12B, PA 12C, AND PA 12D: 

a. Passive recreation uses; 

b. Open Space (natural and modified for fire protection pursuant to LUP Policy Section I-3-

M, Development/Open Space Edges Policies); 
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c. Passive preservation areas for archaeological and paleontological sites and identified 

ESHA's; 

d. Open space within lot lines from adjoining residential areas where the land is owned and 

maintained by adjacent homeowners or homeowners associations (not public agencies or 

districts); 8flEl 

e. Public works, roads, and infrastructure necessary for other permitted usesl!B 
~ ............... •," 

8. PLANNING AREA 12C: 

-· ~~!i~!t11111tl.l1B!i~ 
m::::::!liliiE.I!II!ilt)!I-EIIIl!!ll::::-:::lilli!~fllal\11 
lf·~·::;-::::~mlll:ll~l-lf:ll.tll 
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C. OTHER PERMITfED USES IN PA 18, PA 19, P." .. l91 ... PA 20B, AND PA 20C 
SUBJECT TO COASTAL COMMISSION APPELLATE JURISDICTION OVER "CD" 
PERMITS 

1. New utility development. 

2. New roads or expansions. Any widening or relocation of Laguna Canyon Road shall conform 

with lAP Special Provision Subsection 11-3-B-27. 

D. ACCESSORY USES PERMITfED 

Accessory uses and strucrures are permitted when customarily associated with and subordinate to a 

Principal Permitted Use on the same building site per Zoning Code Section 7-9-137. 

E. PROmBITED USES 

1. Recreation vehicle (RV) Parks. 

2. Industrial and manufacturing facilities. 

3. Sand and gravel extraction. 

4. The fencing of homeowner lots and lot lines extending into Planning Areas PA 11B, P A 12B, 

and PA 12C. 
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5. Uses not provided by Section B through D of this Chapter shall be prohibited, however it is 

recognized that certain permitted uses are only defmed generally and may require interpretation 

by the Director, EMA, per Zoning Code Section 7-9-20. 

F. SITE DEVELOPMENT STANDARDS 

1. Building site area: No minimum. 

2. Building site width and depth: No minimum. 

3. Building setbacks: All buildings shall be set back from property lines a distance at least equal 

to the height of the building or structure, and not less than thirty (30) feet from any adjacent 

Residential Planning Area. 

4. Building site coverage: Not more than one (1) percent of the total lands in this land use 

category may be covered by buildings except as defmed for PA llA, PA 12A, PA 12E, M 
·:·:-:-:-:-.·:· 

laif PA 18, PA 19, PA 20B, and PA 21D. ~ 
·:·:·:·:·:·:·:·: ... ~ 

5. Building height limit: illliflllif~fl1l!fi1tif.E~ghteen (18) feet for PAllA, PA liB, 

PA 12A, PA 12B, P·l'.: 12C, PA 12D, PA 12E, PA 18, PA 19, J¥, 29A, and PA 20B; and 

feet for PA 20C; and thirty-five (35) feet for ~liB. 

PAmltl:tnimt!lf&lJI if tile deve}efJmeBt eetlemeBt fer PA lei' .. and PA leB is lHBSferred te 
:•:·:·:•:·:·:·:·:·:·::':·:·:-:·:·:·:·:·:·:·:·:-:·:·:·:·:·:·:·:·:-:·:·:·:·:·:·:·:·:·:·:-:;:;:.:-:·: 

PA 29A f)er I-J .. P Se:eseetieB II 5 B 2 i e). 

6. Off-street parking: Shall be provided per Chapter 9 of this lAP. 

7. Screening: Due to the recreational open space character of many of the permitted uses, the 

following screening standards may not be appropriate in all cases, and Alternative Development 

Standards may be established by an approved Coastal Development Permit. Generally, walls 

and fences may be installed in accordance with the following limitations: 
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a. Natural wood, concrete, stone, masonry, and/or wrought iron non-opaque fences may be 

installed, provided they are consistent with the Purpose and Intent of this Chapter, and are 

set back a minimum of twenty (20) feet from the ultimate right-of-way line of any street 

or highway. 

b. Masonry or solid wood fences shall be shielded from view from any street or highway by 

landscaping and/or berms or other topographic features, and shall be set back a minimum 

of fifty (50) feet from the ultimate right-of-way line of any street or highway. 

c. Parking areas adjacent to public or private streets or highways shall generally be screened 

from view by earthen berms and/or landscaping. 
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CHAPTERS 

CONSERVATION PLANNING AREAS 

A. PURPOSE AND INTENT 

The Conservation Planning Areas of The Irvie.el- Coast Planned Community are established 

to provide for the resource preservation, enhancement, limited development, and maintenance of 

largely natural and undeveloped lands identified for resource conservation, where the natural 

resources are to be preserved and enhanced after acquisition by a public agency. Most Conservation 

lands are currently under private ownership and will be transferred in increments to a public agency 

over a period of time. Prior to transfer. the private landowner will be responsible for the 

maintenance and management of these lands. These Conservation Planning Area regulations are 

intended to implement the LCP Land Use Plan's Conservation Area Policies Section I-3-A subject 

to the requirements of the LCP Land Use Plan's Policies in Chapters 3 and 4. 

B. PRINCIPAL PERMITTED USES 

PA 21B, PA 21C, and PA 210 designated for Conservation Use subject to the approval of a Coastal 

Development Permit by the Zoning Administrator as provided in Chapter 10: 

1. Passive recreation uses. 

2. Viewpoints and overlook areas. 

3. Riding and hiking trails. 

4. Scientific study areas. 

5. Maintenance of existing public improvements/facilities. 
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6. Uses permitted only within three hundred and fifty (350) feet of Laguna Canyon Road, and/or 

on land of less than thirty (30) percent slope: 

a. Riding and hiking trailheads; 

b. Riding and hiking trail staging areas; 

c. Maintenance of existing utilities; 

d. Maintenance of existing flood, drainage, and erosion control facilities; and 

e. Road improvements, expansions, and maintenance. 

7. Any widening or relocation of Laguna Canyon Road shall conform with lAP Special Provision 

Subsection 11-3-B-27. 

C. ACCESSORY PERMITIED USES 

Accessory uses and structures are permitted when customarily associated with and subordinate to a 

Principal Permitted Use on the same building site, per Zoning Code Section 7-9-137. 

D. PROIHBITED USES 

1. Primary residential structures. 

2. Commercial uses. 

3. Industrial and manufacturing facilities. 

4. Sand and gravel extraction. 

5. Uses not provided by Section B and C of this Chapter shall be prohibited, however it is 

recognized that certain permitted uses are only defmed generally and may require interpretation 

by the Director, EMA, per Zoning Code Section 7-9-20. 
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E. INTERIM CONSERVATION MANAGEMENT 

The following shall apply to any private-sector landowner prior to the transfer of Conservation areas 

to public ownership. All improvements shall be consistent with the LCP Land Use Plan's Interim 

Conservation Management Policies Section 1-3-B: 

1. The landowner may continue existing agricultural uses, including cattle grazing and may 

construct and maintain any fencing, firebreaks, fuel modification zones, water pipes, and cattle

watering facilities, and maintain access roads necessary for the continued use and protection of 

the property, and for facilities approved by the County of Orange for public health, safety, 

welfare, and recreation purposes consistent with this chapter. 

2. New fences will be designed so that wildlife, except large mammals such as deer, can pass 

through. 

3. No alteration to existing stream courses or landforms in Emerald Canyon will occur except as 

necessary to provide fue protection. 

4. No excavations of archaeological and paleontological sites will be permitted except as required 

by public safety and/or utilities facilities and in accordance with the policies set forth in 

Sections 1-3-G and 1-3-H. 

5. Landform alterations are allowed in Conservation areas to the extent required to accommodate 

realignment, improvement, and/or widening of Laguna Canyon Road and associated 

improvements and shall conform with the requirements of lAP Section 11-3-B-27 for any such 

project. 

6. No agricultural practice shall aggravate known or suspected land management problems such 

as the spread of non-native plants, soil erosion, or the deterioration of sensitive environmental 

habitats. 
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F. PARK DEVELOPMENT STANDARDS 

The following standards shall apply to those areas designated for Conservation uses after acquisition 

by a public agency: 

1. Wildlife habitats shall be preserved by controlling human access to Emerald Canyon. 

2. Key areas of chaparral and coastal sage shall be protected from human intrusion. 

3. Stream courses in Emerald Canyon shall be retained in a natural state or enhanced. 

4. Significant riparian areas shall be preserved as sources of shelter and water for wildlife. 

5. Improvements shall be compatible with the natural environment and shall not damage 

landforms, vegetation, or wildlife to any significant degree. 

6. All archaeological sites and paleontological sites shall be preserved. 

7. All buffer areas necessary for the protection of habitat are located within the Conservation 

category. 
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CHAPfER9 

OFF-STREET PARKING REGULATIONS 

A. PURPOSE AND INTENT 

The purpose of these regulations is to provide for the off-street parking of motor vehicles within The 

li=¥HleD,!,B!H Coast Planned Community. The parking facilities required by this Chapter are 

assumed to be the minimum which will be required by the various land use categories. It is intended 

that these regulations will result in properly designed parking facilities of sufficient capacity to reduce 

traffic congestion, provide safe and convenient facilities for motorists and pedestrians, and generally 

provide for the parking of motor vehicles at locations other than on streets. 

B. GENERAL REQUIREMENTS 

Except as otherwise specified herein, off-street parking for The ~~- Coast Planned 

Community shall be in accordance with Section 7-9-145, Off-Street Parking Regulations, of the 

County of Orange Zoning Code, which is incorporated by reference as a part of this Chapter. 

1. Location of Off-Street Parking: Required parking spaces and garages shall be located 

conveniently close to the use or uses they serve. 

2. Common Area Parking: Common area parking may be approved by a Coastal Development 

Permit or Site Plan. 

3. Joint Use Parking: Parking reductions from the aggregate total requirement of different uses 

within a hotel, motel, or similar accommodations development, or due to shared parking or 

joint use, shall be allowed in conformance with the standards outlined herein. 
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C. STANDARDS FOR INDIVIDUAL PRINCIPAL USES 

The following standards delineate the minimum facilities required for three individual principal uses: 

1. Hotels, motels, and similar 
accommodations including 
accessory /ancillary uses: 

2. Restaurants: 

3. Retail and service commercial 
stores: 

One ( 1) parking stall per guest unit. 

Ten (10) parking stalls minimum; or one (1) stall for 
each 100 s.f. of gross floor area up to 4,000 s.f., plus 
one (1) for each 80 s.f. of gross area over 4,000 s.f. 

One (1) parking stall per 200 s.f. 

Parking requirements for mixed-use developments such as a destination resort are separately 

addressed in Section D of this Chapter. 

D. JOINT-USE OR SHARED PARKING 

A reduction in "required" parking for each principal use will be permitted for either joint-use or 

shared parking upon the approval of a Detail Parking Plan by the Director, EMA. The request for 

a parking reduction due to joint use or shared parking shall be accompanied by fmdings in the Detail 

Parking Plan which determine that: 

1. Such modifications will have no negative impact on public access to the beach and parking for 

public recreational uses; and 

2. The permit approval shall be conditioned upon the recording with the County Recorder of an 

agreement, executed by all parties concerned in the shared parking arrangement, assuring the 

continued availability of the required number of spaces. 
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E. EXCEPI'IONS AND/OR MODIFICATIONS TO OFF-STREET PARKING 
REQUIREMENTS 

The provisions of this Chapter and Section 7-9-145 of the County of Orange Zoning Code are 

intended to meet the minimum design needs for off-street parking under most conditions. Where, 

because of the nature of the use involved or other relevant circumstance, the requirements of this 

Chapter are considered to be excessive, an exception and/or modification to these provisions and 

those of Section 7-9-145 of the County of Orange Zoning Code may be approved in accordance with 

the following procedure, provided such exception and/or modification is consistent with the purpose 

and intent of this Chapter: 

1. Any property owner, his authorized agent, or a public agency may apply for an exception to, 

or modification of, the off-street parking requirements set forth in this Chapter and/or Section 

7-9-145 of the County of Orange Zoning Code. 

2. Exceptions to, or modifications of, the off-street parking regulations shall be permitted subject 

to the approval of a Use Permit or a Coastal Development Permit. 

3. Coastal Development Permits or Use Permits which include a request for an exception to, or 

modification of, off-street parking requirements shall be processed in accordance with the 

provisions of Chapter 10 of this lAP. 
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CHAPTER 10 

DISCRETIONARY PERMITS AND PROCEDURES 

A. GENERAL REQUIREMENTS 

Section 7-9-118, "Coastal Development" (CD) District, and Section 7-9-150, "Discretionary Permits 

and Procedures", of the County of Orange Zoning Code are incorporated by reference into this 

Implementing Actions Program (lAP). In the event of conflicting provisions between this Chapter 

and Sections of the County of Orange Zoning Code, this Chapter shall take precedence. In the event 

of conflicting provisions between Section 7-9-118 and Section 7-9-150 of the County of Orange 

Zoning Code, the requirements of the CD District shall take precedence. 

1. PRINCIPAL PERMITTED USES: 

Land Uses listed in this lAP as principal permitted uses, are considered to be within the 

category of "principal permitted use" under the County of Orange Zoning Code Section 7-9-

118, the California Coastal Act of 1976, in general, and Public Resources Code Section 30603 

(a) (4), in particular. 

2. COASTAL DEVELOPMENT PERMITS: 

A Coastal Development Permit (CDP) shall be processed in compliance with the CD "Coastal 

Development" District Regulations, Section 7-9-118, of the County Zoning Code. 

A CDP may be processed as a large-scale Master Coastal Development Permit. Other CDP's 

may be approved by either the Zoning Administrator or Planning Commission as specified in 

each land use regulations chapter. 

A CDP may be approved which establishes alternative development standards in conformance 

with Subsection 4 of this Section. 
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3. APPLICATIONS: 

This Section applies to this~ Coast Implementing Actions Program and references 

Sections 7-9-118 of the County Zoning Code with exceptions as noted herein: 

a. Tourist Commercial Use Applications: 

Applications for Coastal Development Permits shall contain the following information: 

1) Large-Scale Plan: 

a) Location, acreage, and type of land use for each building. 

b) Topography: existing and proposed (i.e., Concept Grading Plan). 

c) General public street/corridor layout and width. 

d) Existing structures and development on adjacent parcels, to a minimum of two 
hundred (200) feet from the Planning Area. 

e) Location of riding and hiking trails. 

f) Location and treatment of significant cultural/scientific resources. 

g) Location of significant vegetation and an indication of the resources to be altered 
and the resources to be preserved. 

h) Location and treatment of scenic highways, if applicable. 

i) Location of extensions of off-site roads or utilities through a Planning Area to 
serve adjacent areas. 

2) Large-Scale Elevations - of all primary structures including, but not limited to the 

following: 

a) Predominant exterior materials; 

b) Predominant exterior colors; and 

c) Building heights. 

3) A list of any proposed Alternative Development Standards. 
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b. Other Land Use Auplications: 

Applications for Coastal Development Permits, including a Master Coastal Development 

Permit, shall contain the following information: 

1) Large-Scale Plan: 

a) Location, acreage, and type of land use for each building site. 

b) Range of dwelling units to be developed on each building site. 

c) General public street/corridor layout and width. 

d) Location and acreage of landscape, open space and recreation areas. 

e) Park location and acreage, if applicable. 

f) School location and acreage, if applicable. 

g) Location, acreage, and land use of all non-residential areas. 

h) Topography: existing and proposed (i.e., Concept Grading Plan). 

i) Existing structures and development on adjacent parcels, to a minimum of two 
hundred (200) feet from the Planning Area. 

j) Concept Drainage Plan. 

k) Location of riding and hiking trails. 

1) Location and treatment of significant cultural/scientific resources. 

m) Location of significant vegetation and an indication of the resources to be altered 
and the resources to be preserved. 

n) Location and treatment of scenic highways, if applicable. 

o) Location of extensions of off-site roads or utilities through a Planning Area to 
serve adjacent areas. 

2) A list of any proposed Alternative Development Standards. 

3) The "Master Drainage and Runoff Management Plan", if required by Subsection 11-3-

B-11. 
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4. ALTERNATIVE DEVELOPMENT STANDARDS: 

With approval of a CDP, alternative development standards may be established without an LCP 

amendment where the standards pertain to: setbacks to residential streets; nonresidential 

highways or local streets; rear and side yard setbacks for development not bordering an open 

space or recreation area; building height (except for Planning Area PA 6) in areas not visible 

from Pacific Coast Highway; area per unit for residential inland of Pacific Coast Highway; 

walls and fences; landscaping other than along Pacific Coast Highway; signage; lighting; 

loading, trash, and storage areas not visible from Pacific Coast Highway; vehicular driveways 

and sidewalks; outdoor storage areas; and/or modifications for off-street parking requirements 

in areas inland of Pacific Coast Highway. Alternative development standards other than those 

specified above will require an LCP amendment. 

A CDP proposing to establish alternative development standards shall require a public hearing, 

with public notification, before the Planning Commission per Zoning Code Section 7-9-150.3(c) 

as adopted by the County at the_ time of Coastal Commission Certification of this LCP. 

When a Coastal Development Permit proposes to establish an alternative development standards, 

the burden of proof shall be on the project proponent. The alternative development standards 

may be approved when it is found that they will result in an equivalent or better project in 

terms of minimizing adverse impacts and enhancing public benefits to the immediate and 

surrounding community. 

B. SITE PLANS/SITE DEVELOPMENT PERMITS 

1. SITE PLAN/SITE DEVELOPMENT PERMIT PROCESS: 

A Site Plan may be required by the Planning Commission or Zoning Administrator for certain 

development projects in addition to a CDP, and shall be processed in compliance with Zoning 

Code Section 7-9-150.3(d) unless the Director, EMA, determines, on a case-by-case basis, that 

the public interest would be better served by a public hearing before the Planning Commission. 

In such cases, the Site Plan shall be processed per Section 7-9-150.3(c). 
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Site Plans shall contain all the following data when applicable to the project proposal: 

a. Plot Plans - drawn to scale, fully dimensioned and easily readable, containing the 

following: 

1) Title block (applicant's name and date drawn). 

2) Scale and north arrow. 

3) Property lines or building sites, dimensioned. 

4) Existing use of property. 

5) Location, acreage, and proposed type of land use for each building. 

6) Buildings; existing and proposed use, location and size. 

7) Number of dwelling units to be developed on each building site. 

8) Streets/corridor; location and width. 

9) Easements; location, purpose and width. 

I 0) Access; existing and proposed. 

11) Parking areas. 

12) Signs; location, height, dimensions, and copy if available. 

13) Fencing (walls); type, location and height. 

Newport Coast LCP Second Amendment 
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14) Location, acreage, and ownership of landscape, natural open space and recreation 

areas. 

15) Landscape and screening areas. 

16) Topography. existing and proposed (i.e., Concept Grading Plan). 

17) Existing structures on abutting properties, location, height and uses. 

18) Location, width, and treatment of riding and hiking trails. 

19) Location and acreage of transit terminal. 

20) Location and treatment of cultural/scientific resources. 

21) Location of significant vegetation and an indication of the resources to be altered and 

the resources to be reserved. 

22) Location and treatment of scenic highways. 

23) Information required by Chapter 3, General Provisions and Regulations. 

24) A list of all relevant programs, policies, and guidelines contained in the General Plan 

and LUP, together with a description of how they are being implemented through the 

Site Plan. 

25) Any additional background and supporting information as the Director, EMA, deems 

necessary. 
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b. Elevations-- of all structures (including walls and signs) including, but not limited to, the 

following: 

1) All exterior materials; 

2) All exterior colors; 

3) Building heights; and 

4) If the Site Plan is for a residential development, typical elevations shall be provided. 

c. Preliminary Landscape Plans -- including the general location of all plant materials, by 

common and botanical names. 
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CHAPTER 11 

DEVELOPMENT MAP AND STATISTICAL TABLE 

REGULATIONS AND PROCEDURES 

A. PURPOSE AND INTENT 

The purpose of this Chapter is to provide regulations and procedures for Planning Commission 

revisions to the Planned Community Development Map and the Planned Community Statistical Table. 

B. PLANNED COMMUNITY DEVELOPMENT MAP 

The Planned Community (PC} Development Map (See Exhibit ¥)!) covers all the territory included 
:~::~:~::::, 

within the Planned Community Zoning Map. The PC Development Map identifies Planning Areas 

and corresponding uses contained in the LCP Land Use Plan, along with other planning information. 

The acreages in the Statistical Table on the PC Development Map may vary without requiring an 

amendment to the LCP Land Use Plan provided that the variation is consistent with the total acreage 

and boundaries of Development and Open Space shown on the Planned Community (PC) Statistical 

Summary and does not result in development occurring within the proposed Irvine Coast Regional 

Park dedication areas. 

C. PLANNED COMMUNITY STATISTICAL TABLE 

The Planned Community (PC} Statistical Table contains the statistical breakdown for each of the res

idential and nonresidential Planning Areas shown on the Planned Community Development Map. 

The residential density categories on the PC Statistical Table, together with the nonresidential land 

use categories, shall coincide with the land use categories indicated in the LCP Land Use Plan, the 

PC Zoning Map, and the PC Development Map. 
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PLANNED COMMUNITY STATISTICAL TABLE I 
I:XRD ~E PI:XAAIRC ClmSS XCRES CRDSS Xt:RES DWECC I RC OR ITS Xo;OHRDD,r;T I DRS 

i!!~WHSYPE ARfA NQN-'iQMMfRCJ AI CQMMfRC I A I Fstto1 Mn(b) Est"' Mpx(b} 

I High/H 1A 27 71 150 
Medium/M 18 115 106 no 
High/H 1C 180 (c) 824 970 

Medium/M 2A 109 (c) 182 210 I Medium/M 28 195 (c) ~74 530 
Medium/M 2C 281 ~3S ~90 

Low/L 3A 130 ~0 -0 I Low/L 38 151 -5 -5 

Medium/M -A 103 8 185 
Medium/M -8 151 11 130 

I Medium-Low/ML 5 150 25 30 

Low/L 6 195 11 75 

Low/L 7A 25 2 18 I Low/L 78 25 2 10 

High/H 8 33 (c) 288 384 
Medi 1111-Low/fol.. 9 9 52 76 76 I RES I DENT IAL 11922 10(c) 2z&IO 2,&00 0 0 
t01 f COurse/C 1tJA 3D§ 

100 58 

I Recreation/R 11A 197 
Buck Cully, Los 118 100 
Trancos/Muddy 12A 606 
Cyns, Pelican/ 128 21 I Wishbone Hill 12C 59 
Areas 12D 33 

12E 352 -
Crystal Cove 
State Park/R 17 2,807 I 
Irvine Coast/R 18 5" (d) 
Regional Park(d) 19 133 (d) 

I Recreatton/R 20A 11 
Parcels Adjacent 208 s 
Laguna Cyn. Rd. 20C 10 

Conservation/C 21A/ 1,989 (d) I (Irvine Coast 218/ 
Re;tonal Park(d) 21C/21D 

diAL OPEN SPAtE 

I I RECREAT I Clf 7,2M 0 0 0 0 0 
four tat i],r; 53 850 1, iDO 

Conmercial/TC 138 32 ~0 600 
13C _, 300 -so 
130 38 200 350 

I 13E 60 100 600 
13F 15 so 300 

1~ 24 250 250 

166 10 I 168 3 

aMRCI61. R ZZi a.m a.na 
QWtD TOTAL ALL 9,156 Z86 2,&10 2,&10 2,150 2,150 I 

(a) Estimated number of dwelling units or accommodations per Planning Area. 
(b) Maximum number of dwelling units or accommodations per Planning Area. 

I (c) A maxi11111111 of 10 gross acres of Neighborhood Commercial will be permitted in Med i 1111/Hi gh 
Residential Planning Areas PA 1C, PA 2A, PA 28, or PA B. 

(d) Total area of Irvine Coast Wilderness Regional Park is 2,666 acres. 
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EXHIBIT X 
SECOND AMENDMENT 

PLANNED COMMUNITY STATISTICAL TABLE 
( · Newport Coast Local Coastal Program 

ESTIMATED(!) 
LAND USE PLANNING GROSS ACRES GROSS ACRES DWELLING UNITS/ 

CATEGORY/CODE AREA NON-COMMERCIAL COMMERCIAL ACCOMMODATIONS 

RESIDENTIAL: 
High/H lA 25.5 - 29 
Mediurn!M lB 133.7 - 117 
High/H lC 184.9 (3) 247 
Mediurn!M 2A 109.1 (3) 184 
Medium/M 2B 204.0 (3) 488 
Medium/M 2C 258.9 - 490 
Medium/M 3A 98.0 (3) 265 
Medium/M 3B 148.0 (3) 226 
Medium!M 4A 239.0 - 135 
Medium/M 4B 105.5 - 75 
Medium-Low/ML 5 150.0 - 95 
Low/L 6 80.0 - 75 
Low/L 7A 25.0 - 2 
Low/L 7B 25.0 - 2 
High/H 8 35.7 (3) 115 
Medium-Low/ML 9 50.6 (4) - 55 

TOTAL 
RESIDENTIAL 1,872.9 10.0 (3) 2,600 

QfEN SrACELRECRE.ATION; 

GOLF COURSE/G lOA 294.6 - -
lOB 58.8 

RECREATION/R: 
Buck Gully, Los Trancos/ 11A 203.5 - -
Muddy Canyons, Pelican/ 11B 99.5 - -
Wishbone Hill Areas 12A 606.0 - -

12B 56.0 - -
12C 98.0 - -
12D 32.7 - -
12E 274.0 - -

El Moro Elementary School 12F 14.5 
Moro Sliver 12G 35.0 

12H 37.5 
12I 19.6 

Laguna Beach County Water District 12J 9.0 
Crystal Cove State Park 17 2,807.0 (5) - -
Irvine Coast Wilderness 18 544.0 (6) - -
Regional Park ( 5) 19 133.0 (6) - -
Recreation Parcels Adjacent 20B 12.0 - -
to Laguna Canyon Road zoe 8.0 - -

CONSERVATION/C 
Conservation Parcels Adjacent 16A 10.0 
to Laguna Canyon Road 16B 1.4 
Irvine Coast Wilderness 21A/21B 1,989.0 (6) - -
Regional Park (5) 21C/21D 

TOTAL 
OPEN SPACE & RECREATION 7,343.1 0 0 

TOURIST 13A 6.2 (7) 46.4 770 (8) 
COMMERCIAL/TC 13B - 29.6 230 (8) 

13C 5.6 (7) 31.4 450 
13D 2.6 (7) 35.4 300 
13E 46.0 (7) 13.4 150 
13F 13.6 (7) - 0 

14 - 30.0 250 

20A - 17.4 0 
TOTAL 
COMMERCIAL 74.0 (7) 203.6 2,150 

GRAND TOTAL 9,290.0 213.6 (3) 2,600/2,150 

(1) Estimated number of dwelling units or accommodations per Planning Area. 
(2) Maximum number of dwelling units or accommodations per Planning Area. . · 
(3) A maximum of 10 gross acres (100,000 sq.ft.) of Neighborhood Commercial will be permitted in Medium/High Residential Planning Areas PA 1C, PA 2A, PA 2B, PA 3A, PA 3B or PA 8. 
( 4) 27.4 acres of Residential Planning Area 9 is devoted to Golf Course. 
(5) Acreage includes the mobile home park. 
(6) Total area of Irvine Coast Wilderness Regional Park is 2,666 acres. 
(7) 74.0 acres within Tourist Commercial Planning Areas is devoted to Golf Course. 
(8) The equivalent of 1,000 resort accommodations have been approved in a Coastal Development Permit for the Disney Vacation Resort. 
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MAXIMUM(2) 
DWELLING UNITS/ 

ACCOMMODATIONS 

150 
140 
970 
380 
530 
905 
470 
465 
784 
507 
300 

75 
18 
10 

384 
76 

2,600 

-

-
-
-
-
-
-
-

-
-
-
-
-

-

0 

1,100 
600 
750 
650 
300 

0 

250 

0 

2,150 

2,600/2,150 

Status as of February 12, 1996 

DWELLING uNITS ON BUILDING PERMITS 
APPROVED SUBDMSIONS ISSUED OR UNITS 

Tentative ~aps l<'inalMaps UNDER CONSTRUCTION 

29 29 0 
117 117 52 
247 0 0 
184 111 34 
488 396 331 
490 0 0 

40 0 0 
45 0 0 

0 0 0 
0 0 0 
0 0 0 

53 0 0 
0 0 0 
0 0 0 

311 0 0 
55 55 23 

2,059 708 440 

- - -

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

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

- - -

0 0 0 

770 
230 
450 

-
-
-
-
-

1,450 0 0 

2,059/1,450 708 440 

7/16/96 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

All Planning Areas which allow for residential uses shall be developed consistent with the maximum 

number of dwelling units indicated for the Planning Area in the PC Statistical Table. The PC 

Statistical Table shall be revised in accordance with the requirements contained in this Chapter. No 

amendment to the PC Zoning Map and/or PC District Regulations shall be required solely for the 

purpose of changing the number of dwelling units or acreage assigned to a Planning Area on the PC 

Statistical Table, provided the change is consistent with the PC Statistical Summary and the adopted 

PC Zoning Map, and that the maximum number of dwelling units permitted in The IFYiaeifil!ll! 
Coast Planned Community shall not exceed 2,600 dwelling units. Compliance with the County's 

Housing Element will be demonstrated in the Housing Implementation Plan. 

D. PROCEDURES FOR REVISIONS TO PC DEVELOPMENT MAP AND PC 
STATISTICAL TABLE 

Revisions to the PC Development Map and Statistical Table shall be in accordance with the following 

procedures, which are intended to assure compliance with the goals and policies of the General Plan 

and the LCP Land Use Plan: 

1. Any proposed revision to the PC Development Map and Statistical Table shall be accompanied 

by a project proposal consisting of a Coastal Development Permit, Site Plan, and/or Tentative 

Subdivision Map and shall require a public hearing before the Planning Commission. 

2. Any revision to increase the number of estimated ("Est (a)") dwelling units or accommodations 

in any Planning Area shall be offset by a corresponding decrease in other Planning Area(s), 

provided that the total number of dwelling units and accommodations shown on the PC 

Development Map and Statistical Table for the entire Planned Community does not exceed 

2,600 dwelling units and 2,150 accommodations, respectively; and the maximum ("Max (b)") 

dwelling units or accommodations shown on the Statistical Table for each Planning Area is not 

exceeded. 

3. Any revision to reallocate the number of dwelling units, accommodations and/or the acreage 

assigned to land uses from one Planning Area to another Planning Area shall require an 

amendment to the PC Development Map and Statistical Table. 

Newport Coast LCP Second Amendment 
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4. Any proposal to reallocate the number of dwelling units, accommodations, and/or the acreage 

assigned to land uses from one Planning Area to another Planning Area shall require submittal 

of the following information: 

a. A revision to the PC Development Map showing all proposed changes to the PC Statistical 

Table; 

b. An analysis of the consistency of the proposed changes with the· LCP Land Use Plan and 

PC Zoning Map and Statistical Summary; 

c. Identification on the PC Statistical Table of the number of units which have been approved 

on all Tentative Subdivision Maps and all recorded Final Subdivision Maps, and the 

dwelling units under construction or those completely constructed at the time of the 

proposed PC Statistical Table revision; 

d. Identification of the ownership of parcels to be affected by the proposed PC Statistical 

Table revision; and 

e. Any additional background and/or supporting information which the Director, Orange 

County EMA, deems necessary. 

5. All Planning Area acreages identified on the PC Statistical Table may be revised by the 

Planning Commission when more accurate information is available. 

6. All revisions to the PC Development Map and Statistical Table shall be consistent with the LCP 

Land Use Plan and the PC Zoning Map and Statistical Summary. The acreages listed in the 

Statistical Table for individual planning areas on the PC Development Map may be adjusted up 

to 10% without requiring an amendment to the LCP Land Use Plan. No revision shall be 

approved by this procedure which would have the effect of changing the land use category or 

development/open space boundaries shown on the PC Zoning Map and/or the LCP Land Use 

Plan. 
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CHAPTER 12 

DEFINITIONS 

The meaning and construction of words, phrases, titles, and terms used in this ~~~~~- Coast 

LCP shall be the same as provided in Section 7-9-21 of the County of Orange Zoning Code except 

as otherwise provided in this Chapter. 

The words "Implementing Actions Program" and the initials "lAP" shall mean the Implementing 

Actions Program for The ~~~~~~ Coast Planning Unit of the §11111 Local Coastal 

Program, certified by the California Coastal Commission. 

The words "Land Use Plan" and the initials "LUP" shall mean the Land Use Plan for The 

~Pria&fi- Coast Planning Unit of the Elililf: Local Coastal Program, certified by the 

California Coastal Commission. 

The word "used" includes the words "arranged for," "designed for," "occupied for", or "intended 

to be occupied for." 

NOTE: Definitions following a single asterisk (*) are in addition to the definitions contained in the 

Zoning Code; those following a double asterisk(**) are different than the definitions contained in 

the Zoning Code. 

*Appealable Area (See Exhibit M~ "Appeal Jurisdiction"): 

a. All area between the sea and the first public road paralleling the sea, or within 300 feet of the 

inland extent of any beach or the mean high tide line of the sea where there is no beach, 

whichever is the greater distance; and 
~ 

b. All area within 100 feet of any wetland, estuary, or stream and all area within 300 feet, both 

seaward and landward, of the top of the seaward face of any coastal bluff. 

**Bedroom: Any habitable room other than a bathroom, kitchen, dining room, living room, family 

room or den. 

Newpon Coast LCP Second Amendment 
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**Building height: Building height shall be measured along perpendiculars (plumb lines) from the 

elevation of the finished grade to the maximum height above grade specified in the development 

standards. Where the finished grade slopes at 10% or greater the maximum height above grade shall 

be as specified in the development standards plus ten (10) feet. These measurements shall be made 

consistent with the "Regional Interpretative Guidelines, South Coast Region, Orange County." 

Exhibit 881 portrays the application of the height criteria. Maximum height shall be measured to 

the coping of a flat roof, or to the deck line of a mansard roof, or to the average height of the 

highest gable of a pitched or hipped roof. Elevators, mechanical space, chimneys and architectural 

treatments (intended to add interest and variation to roof design, yet which do not exceed 10% of 

the roof area, nor exceed the base-height restriction by more than 12 feet) will be permitted. 

**Caretaker: A person who lives on the premises for the necessary purposes of managing, 

operating, maintaining, or guarding the primary use or permitted uses on the premises. The term 

includes, but is not limited to, a gardener, maid, butler, guard, or other domestic or industrial/com

mercial custodian of the premises. 

*Caretaker Quarters: Living quarters, permitted in residential areas, for the housing of a caretaker{s) 

and the family of the caretaker who live in the same premises {not to exceed 1,500 square feet in 

floor area on building sites of a minimum 2Q,Q{X:),\I~II square feet). Caretaker quarters are not 

included within the category of, and are not counted toward, permitted dwelling units as specified 

in this LCP. 

*Casitas: Overnightff.MR lodging consisting of multiple bedrooms that may be rented separately 

and which may or may not connect with a central living area which may include cooking facilities. 

**Coastal Bluff: Includes the following: 

a. Any bluff where the toe of the slope is now, or within the past 200 years has been, subject 

to marine erosion; and 

b. Any bluff where the toe of the slope is within 300 feet of the inland extent of any beach 

or the mean high tide line of the sea where there is no beach. 

Newpon Coast LCP Sceond Amendment 
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PARCEL DIMENSIONS 

Figure 1 

Tlto at41oa of tho on•oto~to ., .. 
oataoUehoct .,. tho eotaaok of· 
tho lot. 

Figure 3 

81410 ••rtaooa 01'0 oetobllaltod 

SETBACK LINES 

a a ·tho IUictotlno holtltt •• a~tiiiiOct 
to all ~totnta ot oaolt otdo. 

Figure 2 

· Tho olovatlon of any atclo aurtaoo 
Ia eDoolftocl by tlto ••••••• 
tutclaltno ltoltht. HOIGht aball bo 
•oaaurocl atone DOI'DOnclloutara «••••• Unoa) fro• tho tracto 
olovatlon. 

Figure 4 

Tho ••••r aurtaoo of tho envelope 
altaU run parallel to tlto unctortytnt 
tracto ••••atlol'l (oontoura) at tho 
outctoltno ••••lttot:t botoht. In other 
wort:ta. tho UDDer aurtaoa I• that 
••••• of Dotnta porponcltoutar to all 
pointe on tho tracto aurfaoa at tho 
IUII:tollno ••oolttat:t boltht. 

SOURCE: California Coaatal Co••taalon Rational 
lntarprath'• Guldollnoa. South Coaat Ration. 
Orane• Co•ntJ'. 
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Figure 1 
The sides of the envelope are established by the 
setback of the lot. 

Figure 3 
Side surfaces are established as the guideline 
height is applied to all points of each side. 

The Newport Coast Local Coastal Program 

Source: California Coastal Commission Regional 
Interpretive Guidelines, South Coast 
Region, Orange County 

Figure 2 
The elevation of any side surface is specified by the 
maximum guideline height. Height shall be 
measured along perpendiculars (plumb lines) from 
the grade elevation. 

Figure4 
The upper surface of the envelope shall run paraHel 
to the underlying grade elevation (contours) at the 
guideline specified height. In other words, the upper 
surface is that plane of points perpendicular to all 
points on the grade surface at the guideline 
specified height. 

Exhibit Z 



*Community Information Center: A temporary structure principally used as an information pavilion 

and/or office for the sale of homes in the community, and including parking and administrative 

facilities. 

*Community Service Facility: A for-profit commercial, or nonprofit use established primarily to 

service the immediate population of the community in which it is located. 

*Conference Center Facility: A facility, usually in conjunction with a hotel or other visitor 

accommodations, which offers facilities for business conferences and seminars, including, but not 

limited to, multi-purpose rooms serving as the main ballroom and prefunction space, smaller seminar 

rooms, large meeting rooms, audiovisual centers, etc. 

*Destination Resort: An integrated set of visitor-oriented uses with a variety of overnigh-
• •• ·.·:i •••••• : ............ ·.·: 

accommodations and diverse recreational opportunities including day-use commercial, restaurants, 

golf course(s), tennis complex(es), health spa(s) and other recreational amenities, conference and 

meeting facilities ancillary to overnightfllll accommodations, parking facilities, and other 

incidental and accessory uses supportive of and directly related to the resort. The destination resort 

will be designed to attract longer-term visitors as well as overnight guests. In order to provide a 

wide variety of options for visitors, overnightll§l accommodations may include individual hotel 

and motel rooms, casitas, multiple bedroom unit modules convertible to separate rooms or combined 

larger units, and individual time-share condominium units suitable for one or more families, all of 

which may include cooking facilities. Overnightfljft facilities may comprise hotels, individual 

units owned and/or managed by the hotel operators or owners and individually owned units. The 

destination resort facilities shall be advertised to the public as an integrated set of recreational visitor

serving attractions, with management of the overnigh- accommodations structured to allow for 

both centralized (e.g., hotel) management and individual owner management. 

**Duplex: See Residential Duplex . 

**Dwelling Unit: One or more rooms in a structure, including a kitchen, designed for occupancy 

by one family for living and sleeping purposes, and including a mobile home when such mobile 

home bears an insignia of approval issued by the California Department of Housing and Community 

Ncwpott Coast LCP Second Amc:lldment 
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Development or a housing seal number from the Federal Department of Housing and Urban 

Development (HUD). 

*Environmentally Sensitive Habitat Area CESHA}: A natural drainage course identified in LCP Land 

Use Plan Section 1-2-A-2 and Exhibit H. 

*Exterior PropertY Line: A property line abutting a public or private street. 

**Floor Area. Gross: The total horizontal floor area of all floors of a building, including the 

exterior walls thereof, measured in square feet; excepting that for commercial, professional and 

administrative office or industrial buildings or building complexes, areas used in common such as, 

but not limited to, covered malls, covered walkways, hallways, mechanical equipment areas, 

stairwells, elevators, lobbies, roofed patio areas, covered entries, covered parking, covered 

driveways and covered loading areas shall not be included when calculating off-street parking 

requirements. 

**Grade. Finished: The level of the ground surface surrounding a building. 

*Gross Area: The entire land area within the boundary of a project, measured to the centerline of 

any abutting arterial highways. 

*Gross Residential Density: The density of a residential project computed by dividing the total 

number of dwelling units in the project by the gross area of the project. 

*Guest Cottage: A detached building, having no kitchen facilities, which is used primarily for 

sleeping purposes for members of the family occupying the main dwelling or their nonpaying guests 

(not to exceed 1 ,500 square feet in floor area.) Guest cottages are not included within the category 

of, and are not counted toward, permitted dwelling units as specified in this LCP. 

**Hotel: Any building, portion thereof, or combination of buildings with access provided through 

a common entrance, lobby or hallway to guest rooms, with or without cooking facilities, and/or 

quarters, with or without cooking facilities, retail commercial and other ancillary facilities and which 

Newpon Coast LCP Second Amendment 
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rooms and quarters are designed, intended to be used or are used, rented or hired out as temporary 

or overnight accommodations for guests. 

(See also Destination Resort.) 

*Interior Property Line: A property line which does not abut a private or public street. 

*Joint Use of Parking: The shared use of off-street parking facilities by more than one type of land 

use. The same parking spaces are counted to satisfy the off-street parking requirements of more than 

one land use (e.g., use of the same parking facility to satisfy the off-street parking requirements of 

a church and an office building). 

*Large-lot Subdivision: A Subdivision or Parcel Map, prepared for financing or conveyance 

purposes, where no parcel is smaller than 20 acres; and which includes a declaration that the lots 

created are not building sites. This may include Subdivisions or Parcel Maps for commercial or 

visitor-serving use areas. 

**Motel: A building or group of buildings containing guest rooms or dwelling units designed, 

intended or used primarily for the accommodation of transient automobile travelers, including but 

not limited to buildings or building groups designated as auto cabins, motor courts or motor hotels. 

*Net residential area: The area of land remaining in a project, measured in acres or square feet, 

after deduction of the area contained in streets (both public and private), schools, parks, flood control 

works and any other use, easement or incumbrance which prevents the surface use of the property 

for a building site or construction of strucmres. 

*Net usable area (nonresidential): The area of land remaining in a project, measured in acres or 

square feet, after deduction of the area contained in public and private street and highway rights-of

way, schools, parks, flood control works and any other use, easement or encumbrance which limits 

the surface use of the property, slopes required to level the site, and required screening and 

landscaping. The area needed to satisfy the off-street parking requirements is included within the 

net usable acres. 
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*Overnighf!f!fil accommodations: See Destination Resort. 

*Regional Park Concession: A use otherwise allowed in a regional park area which is operated by 

a limited commercial venture with the purpose of serving the recreational needs of park visitors 

and/or improving public recreation services either financially through lease or other payments to a 

public agency or functionally through the delivery of a permitted recreational use that otherwise 

would not be available to the public. 

**Residential Duplex: Refers to a residential development where two dwelling units are permitted 

on one building site. Residential duplex includes planned concept subdivisions and cluster 

developments; either as conventional subdivisions or planned developments. 

**Residential Multiple-Family: Refers to any residential development wherein the minimum number 

of permitted dwelling units on one building site is three (3) or more. Multiple-family residential 

includes multiple-family dwellings, apartments, condominiums, and stock cooperative projects. 

**Residential Single-Family: Refers to any residential development wherein each dwelling unit is 

situated on a residential lot of record and no lot contains more than one dwelling unit and, where 

permitted, a caretaker's or employee's quarters. Single-family residential includes attached and 

detached single-family dwellings, planned concept subdivisions, cluster developments, either as 

conventional subdivisions or planned developments. 

*Restaurant: An establishment where foods and beverages are prepared and/or dispensed for 

consumption on or off site. Restaurants include but may not be limited to fully enclosed 

establishments, partially enclosed establishments, drive-ins, drive-throughs, and fast food 

establishments. 

*Story: That portion of a building included between the upper surface of any floor and the upper 

surface of the floor next above, except that the topmost story shall be that portion of a building 

included between the upper surface of the topmost floor and the ceiling or roof above. 

Newport Coast LCP Second Amendment 
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Those portions of Blocks 95, 97, 128 through 134, 161 through 167, 180 through 183 and 185, 

Irvine's Subdivision, in the County of Orange, State of California, as per map filed in Book 1, 

page 88, Miscellaneous Record Maps, records of said County, described as follows: 

PARCEL 1: 

Beginning at the most Southerly comer of the "Cameo Highland Annex" to the City of Newport 

Beach, said comer being the Northeast right-of-way line of Pacific Coast Highway as described 

in a deed to the State of California recorded May 20, 1931 in Book 487, page 1, Official Records 

of said County; thence along the boundary of said City of Newport Beach the following described 

courses: 

1. N. 40° 30' 20" E. 364.00 feet; 

2. N. 26° 47' 20" E. 465.00 feet; 

3. N. 2° 12' 20" E. 387.00 feet; 

4. N. 85° 00' 40" W. 190.00 feet; 

5. N. 71 o 34' 40" W. 174.00 feet; 

6. N. 56° 17' 40" W. 53.96 feet; 

7. N. 18° 25' 20" E. 109. 15 feet; 

8. N. 49° 27' 44" W. 225.00 feet; 

9. S. 33° 42' 20" W. 132.05 feet; 

10. N. 56° 17' 40" W. 340.87 feet; 

11. N. 59° 47' 40" W. 410.00 feet; 

12. N. 70° 35' 10" W. 271.93 feet; 

13. N. 24° 45' 00" W. 239.20 feet; 

14. N. 12° 45' 00" W. 194.77 feet; 
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15. N. 22° 15' 00" W. 406.53 feet; 

16. N. oo 45' 00" E. 365.18 feet; 

17. LeaviBg salS BeatlS&ey N'. EjO 52' 49" '8. 4Ei9.72 feet te 8ft &Bgle peiBt Hl tfte 
eeaBEiary ef saiQ Ci~ ef Ne·Npert Beaeh; 

18. N'. 89° 57' 29" '8. EiEi9.99 feet ftleBg saiEI eet:J:fl6a:cy; 

19. N'. 49° 57' 29" '8. 1329.99 feet; 

29. N. 24° 57' 29" B. 1689.99 feet; 

21. S. 89° 92' 49" 1!:. 19S9.99 feet; 

22. N'. 7° 57' 29" B. 469.11 feet; 

23. LeaviBg s&iEleeanS:my S. 53° 5Ei' 31" B. 739.57 feet; 

24. S. Ei4° 41' 4Ei" B. 558.75 feet; 

23. s. 77° 29' e" :8. 433.44 feet; 

lEi. N'. 87° 24' 44" B. 347.97 feet; 

27. N'. 73° 49' 12" B. 943.68 feet; 

B1~:::~~:~;:::i:::i;~:::;:ilir~i:$1&~%•m1!!!1i~l~~~~§~m• 
•::::::i::~i::::::::::::m::::~ili~1~DJ!~&at!!li.~l~:~~~~~:"l:::m~ 
~~~!iiii!iii!ii!!!!i:iii~!ii~~~ilt8¥1f1tJJ~iiii~1~i!i~lii~Ri1ttl.~ 

~~~!iiiiii!iii!!!!ii!:!::::::f::::§!•J.f£tf~rill~l1111.illiil~ 

llft:1!iiiiii!!!iii!i!iiiiili!!i!li1~Blllti!IIBIIIIIfl~I:G 
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~~~:::::::::::;::::::::::::::::::::::;I~:::I~m~Bl~!:~m::l~::::~:::::g~~!;;t•~ 

~~~;;;::;;:::::::::::::::::~::~::'Bii!i:!e!i!lll!Bi~::::~:~::::g@;:l!t!ilil~m:i!l~~i!i!liilf,~il!~ll 

~~~~~~~!!il:::::::::::::::::::lf:::::g[¥;,!o®:::!!lii!::~:;,::::::::::::::iD~B~::Ii~:::H~ 
~ f8f: N. 63° 01' 07" E. 644.43 feet; 

~ IM S. 86° 27' 21" E. 465.31 feet;~ 

~ 

;1. II~ 

~ Iii~ 

~ ~1* 
~ !'j~ 
~ II* 
~ Iii 

:::::::::::::::: 

~ ~~~ 

~ ~~~ 

;;9;- 91~ 

~ iii 
4h Ill~ 

~ ill~ 

~ l:lf: 
44,. §§:;: 
~ II?: 
46-:- iii~ 

4+.- i!f: 

4&-

~ -~ 
~ ~~:~ 

*- II!~ 
~ Iii~ 

~ IE 
M:- u~ 

~ il!i 
S&:- 11* 

N. 79° 17' 39" E. 1036.87 feet; 

N. 87° 09' 43" E. 1338.73 feet; 

N. 76° 05' 30" E. 328.20 feet; 

N. 57° 17' 54" E. 446.57 feet; 

N. 65° 01' 42" E. 434.01 feet; 

N. 86° 59' 37" E. 553.17 feet; 

N. 88° 54' 48" E. 863.22 feet: 

S. 76° 08' 53" E. 668.82 feet; 

S. 78° 53' 11" E. 404.48 feet; 

S. 88° 34' 10" E. 1138.24 feet; 

S. 81 o 27' 33" E. 968.88 feet; 

S. 89° 21' 53" E. 1984.12 feet; 

N. 89° 07' 46" E. 1316.15 feet; 

s. 71° 07' 11 II E. 244.14 feet; 

S. 46° 31' 00" E. 848.19 feet; 

S. 41° 41' 40" E. 538.97 feet; 

S. 22° 14' 31" E. 315.36 feet; 

S. 38° 33' 52" E. 489.32 feet; 

S. 24° 22' 42" E. 331.27 feet; 

s. 12° 44' 41, w. 337.73 feet; 

S. 34o 26' 47" E. 410.92 feet; 

S. 54° 32' 56" E. 526.14 feet; 

S. 39° 06' 59" E. 465.65 feet; 

S. 66° 44' 19" E. 658.40 feet; 

N. 83° 28' 38" E. 326.82 feet; 

S. 60° 08' 12" E. 785.39 feet; 

S. 68° 21' 36" E. 560.20 feet; 
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S. 34° 56' 14" E. 457.86 feet; 

S. 24° 59' 11" E. 227.27 feet; 

S. 62° 51' 54" E. 1752.88 feet; 

S. 64° 52' 34" E. 1493.44 feet; 

S. 60° 59' 36" E. 540.25 feet; 

S. 49° 25' 35" E. 871.18 feet; 

S. 66° 26' 24" E. 84.08 feet; 

S. 64° 24' 04" E. 711.68 feet; 

S. 60° 00' 22" E. 513.59 feet; 

S. 60° 24' 52" E. 1287.83 feet to a point in the boundary of the City of 
Laguna Beach, said being a 4:2S.OO feet Rlf:lias curve~ concave 
Easterly, a radial to said point bears N. 89° 

·· J8EK said boundary; 

Southerly 47.30 feet along said curve through a central angle of 6° 22' 38"; 

S. 6° 52' 52" E. 264.82 feet; 

S. 83° 111' 34" W. 228.16 feet; 

~aia•r E. 443.29 feeq-j-~-~~:::-1~:111 

Southerly 149.93 feet along 8 34S.OO feet rflfiiasfllcurve t8et is eefte8'Je 
Westerly through a central angle of 24° 54' 00"; 

Southerly 142.19 feet along 8 l2SS.OO feet ratlias ill curve tft&t is eeae&¥e 
~a,sterly through a central angle of 6° 29' 30"; ................... 

S. 11 o 36' 4" W. 909.28 feet; 

S. 11 o 17' 49" W. 1113.97 feet; 

~[PJi*~~;49" W. 385.94 feet li~liaif£1Bfllllltllif8J!llll 

Southerly 258.36 feet along 8 fiSS.OO feet rflfiia&jll curve tft8t is eeaea¥e 
Basterly through a central angle of 22° 36' 00"; ,... ............. 

S. 9° 43' 11" E. 462.58 fee~liJ'II!.ilaiiB:'I!IJl!!l.iii!
!lk.llt:tllll; 
Southerly 47.78 feet along 8 l4S.OO feet redias~@ curve tft8t is ee&ea¥e 
Westerey, through a central angle of 18° 52' 45"; 

S. go 09' 34" W. 1981.77 feet 11-IIE.l.lall~il-!!iiJi~~\~11, 
iWii!Bl; 

Newport Coast LCP Second Amendment 
irvine\lep\2ndamend\lcpdoo\iap-2nd.OOS U-13.4 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

Iii 
~~~ 

~ ill!~~ 

~ ~lillf: 

~ !!It~]~ 

93-:- :!!B~ 

9'h- :i~[~ 
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~ lll1~ 
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~ ~~m~ 
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1 f\'1 ':t:':i':::jj::-:-
~ j!ltt~ 

Southerly 255.54IIIR feet along a 1255.00 teet ratliasjfi' curve tfiaHs 
eeBea"t'e Basterly ··tliiough a central angle of 11 o 40' 00" ;-----·-·· 

S. 2° 30' 26" E. 532.31 feet; 

Southwesterly 261.21 feet along a 195.00 teet raaiaslil~ curve tB:at is eeaea-ve 
NeriBY;esterly through a central angle of 76° 45' 00,;··;··-·.·.-.... 

8:4° 14' 34" w. 215.79 feet ~~:~~::~Bil!l!lllli:li¥11~!:!:::11!1::::;1::~~~~~~~ 

Westerly 132.05 feet along a 195.00 feet ratliasll curve tB:at is eeaeav:e 
Northerly through a central angel of 38° 48' 00"; 

l~~~:~~-~6" W. 248.29 feetl]~j~~~~~~jjj-~I-IIJ!il'ill.iill]:]flt\1 

Westerly 715.71 feet along a 1155.00 feet ratliasll curve iBat is eeaeiPJe 
SeatB:erly through a central angle of 35° 30' 15";······>·· 

t~-:~~i,~,i~i{t;:98 ·05 feet lllimll!l81!]i!IIRIIII~~:::lig:::l 

Southwesterly 227.88 feet along a 555.00 feet HEliasiiiJ curve dlat is eeaeave 
Seatheasterly through a central angle of 23° 31' 30";·····-·-·-·----·· 

S. 54° 00' 49" W. 350.12 feet; 

Southwesterly 212.42 feet aleag a 555.00 teet raEli~ curve that is concave 
Southeasterly through a central angle of 21 o 55' 45 "t''''''''''i' 

S. 32° 05' 04" W. 238.45 feet; 

N. 5r 54' 56" w. 85.00 feet; 

s. 3r 05' 04" W. 400.00 feet; 

S. 57° 54' 56" E. 85.00* feet; 

S. 32° 05' 04" W. 274.68 feet; 

S. 57° 54' 56" E. 230.00 feet; 

s. 32 o o5, 04" w. 346.27 feet li'l::l!ll:,~~~~~1:~:aw!l~~~~:~e~Bil.l::riiUI 
lilll~~f'ljjjf:l!; 
Southerly 374.73 feet along a 925.00 foot raaias§lg curve tB:at is eeaeM'e 
Basterly through a central angle of 23° 12' 41 "; ........ ·.·.·.·.·.· 

~~:::!~~~-:~~; w · 583.75 feet l\i!i~!ii!I1:!1Bii::;}llllg~::~:-11i!ifl!e 

Southerly 184.42 feet aleag a 875.00 teet raEliasii« curve iBat is eeaewt'e 
Westerly through a central angle of 12° 04' 34";··-·-·-·-··----· 

S. 20° 56' 57" W. 68.73 feet; 

N. 69° 03' 03" W. 60.00 feet; 
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S. 20° 56' 57" W. 300.28 feet • 

-~ .. j~-~~-!11; 
Southwesterly 20.00 feet along a 294S.99 feet PB.4iusill curve 1:hat i5 eeBeawe 
Nert:b.-v.restefly through a central angle of 0° 23' 21 ";' ..... ·""'"~" 

N. 68° 39' 42" W. 70.00 feet along a radial of said curve; 

S. 35° 58' 04" W. 129.75 feet; 

S. 66° 07' 57" E. 100.00 feet along a radial of last meatieBec:tjJ.,'I curve to 
the Southwesterly prolongation of said curve; .·.·.·.·.·.-.·.·.·. 

Southwesterly 144.78 feet along liJ said curve through a central angle of 2° 
49' 00"; 

S. 37° 58' 01" W. 681.41 feet; 

S. 39° 22' 40" W. 384.76 feet; 

S. 47° 37' 27" W. 803.58 feet; 

S. 55° 35' 41" W. 252.44 feet; 

S. 42° 47' 6" W. 395.44 feet; 

S. 36° 16' 46" W. 395.53 feet; 

N. 59° 13' 57" W. 90.00 feet 

~~~lll!tl1lll; 
Westerly 83.78 feet along a 120.99 feet r~ curve that i5 eeBeave 
~eadleay through a central angle of 40° 00' o()it;=·=·= 

s 80° 46' o3" w 1o6 oo fi t ·~~'-''=r•m.mai.imr=:~=~=;=tllil*''.,., -l\111111-; . ee ~-;<.;.;~ ;;,,~...,~,.,,,,,.,:;i~:,.,.,,,.:.,,;,.,.,.,,~,~'~>:->i:;.,,,.,,,".,.,.,,,.,.,":,.::::::.:i.,.x~~:~:,.,.,.,.,.,.;:,:,,.,.,:,,.,j~@ 

Southwesterly 48.87 feet along a lOS.99 feet PB.4iuslll curve 'Eftat i5 eeaeave 
~ea'Efteaetefly through a central angle of 26° 40' oo;'·;·······w 

Northwesterly 255.16 feet along a 110.99 feet PB.4i\is reverseii.ll curve through 
a central angle of 132° 54' 19"; ,.,.,.,.,.,.,.,.,., 

Non-tangent te saHI tMrve N. 1r 52' 23" E.523.10 feet; 

N. oo 05' 03" E. 243.70 feet; 

N. 25° 54' 57" W. 540.93 feet; 

s. 56° 05' 03" w. 295 .13 feet; 

s. 89° 03' 33" w. 246.11 feet; 

s. 0° 31, 43" w. 160.00 feet; 

S. 68° 01' 27" E. 320.35 feet; 

S. so 53' 57" E. 222.62 feet; 

s. 27° 57' 43" w. 515.46 feet; 
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~:!!Of: 

H& ~~~~~ 

-143-:- !f:ll!f: 

~ :u~a:f: 

~ :~~~* 
~ :J,,§i!i' 

~ :!!!!f: 
~ :1s1:f: 

N. 49° 32' 17" W. 198.04 feet; 

S. 40° 31' 43" W. 543.84 feet; 

N. 56 o 21 ' 01 " W. 148.13 feet; 

N. 49° 28' 17" W. J~4.4QZQJ.~4Q feet; 
·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·:·: 

S. 81 o 20' 43" W. 131.76 feet; 

N. 49° 28' 17" W.1480.30 feet; 

S. 40° 46' 43" W. 1180.11 feet; 

N. 53° 23' 21" W. 22.86 feet; 

N. 67° 03' 17" W. 36.00 feet to a point oft a BOB amgeet et:Irve 179.88 foot 
curve teat is concave Northwesterly li¥mi~'!'i:!'~fi9.NI:!:!pf. 
to said point bearsS. 67° 03' 17" E;·········· ··············· ········· 

Southwesterly 57.32 feet along said curve through a central angle of 18° 15' 
33" to a non-tangent 3Q.OO foot raElit:Is curve that is 
concave a radial to said point bears 
N. 29° 50' 31 "; 

Southwesterly 73.84 feet along said curve through a central angle of 141 o 01' 
29" to the beginning of a 15.00 foot radit:Is reverse curve that is concave 
westerly -::::l:::rl!e::::~:&:::ll!il!!i!im!; 
Southerly 16.66 feet along said curve through a central angle of 63° 38' 11" to 
the Southwest line and said Block 183; 

N. 49° J8' 17" W. 551.1Q feet allong said Southwest line and said boundary 
of the City of Laguna Beach§&!!!~f:i!!~g§ili:!:!:!!j:jj!~JI~!lfii!!~!IQ!];~If; 
Leaving said Southwest lineN. 24° 51' 03" W. 79.61 feet; 

N. oo 55' 17" W. 40.00 feet; 

S. 89° 04' 43" W. 95.39 feet to said Southwest line; 

~m .. ~:~:ll:::~!llif:!:!~!R N. 49o 28'17" w. 2133.40 feet aloBg saia 
Sot:Itl¥Nest liRe to the West comer of said Block 183. 

Leaving said boundary N. 49° 28' 13" W. 2597.84 feet along the Northeast 
line of said Block 164, being in part the Northeast line of Tract No. 3125 as 
per map filed in Book 98, pages 9 through 11, M@.scellaneous 
M).P.aps, .... . .. . .. .. County, to the 
mo.st Northerly corner 

s. 4Q 0 3Q' 55" \¥. 1167.3J feet &$.long the Northwest line of said Tract sr:::41t 
!!~~!~!':::~~!i!!~~!'!/~;:i~:fc~~t in the boundary of the Cameo ·cove······ 

Along said boundary, N. 53° 23' 40" W.672.23 feet; 

N. 62° 03' 40" W.1009.13 feet; 
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6. 

7. 

8. 

9. 

10. 

11. 

12. 

13. 

14. 

15. 

N. 74° 29' 51" W. 

N. 55° 14' 39" W. 

N. 15° 04' 06" W. 

N. 74° 21' 28" W. 

s. 73° 01' 02" w. 
N. 63° 26' 06" W. 

N. 81 o 09' 29" W. 

s. 85° 25' 34" w. 
N. 34° 18' 12" W. 

N. 65° 52' 44" W. 

156.61 feet; 

73.02 feet; 

75.69 feet; 

56.34 feet; 

64.35 feet; 

168.74 feet; 

121.10 feet; 

176.97 feet; 

165.76 feet; 

63.74 feet; 

16. N. 77° 46' 30" W., 264.79 feet to the northwesterly line of said Block 131, as 
shown on the Map of Record of Survey 83-1105, filed in Book 108, pages 37 
through 40, inclusive, of records of survey, of said records; 

Thence, along said northwesterly line, north 40° 33' 07" east, 2,102.29 feet to the point of 

beginning. 

Containing, 50.56 acres, more or less. 

PARCEL2B 

Beginning at a southwesterly corner of Lot "B" of Tract No. 4655 as shown on the map filed 

in Book 192, pages 1 through 3, inclusive, of Miscellaneous Maps, of said records; 

Thence, along the northerly line of said Tract No. 4655, the following eight (8) courses: 

1. S. 75o 08' 40" E. 45.00 feet; 

2. N. 70° 51' 20" E. 30.00 feet; 

3. S. 73° 08' 40" E. 30.00 feet; 

4. S. 46° 38' 40" E. 60.00 feet; 

5. S. 66° 53' 40" E. 50.00 feet; 

6. N. 88° 06' 20" E. 35.00 feet; 

Newpon Coast LCP Second Amendment 
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7. N. 60° 15' 00" E. 20.00 feet; and 

8. S. 86° 18' 40" E., 40.00 feet to an angle point in the northwesterly line of the 
land described in said deed to the Irvine Cove Community Association. 

Thence, along said northwesterly line, the following two (2) courses: 

1. N. 57° 37' 00" E. 262.64 feet; and 

2. N. 76° 31' 20" E., 236.00 feet to a point of cusp on a non-tangent curve 
concave northeasterly for the said southwesterly line of the Pacific Coast 
Highway, having a radius of 1,550.00 feet, a radial line through said point 
bears south 32° 52' 05". 

Thence, traversing along the said southwesterly line, Pacific Coast Highway, the following 

fourteen (14) courses: 

3. Northeasterly, 521.78 feet along said curve, through a central angle of 19° 17' 
15"; 

4. N. 37° 50' 40" west, 445.69 feet to the beginning of a curve concave 
southwesterly, having a radius of 1,950.00 feet; 

5. Northeasterly, 356.51 feet along said curve, through a central angle of 10° 28' 
30"; 

6. N. 48 o 19' 10" west, 1, 097.18 feet to the beginning of a curve concave 
northwesterly, having a radius of 1,550.00 feet; 

7. Northeasterly, 410.30 feet along said curve, through a central angle of 15° 10' 
00"; 

8. N. 33° 09' 10" west, 119.30 feet to the beginning of a curve concave 
southwesterly, having a radius of 1,450.00 feet; 

9. Northeasterly, 485.48 feet along said curve, through a central angle of 19° 11' 
00"; 

10. N. 52° 20' 10" west, 2,498.67 feet to the beginning of a curve concave 
northeasterly, having a radius of 5, 050.00 feet; 

11. Northeasterly, 693.36 feet along said curve, through a central angle of 07° 52' 
00"; 

12. N. 44° 28' 10" west, 1,966.20 feet to the beginning of a curve concave 
northeasterly, having a radius of 2,050.00 feet; 

Newport Coast LCP Second Amendment 
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13. Northeasterly, 900.15 feet along said curve, through a central angle of 25° 09' 
30"; 

14. N. 19° 18' 40" west, 399.81 feet to the beginning of a curve concave 
southwesterly, having a radius of 1,950.00 feet; 

15. Northeasterly, 1,027.26 feet along said curve, through a central angle of 30° 
11' 00"; and 

16. N. 49° 29' 40" west. 4,997.56 feet to the most easterly comer of said Tract 
No. 14063, on said northwesterly line, Pacific Coast Highway. 

Thence, leaving said southwesterly line and traversing along the southeasterly and 

southwesterly lines of said Tract No. 14063, the following sixteen (16) courses: 

1. 

2. 

3. 

4. 

5. 

6. 

7. 

8. 

9. 

10. 

11. 

12. 

13. 

14. 

15. 

s. 40° 30' 20" w. 
s. 15° 09' 40" w. 
s. 39° 40' 04" w. 
N. 51° 31' 11" W. 

s. 61° 06' 48" w. 
N. 74° 29' 51" W. 

N. 55° 14' 39" W. 

N. 15° 04' 06" W. 

N. 74° 21' 28" W. 

s. 73° 02' 02" w. 
N. 63° 26' 06" W. 

N. 81 o 09' 29" W. 

s. 85° 25' 34" w. 
N. 34° 18' 12" W. 

N. 65° 52' 44" W. 

722.85 feet; 

320.64 feet; 

617.07 feet; 

9.73 feet; 

59.78 feet; 

156.61 feet; 

73.02 feet; 

75.69 feet; 

56.34 feet; 

64.35 feet; 

168.74 feet; 

121.10 feet; 

176.97 feet; 

165.76 feet; 

63.7 4 feet; and 

16. N. 77° 46' 30" W. 264.79 feet to the northwesterly line of said Block 131, as 
shown on the Map of Record of Survey 83·1105, filed in Book 108, pages 37 
through 40, inclusive of records of survey, of said records. 
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Thence, along said northwesterly line, Block 131, south 40° 33' 07" W., 100.00 feet to the 

line of ordinary high tide; 

Thence, along said ordinary high tide to the point of beginning. 

Containing, 287 acres, more or less. 

This description is prepared for agreement purposes only and may not be used for or in 

documents for, the conveyance of land. 
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Revised January 25, 1996 
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RESOLUTION OF 'I'HE BOARD OF St1PRVISORS 

ORANGE COUNTY, CALIFORNIA 

August 1, 1995 

on motion of Supervisor Bergeson , duly seconded and carried, ehe 

following Resolution was adopted: 

WHEREAS, the County of Orange has adopted a General Plan which includes a 

Transportation Element consisting of three components: Master Plan of Arterial 

Highways (MPAH), Master Plan of Countywide Bikeways (MPCB), and Master Plan of 

Scenic Highways (MPSH); and 

WHEREAS, as a part of Transportation Element Amendment T95-1 to the County 

of Orange General Plan, the County and the Cities of Irvine and Fullerton 

propose modifications, identified in Attachment 2 of the EMA Report dated 

June 27, 1995 and hereinafter referred to as "MPAH Revisions T95-1", to the 

MPAH; and 

WHEREAS, the County of Orange is the responsible agency, as defined in 

Section 21069 of the California Environmental Quality Act (CEQA), for the MPAH 

modifications listed below in the Cities of Irvine and Fullerton; and 

WHEREAS, pursuant to CEQA and the CEQA Guidelines, the City of Irvine has 

prepared Irvine Pinal Environmental Impact Report (BIR) 14539-GA and Irvine 

Final EIR 16867-GA and the County has prepared Addendum IP 95-78 to Irvine Final 

EIR 16867-GA to analyze the potential environmental effects of the proposed MPAH 

modifications in the City of Irvine; and 

WHEREAS, pursuant to CBQA and the CBQA Guidelines, the County prepared 

Negative Declaration IP 95-68 to analyze the potential environmental effects of 

the proposed MPAH modification in the City of Fullerton; and 

Ill 

Resolution No. 95-561 
Public Hearing - MPAH Revisions to 
Transportation Element Amendment T95-1 

l. 
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Ill 

Ill 

certified-on March 28, 1995 by the City ot Irvine, satisfies the 

requirements of CEQA and is approved for the following MPAH 

modifications baaed upon the following finding&: 

a. The approval of the previoualy certified Pinal EIR 14539-GA 

reflect• the independent judgment of the City of Irvine as 

the lead agency under CBQA; and 

b. Prior to the approval of the proposed MPAH modifications, 

Pinal BIR 14539-GA was independently reviewed and conaidered 

by the County of Orange as a responaible agency under CEQA. 

lb. That the MPAH be amended as preaented in the Da Report dated 

June 27, 1995 to the Planning Commission: 

• Realign Newport Coast Drive between 

Bonita Canyon Drive and the SJB'l'C 

• Downgrade Culver Drive between Campus 

Drive and Bonita canyon Drive from a 

Major Arterial Arterial to a Primary 

Arterial 

• Dowagrade Bonita canyon Drive between 

CUlftZ' Drive and the SJB'l'C fr011 a 

Major Arterial to a Primary Arterial. 

8) City gf Pu1lertq; 

4a. Tbat in accordance with Section 21080(c) of CBQA and Section 
• 

15074 of the CBQA Guidelines, Negative Declaration IP 95·68, 

which reflects the independent judgment of the lead agency, 

aatiafiea the requirement& of CBQA and ia approved for the 

proposed MPAH modification baaed upon the following finding&: 

5. 
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• Add ehe exeenaion of Bl Camino Real 

beeween Jamboree Road and Bryan Avenue 

I 3 II aa a Concepeual secondary Arterial. 

I 
.q 
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5\1 

I 6
11 

- i/ 
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6a. Thae in accordance wieh Seceion 21080(c) of CBQA and Section 

15074 of the CEQA Guidelinea, Mieigated Negaeive Declaration 

IP 95-100, which reflect• ehe independent judgment of the Couney 

of Orange, saeiafiea the requirement• of CBQA and ia approved for 

I 
il 

8 ij 

9 II 

ehe propoeed MPAB modificaeiona baaed upon ehe following 

findinga: 

I !I 
10 I 

111 
I I 

'I 
ph 

- :1 

a. Mitigated Negative Declaration IP 95·100 and the comment• 

received on Mitigated Negative Declaration IP 95·100 during 

the public review proceaa were conaidered and found adequate 
il 

I 13 \I 
II 

in addreaeing the impact• related t~ the propoaed MPAB 

14 !1 ,, 

I~ 
,, 
,I 

1 c:; ·; 
d 

modifications; and 

b. There ia no aubaeantial evidence that the propoaed MPAB 
0 il ~ -~ v 

~ \J 16 :1 
,~ II z 

1- ;1 
.. 
a: 
0 , II 

modifications will have a aignificant effect on the 

envircmment. 
I 

I 
jl 

18 il 
:I 
h 

19 1· .I 

fib. Thae the MPAII be aiD&nded aa preaented in the SMA Report dated 

June 27, 1995 to the PlaDDiDg Commiaaion: 

I 
<I 
'I 

!Q 'I 
- n 

d 

• Delete San Joaquin Hilla Road between 

11 II 

I 
- :1 

.,., !i 
-- '! 

lfewpozt coaat Drive and the SJBTC 

• Delete the interch&Dge of Sand Canyon 
:j 

I 23 ! 
,, 

24 ;, 
;, 

Jtoad and the SJBTC 

• Delete Sand Canyon Road beeween 

I 
II 

25 11 
'· I 

Pacific Coaat Highway and the SJBTC. 

"' 26 i -

' 
I 

2""1 I 
I I 

i '8 I ~ I 
II 

I 
\1 
II 
!I ,, 
d 

7&. Thae Mitigated Negaeive Declaraeion TCA·IS-9502, previoualy 

approved on June 8, 1995 by the Poothill/Baatern TranaportatioD 

Ill 

Ill 
7. 
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corridor Agency, and Addendum IP 95-69 aat:iafy t:he requirement:s 

of CEQA. t:hey have been coraidered and are approved 

for the following MPAH modficationa baaed upon the following 

finciinga: 

a. The approval of Mitigated Negative Declaration TCA-IS-9502 

reflect• the independent judgment of the Poothill/Eaatern 

Tranaport:ation Corridor Agency •• the lead agency unc:ler 

CBQA; and 

b. The addition., clarification• ADd/or changea to Mitigated 

Negative Declaration TCA-IS-9502 cau.ed by the Addendum do 

not raiae new aignificant iaauea which were not addreaaed by 

the Mitigated Negative Declaration; ADd 

c. The approval of Mitigated Negative Deolaration TCA-IS-9502 

and Aciciendum IP 95-69 for t:he propoaed MPAH mociificat:iora 

reflect the independent judgment of the county of Orange as 

a reapo111tible agency under CBQA. 

7b. That the MPAH be amended aa preaent:eci in the !MA Report dated 

June 27, 1995 to the Planning Commiaaion: 

• Delete Avenida De Laa Bandera• between 

ADtODio Parkway ADd the Poothill 

TzaD8portation Corridor (PTC) 

• Delete the interohange of Avenida De 

Laa Baaderaa at: the PTC. 

ea. That in aooorci&Dce with Seotion 21080(0) of CBQA and Section 

15074 of the CBQA Guidelines, Mitigated Negative Deolaration 

IP 95-19, which reflect:• the independent judgment of the County 

of orange, aatiafiea the requirement• of CBQA and ia approved for 

the propoaed MPAH modification baaed upon t:he following findings: 

8. 
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a. Mitigated Negative Oeclaratien IP 95-19 and the cemmenes 

received en Mitigated Negative Declaratien IP 95-19 during 

the public review preces• were censi4ered and feund adequate 

in addres•ing the impacts related te the prepesed MPAH 

modificatien; and 

b. There is ne substantial evidence that the preposed MPAH 

modificatien will have a •ignificant effect en the 

envirenment. 

81:1. That the MPAH l:le amended a• preeented in the EMA Report dated 

June l7, 1995 te the Planning Commi••ien: 

• DQvngra4e La Pat& Avenue l:letwen the 

San Clemente city bounclary and it• 

exi8ting terminus from a Major 

Arterial to a Primary Arterial 

• Opgrade La Pata Avenue l:letwen it• 

exi•ting terminu• te Ortega Highway 

from a Secondary Arterial to a Primary 

Arterial. 

BB IT I'OR.TDR U80LVBD THAT thi• Board findll that: 

9. Pur•uant to Section 711.4 of the California Pi•h and Game Code, 

the MPAB modifications propo•ed under MPAB Revi•ions T95·1 are not subject te 

the required fee• u it hu l:leen determined that either such fee• have l:leen 

previeu•ly paid or that no &dYer•• impact• to wildlife re•ource• will re•ult 

frem the propo•ed project. 

BB IT I'OR.TBD RBSOLVBD THAT the Bnvirc:mmental Management Agency (IMA) 

is authorized to make the adopted revi•ions to the County MPAB. 

Ill 

Ill 

Ill 
9. 
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BE IT FURTHER RESOLVED, that the Director, Environmental Management 

Agency is directed to evaluate conditions of approval related to arterial 

highway improvements associated with the San Joaquin Hills Planned Community 

(Resolution 95-180) and the Irvine coast Planned Community (Resolution 88-537) 

and modify :hem to ensure consistency with the MPAH, as amended herein. 

aE !~ FURTHER RESOLVED THAT the Board of Super~isors authorizes staff 

:o initiate proceedings for the formation of an assessment distr~ct or a change 

in proceedings in Assessment District 88-1 to add the ultimate and operational 

improvements (to 8 lanes) on Newport Coast Orive between San Joaquin Hills Road 

and the SJH'I'C . 

BE IT FURTHER RESOLVED 'I'HAT in the event that the improvements to 

Newport Coast Orive cannot be financed through an assessment district, then The 

Irvine Company shall be required to construct or fund such improvements. 
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SIGNED AND CERTIFIED 'I'KAT A COPY 
OF THIS DOCUMENT HAS BEEN DELIVERED 
TO THE CHAIRMAN OF THE BOARD 

KATHLEEN E. OOODNO 

$~~~~ 
Chairman of tha Board of~pervisors 

Acting Clerk of the Board of Supervisors 
of Orange County, California 

AYES: SUPERVISORS 

NOES: SUPERVISORS 

ABSENT: SUPERVISORS 

STATB OF CALIFORNIA 

COUNTY OF ORANGE 

MARIAN BERGESON, GADDI H. VASQUEZ, ROGER R. 
STANTON, AND WILLIAM G. STEINER 

NONE 

JAMES W. SILVA 

ss. 

I, KATHLEEN E. OOODNO, Acting Clerk of the Board of Supervisors of 

orange County, California, hereby certify that the above and foregoing 

Resolution was duly and regularly adopted by said Board at a regular meeting 

thereof held on the lst day of AUguat, 1995, and passed by a---~----·-----

vote of said Board members present. 

IN WITNBSS WHBRIOP, I have hereunto set my hand and aeal this lst day 

of August, 1995. 

KATHI.EEN B. GOODNO 
Acting Clerk of the Board of Supervisors 

of Orange County, California 

n. 
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I"ROII: 

LOCATIOH: 

June 27, 1.995 

orange County Planning Commission 

EMA/'l'ransportation Planning 

Transportation Element-Amendment (T.95-1) : Revisions to the Text 
and the Master Plan of Arterial Highways 

Countywide 

OORTACT PBRSOHS: Harry Persaud 834-366.9 
Siri Payakapan 834-2161 

BAClt<D01Dm: 

The Orange County Board of Supervisors by resolution of May 31, 1.956, adopted 
the Master Plan of Arterial Highways (MPAH) which became the cornerstone of 
the first County Transportation Element initially adopted by the Board of 
Supervisors on May 10, 1.972. The MPAH has been the blueprint for regional and 
countywide arterial highway planning for Orange County. In addition, the 
Master Plan of Countywide Bikeways (MPCB) , developed and managed by the County 
since September 23, 1.980, has served as the only countywide bikeway plan. The 
County's Transportation Element contained both the Master Plan of Arterial 
Highways (MPAH) and Master Plan of Countywide Bikeways (MPCB) as well as 
Master Plan of Scenic Highways (MPSH) and associated countywide transportation 
goals, objectives and policies. 

on May .9, 19.95 the County entered into an agreement (No. 0.95-021) with the 
the Orange County Transportation Authority (OCTA) to transfer the MPAH and 
regional transportation modeling responsibilities to OCTA. In addition, the 
OCTA Board of Directors on May 22, 1995 adopted the Orange County Bikeways 
Strategic Plan which supersedes the MPCB as the countywide bikeways plan. 
These actions have rendered the management of the MPAH and MPCB the 
responsibility of the OCTA. Consequently, the County's Transportation 
Element text and associated circulation plans are proposed for revision to 
reflect a county unincorporated applicability. 

In addition, pursuant to the aforementioned agreement (No. 0.95-021), the 
County is responsible for making one last amendment to the MPAH. The Board 
approved amendment to the MPAH will be transmitted to OCTA. At the same time 
the Board will review and take action on the creation of a circulation plan 
and a bikeway plan for the County unincorporated areas. 
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ttanaportation Elemept 

The T:ranaport&tion Element of the County of Orange is being revised to focus 
on the development and maintenance of a surface transportation system to serve 
the existing and planned land uses within the unincorporated areas of the 
County. A circulation plan, bikeways plan and scenic highways plan with 
associated goals, objectives and policies are included in the Element. The 
revised Transportation Element satisfies the provisions of State Law Section 
65302 pursuant to the General Plan requirements of local jurisdictions. 

Changes are proposed to the MPAH pursuant to agreement No. D95-02l. These 
changes are a result of completed MPAH cooperative studies in the Cities of 
Irvine and Fullerton. In the City of Irvine these changes include deletion of 
segments of Sand Canyon Road, Lake Forest Drive and Bonita Canyon Road, 
realignment of Newport Coast Drive between Bonita Canyon and SJHTC and 
addition of sunnyhill Drive. Also, changes to arterial highway classification 
for segments of Bonita Canyon Road and Culver Drive are proposed. In the City 
of Fullerton a segment of Highland Avenue is proposed for downgrade to a 
commuter arterial highway. In the County unincorporated areas of Irvine Coast 
and San Juan Capistrano, Sand Canyon Road between SJHTC and PCB will be 
deleted and classification of La Pata Avenue between Ortega HWY and the City 
of San Clemente city boundary will be changed to a primary arterial. These 
changes are described later in this report. 

JIODIPICATIOHS TO TBB "l'R...HSPORTATIOH "1'U'1' AHD PLA.RS 

Goals, objectives and policies of the MPAH and MPCB components have been 
modified to be more responsive to current and future local transportation 
needs of the unincorporated areas of the County. The MPAH and MPCB maps 
have been reduced in scope and renamed Circulation Plan and Bikeways Plan, 
respectively. These plans show roadways and bikeways only in the 
unincorporated county areas. The MPSH Component has also been changed to 
Scenic Highway Plan to be consistent with Circulation and Bikeways Plan 
Components. 

In addition, the appendices of the Transportation Element have also been 
reorganized. Those appendices which addressed the countywide role of the MPAH 
and MPCB have been deleted. Six appendices have been deleted. These include 
previous Appendix l: State Freeways and Highways, Appendix 5: Comparison of 
County and Cities Arterial Cross Sections, Appendix 7: Bikeway Route Addition 
and Deletion Criteria, Appendix ll, Board of Supervisors Resolution, September 
22, l9Bl, Appendix 12: List of Major Transportation Studies and Implementation 
Programs, and Appendix l3: Current Conditions and Future Demand. The 
remaining appendices focus on issues relevant to the unincorporated 
territories. 

2 



.I 
' 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

The proposed amendment of the Transportation Element Text is exempt from CEQA, 
pursuant to Public Resources Code Section 21080(c) (1) and CEQA Guidelines 
Section 15061(b) (3), by virtue that CBQA applies only to projects which have 
the potential for causing a significant effect on the environment. The actuai 
arterial modification to the MPAH are covered by appropriate CEQA 
documentation as cliscuased in the following sections. In add.ition, the 
proposed amendment will not have a significant unmitigated impact upon Coastal 
sage Scrub habitat and, therefore, will not preclude the ability to prepare an 
effective subregional Natural Communities Conservation Planning (NCCP) 
Program. 

In accordance with the Shady Canyon, Newport Coast Drive and Highland Avenue 
MPAH cooperative studies between the County and Cities of Irvine and 
Fullerton respectively, and Agreement No. D95-021, the MPAH is being amended 
to incorporate certain highway changes prior to the transfer of the MPAH to 
OCTA. The MPAH is being amended to add, delete, downgrade and change 
alignment of arterials in the Cities of Irvine and Fullerton and 
unincorporated area of Irvine Coast and the San Juan capistrano vicinity. 

The amendment items are grouped by jurisdiction. A brief discussion of CEQA 
documentation and the proposed modifications follows each item. The attached 
exhibits (Exhibits 1 through 6) identify the propoaed modifications to the 
MPAH. 

CITY OF IRVIN'B 

The following amendment items are proposed in the City of Irvine: 

Arterial 

Bonita Canyon 
Drive 

Lake Forest 
Drive 

Sand Canyon 
Road 

Bonita Canyon 
Drive 

Exbibit Limits of Segment 

l Sunnyhill and Sand Canyon 
Road 

l Sand Canyon Road and 
Old Laguna Canyon Road 

1 San Joaquin Hills 
Transportation Corridor 
(SJHTC) and Michelson 

l CUlver Drive to Sunnyhill 

3 

Action 

Delete from MPAH 

Delete from MPAH 

Delete from MPAH 

Downgrade to a 
Secondary Arterial on 
MPAH 
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arterial - JiXhjhit 

Surmyhill 1 

Newport Coast 1 
Drive 

Bonita canyon 1 
Drive 

CUl VIr Drive 1 

Limits of Segment 

Turtle llock to Bonita 
canyon Dri VI 

SJBTC and Bonita canyon 

SJBTC and CUlver Dri VI 

Campus Drive and Bonita 
Canyon Drive 

Action 

Add as a Secondary 
Arterial on MPAB 

Modify from conceptually 
proposed to established 
alignment 

Downgrade to a Primary 
Arterial on MPAB 

Downgrade to a Primary 
Arterial on MPAB 

The proposed amendments are covered by Shady canyon Environmental Impact 
Report (EIR) 16867-GA and Addendum IP 95-78 and Newport Coast Drive (NCD) 
Extension Irvine EIR 14539-GA. Shady Canyon EIR 16867-GA is scheduled to be 
certified by the City Council of Irvine acting as lead agency on June 27, 
1995. NCD Extension Irvine EIR 14539-GA was previously certified by the City 
council of Irvine acting as lead agency on March 28, 1995. Prior to the 
approval of these amendments, the Board of Supervisors must find that these 
EIRs are adequate to satisfy the requirements of CEQA for these MPAH 
amendments. The attached resolution reflects an action by your,Commission to 
recommend approval by the Board. 

DISetrSSIOH 

The City of Irvine is currently processing an amendment to its General Plan 
land use and circulation elements in the Shady Canyon area (Planning Area 22) 
which reduces the number of dwelling units in this area from 3,300 to 400 and 
deletes 60,000 square feet of commercial uses. On July 26, 1994, the City of 
Irvine requested the County's consideration and evaluation of four amendments 
to the MPAH within the City (Bonita canyon Road westerly of Sand Canyon to 
Sunnyhill, Lake Forest Drive, Sand Canyon Avenue and Bonita Canyon easterly of 
CUlver Drive to Sunnyhill) associated with the proposed reduced land use in 
the Shady Canyon project (Exhibit 1). Subsequently, on September 20, 1994, 
the Board of Supervisors authorized EMA to enter into a cooperative study 
agreement with the City to evaluate the City.' s proposals. The Shady Canyon 
Traffic Study completed in support of the the City's General Plan amendment 
showed that the reduction in land use intensity results in average daily trip 
(ADT) reduction from 35,000 to 6,218 trip in this area. The project traffic 
analysis demonstrated that the proposed Shady Canyon Development circulation 
system can adequately serve the local and regional traffic demands of this 
area. This traffic analysis together with severe topographic and sensitive 
environmental conditions led to the County's support for the proposed MPAH 
changes. Both City and County staff support these MPAH changes. 
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With the above-'ftll!mtioned deletion of Bonita canyon from the MPAB, addition of 
Sunnyhill (TUrtle Rock Drive to Bonita canyon Drive) as a secondary Arterial 
on MPAB becomes necessary in order to maintain a viable circulation system in 
thiS' area. Sunnyhill is currently constructed as a four lane arterial and is 
shown on the city's circulation plan as a secondary arterial highway. 

On March 28, 1995, the City of Irvine City Council established an alignment 
for Newport Coast Drive between SJBTC and Bonita Canyon Road. The alignment 
study was the result of a cooperative study between the City and the County 
which evaluated the arterial highway system in this area. The traffic study 
supports the alignment established by the City. As such, alignment for 
Newport Coast Drive north of SJBTC and the change from conceptual to 
established alignment on the MPAB is recommended. 

The proposed downgrade of Bonita Canyon Drive north of SJBTC and Culver Drive 
south of campus to Bonita Canyon from a major to a primary arterial highway on 
MPAB have also been analyzed in Newport Coast Drive EIR traffic study. The 
study indicates that at general plan buildout condition (2020), Bonita Canyon 
and Culver Drive will carry 24,000 ADT and 25,000 ADT, ·respectively. This 
traffic can be accommodated by the proposed change in the highway 
classification. EMA/Transportation concurs with these MPAH modifications. 

CITY OP I'ULLD.'l'OH 

The following amendment item is proposed in the City of Fullerton: 

Arterial Exhibit Limits of Segment 

Highland Avenue 2 Commonwealth and 
Orange thorpe 

Action 

Downgrade to a Commuter 

The proposed amendment is covered by Negative Declaration ND IP 95-68. Prior 
to your approval of this amendment, the Planning Commission must find that 
this ND is adequate to satisfy the requirements of CEQA for this MPAH 
amendment. 

DISCUSSION 

The City of Fullerton requested the County to analyze a modification to the 
MPAB with respect to Highland Avenue. On November 8, 1994, the Board of 
Supervisors authorized EMA to participate in a MPAB cooperative study with the 
City for the Highland Avenue project. The cooperative study concluded that 
future traffic on Highland Avenue can be accommodated by a two-lane arterial 
highway. The analysis shows that no significant adverse traffic impact on the 
circulation system in this area will occur as a result of this change. 
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The following amendment items are proposed j,n the County unincorporated areas: 

A;terial Jxhihit Limits of Segment 

El Camino Real 3 Jamboree Road to Bryan 
Avenue 

Action 

Add as a conceptual 
Secondary Arterial on 
MPAH 

San Joaquin Hills 4 Newport Coast Drive to SJB'I'C Delete from MPAH 
Road 

Sand canyon Road 4 

Sand canyon Road 4 

Avenida De Las 5 
Band eras 

Foothill 5 
Transportation 
Corridor 

La Pata Avenue 6 

COJIPLUHCB WZTB CBQA 

Interchange 

SJ.HTC and PCB 

Antonio Parkway and FTC 

Interchange/Avenida de las 
Bander as 

City of san Clemente city 

Delete from MPAH 

Delete from MPAB 

' Delete from MPAH 

Delete from MPAB 

Establish alignment and 
change classification to 
a Primary Arterial 
between City of 
San Clemente city 
boundary and Ortega HWY; 
and delete right-of-way 
reserve 

The proposed amendments are covered by Lower Peters Canyon Specific Plan Final 
EIR No. 557 and Addendum IP 95-77, Mitigated Negative Declaration IP 95-100, 
Mitigated ND TCA-IS-9502 and Addendum IP 95-69 and Mitigated ND IP 95-19. 
Lower Peters Canyon Specific Plan Final EIR No. 557 was previously certified 
by the Board of Supervisors acting as lead agency on May 2, 1995. IC/SJ.H 
Phase III County EIR 544A and Mitigated Negative Declaration IP 95-100 is 
submitted for your review on June 27, 1995. Mitigated ND TCA-IS-9502 was 
previously certified by the Foothill/Eastern Transportation Corridor Agency on 
June 8, 1995. Prior to your action on these amendments, your Planning 
Commission must find that they are adequate to satisfy the requirements of 
CEQA for these MPAH amendments. 
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lJISC:OSS%08 

The extension of El camino Real as an arterial highway between Jam!:loree Road. 
and Bryan Avenue is a follow up to the Board of Supervisors action on May 2, 
1995, which adopted EIR 557, approving the Lower Peters canyon Specific Plan. · 
The Board., in adopting EIR 557, also approved. addition of El Camino Real 
extension easterly of Jamboree Road. to Bryan Avenue. The traffic study for 
EIR 557 concluded that a secondary arterial (4 lanes undivided) will be 
adequate to carry the projected future traffic in the Lower Peters Canyon 
area. Therefore, El Camino Real, which currently terminates at Jamboree Road, 
will be extended east over the proposed. Eastern Transportation Corridor (ETC) 
and connect with Bryan Avenue as a conceptual secondary arterial highway. 

The proposed deletions of Sand Canyon Road between SJBTC and PCB and San 
Joaquin Rilla Road between Newport Coast Drive and SJBTC are based on a number 
of factors. Foremost among these is the circulation changes associated with 
the Shady Canyon development in the City of Irvine as discussed previously. 
In addition, environmental considerations associated with the localized 
Natural Communities Conservation Plan (NCCP), topographic constraints and 
changes in land use planning in Irvine Coast area have renciereci construction 
of these facilities infeasible. 

Deletion of Sand Canyon Road. north of SJBTC as proposed. in the Shady Canyon 
development will eliminate Sand canyon Road. as a regional arterial highway 
corridor between PCB: and I-405 as currently envisioned on the MPAH. In 
addition, severe topographic condition south of SJBTC will make it difficult 
to construct this facility to arterial highway standards. Moreover, 
construction of this facility will traverse areas currently designed as NCCP 
habitat and may hinder movement of wildlife species associated with this plant 
community. Similar topography and environmental conditions effect the 
extension of San Joaquin Rills Road east of Newport Coast Drive. As a result 
of these constraints land use planning in the Irvine Coast have been modified 
to locate future development in proximity to and with access to established 
arterial highway system such as PCB: and Newport Coast Drive. With deletion of 
these facilities the interchange on the SJHTC will not be necessary. TCA 
staff concurs with this deletion. 

Traffic studies have been completed to evaluate the proposed land use changes. 
In addition, a traffic analysis which evaluated the cumulative land use and 
circulation changes in both the Shady Canyon and Irvine Coast area has been 
completed. This traffic analysis shows that significant increase in traffic 
will occur on Newport Coast Drive between San Joaquin Hills Road and SJHTC. 
The analysis also shows that most of this increase in traffic is oriented to 
the SJHTC. Consequently, augmentation of the operational characteristics of 
this roadway segment will be necessary. One auxiliary lane in each direction 
is proposed to improve this segment of Newport Coast Drive from a six lanes to 
eight lanes. This road improvement will be the responsibility of the Irvine 
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company. Discussion between the County and 'l'he Irvine Company are underway to 
identify the financial mechanism by which these roadway improvements could be 
financed. These operational improvement include a potential amendment to 
assessment district ae-~ to add widenings as an eligible improvement and 
delete Sand canyon Road and Vista Ridge from the assessment district through a 
change in proceedings or the creation of a new assessment district by The 
Irvine Company. 

Projections currently show that only a small portion of the increased traffic 
(2,000 -4,000 ADT) from this roadway segment will continue on Newport Coast 
Drive north of the S.lBTC. The increase can be accommodated by the primary 
arterial highway designation of this roadway segment. 

On June 8, ~995, TCA Board took an action to delete the interchange of Avenida 
Banderas and FTC within the Santa Margarita community. The analysis (Austin 
Faust ~993) prepared for this project, concluded that the proposed changes in 
land uses in the Santa Margarita Center resulted in redistribution of 
projected traffic volumes that could be accommodated by modified Antonio 
Parkway interchange thereby eliminating the need for the Avenida de las 
Banderas interchange. Consequently, this renders the Avenida De Las Banderas 
connection from Antonio Parkway to the interchange unnecessary. Therefore, 
deletion of this link from MPAH is warranted. 

La Pata Avenue provides access to the Prima Deshecha operating landfill from 
Ortega Highway. The traffic study for the Prima Deshecha Landfill General 
Development Plan (EIR 548), showed that future traffic demand on La Pata will 
be about 24, 000 ADT. This could be accommodated on a primary arterial 
highway. An engineering evaluation was completed for this facility. The MPAH 
alignment is being established to be consistent with this alignment. This 
change will not have any adverse impact on the regional transportation system 
in this area of the County. 

PUBLIC NOTICE: 

A "NOTICE OF PUBLIC HEARING" was placed in the June 16, 1995 edition of the 
Orange County Register newspaper. 
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1. Receive BMA report and staff presentation. 

2. Conduct public hearing. 

3. Adopt draft Planning Commission Resolutions recommending approval of 
changes to the Board of Supervisors. 

Attachments: 

l. Draft Transportation Element Amendment (T95-1) 
2. Exhibits l through 6 
3. Draft Planning Commission Resolutions 
4. Draft Board of Supervisors Resolutions 
5. CEQA Compliance 
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This traffic study addresses proposed changes to the Orange County Master Plan of Arterial 

Highways (MP AH) in the South Irvine/Newport Coast area within the City of Irvine and 

unincorporated areas of County of Orange. The purpose of the study is to evaluate the combined 

impacts of the proposed changes and thereby provide supporting material for the MP AH amendment 

BACKGROUND AND SCOPE 

Changes in the MP AH circulation system are proposed for an area that can be generally 

referred to as South Irvine/Newport Coast The existing MP AH and the proposed amended MP AH 

are illustrated in Figure I-1. A.s can be seen here, the changes include adding Sunnyhill as a 

secondary arterial, deleting the planned MP AH east/west connection of Bonita Canyon Drive and 

Lake Forest Drive between Sunnyhill and Old Laguna Canyon Road, and deleting Sand Canyon 

Avenue between the future alignment of Michelson Drive and Pacific Coast Highway (PCH). An 

additional deletion involves the eastward extension of San Joaquin Hills Road from Newport Coast 

Drive to the previously planned section of Sand Canyon Avenue just south of the future San Joaquin 

Hills Transportation Corridor (SJHTC), and also the SJHTC ramp connection at this location is 

deleted. 

The proposed MP AH amendment will also change the facility type designations of certain 

roadways. These include Bonita Canyon Drive between Culver Drive and Sunnyhill downgraded from 

a major to a secondary arterial, and Culver Drive between Bonita Canyon Drive and Campus Drive 

and Bonita Canyon Drive between the SJHTC and Culver Drive both of which are downgraded from 

major to primary arterials. The downgrading of the latter two roadways is associated with the 

realignment of Newport Coast Drive extension from Culver Drive to Gabrielino Road north of the 

SJHTC which is also included in this analysis as part of the MP AH changes. 
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than the County of Orange and the City of Newport Beach and hence, the applicable capacity values 

for each jurisdiction have been used for the corresponding portions of the study area. The ADT 

capacity values that are applicable for the analysis are summarized in Table I-1. 

RELATIONSHIP TO OTHER STUDIES 

Several recent studies that have been carried out in this area are of relevance to the traffic 

analysis presented here. These are briefly summarized as follows and are referenced in the reference 

section at the end of this chapter. 

Newport Coast Planned CommUDity (Phase ill), Supplemental Trame Analysis (Reference 

1) -This supplemental analysis provided updated traffic forecasting information relative to the on-site 

roadway capacity needs of the Newport Coast Planned Community. It presented the most current 

traffic forecast data for Newport Coast Phase m, consistent with the Master Coastal Development 

Permit (MCDP) and its amendments, and verified the findings previously presented in the "'rvine 

Coast Planned Community (Phases ll and Ill), Supplemental Traffic Analysis" (see Reference 2). 

The land use assumptions and findings identified in that report have been incorporated into this 

traffic study as part of the revisions scenario. 

Newport Coast Drive Extension Trame Analysis (Reference 3) -This report presented the 

results of a traffic analysis of the Newport Coast Drive extension from the future connection with the 

SJHTC to Bonita Canyon Drive. The findings of that report have also been included as part of the 

revisions scenario in this traffic study . 

Shady Canyon (Planning Area 22) Development Traffic Study (Reference 4) -This report 

summarized the results of a traffic study carried out for the proposed Shady Canyon (Planning Area 

22) development in the City of Irvine. The purpose of the study was to provide traffic analysis data 

to support a General Plan Amendment and Zoning for this area. The General Plan Amendment is 

being requested because of the proposed reduction in land use intensity and the modifications to the 

Master Plan of Arterial Highways. The land use and circulation system assumptions introduced in 

that report are part of the revisions addressed in this report. 
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Table 1-1 

ADT CAPACITIES 

ADT LINK CAPACITIES FOR LEVEL OF SERVICE "E" (VIC • 1.0): 

IRVINE 

Freeny (6 lanes) 
(BlaDes) 
(10 lanes) 
(121anes) 

Major ancrial (8 lanes) 
(6 lanes aupae:Dted) 
(6 lanea) 

Primary ancrial ( 4 laDea augmCDlCd) 
(4 lanes) 

Sc:coadary ancrial ( 4 laDea) 
Commuter (2 lanea) 

NEWPORT BEACH A COUNTY OF ORANGE 

Major 
Primary 
Sc:coadary 
Collcc:lor 

Master Plan of Anerial Highways AmendmcDt 
South lrvine/Newpon Coast Amt 

(61anea divided) 
( 4 laDea divided) 
( 4 laDc:s UDdividcd) 
(2 lanes Ulldividc:d) 

I-S 

13S,OOO 
176,000 
210,000 
252.000 

72,000 
65,000 
54,000 
42.000 
32,000 
28,000 
13,000 

.56,300 
37,500 
25,000 
12,500 
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Laguna CanyoD Road EDviroDIDeDtal Impact Report (EIR) (RefereDce 5) - This study was 

canied out by the County of Orange to analyze the downgrading of Laguna Canyon Road from a six

lane major to a four-lane primary (current MPAH). It a1so evaluated the effect of deleting the 

proposed land uses and related project roadways in Laguna LaureL The findings of this report have 

been incorporated into this traffic study. 

REFERENCES 

1. "Newport Coast Planned Community (Phase Ill), Supplemental Traffic Analysis," 
Austin-Foust Associates, Inc., April 1995. 

2 "'rvine Coast Planned Community (Phases ll and Ill), Supplemental Traffic Analysis," 
Austin-Foust Associates, Inc., October 1990. 

3. "Newport Coast Drive Extension Traffic Analysis," Austin-Faust Associates, Inc., August 
1994. 

4. "Shady Canyon (Planning Area 22) Development Traffic Study," Austin-Foust Associates. 
Inc., February 1995. 

5. "Laguna Canyon Road Environmental Impact Report (EIR)," l.SAAssociates, Inc., April 
1994. 

6. "1993 Traffic Volumes on the California State Highway System," Caltrans, July 1994. 
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II 
PRo.TECT DESCRIPTION 

This chapter describes the proposed changes to the Master Plan of Arterial Highways 

(MP AH), and also summarizes the land use changes accompanying the MP AH amendment. 

CIRCULATION SYSTEM 

The proposed MPAH changes are shown in Figure ll-1, and include roadway addition, 

deletions and changes in roadway classification. The addition to the MP AH is Sunnyhill between 

Bonita Canyon Drive and Turtle Rock Drive as a secondary arterial. Deletions from the MP AH are 

the east/west connection of Bonita Canyon Drive and Lake Forest Drive from Sunnyhill to Old 

Laguna Canyon Road, Sand Canyon Avenue between the proposed alignment of Michelson Drive 

and Pacific Coast Highway, and San Joaquin Hills Road east of Newport Coast Drive. Included as 

part of the MP AH changes is the realignment of Newport Coast Drive extension from Culver Drive 

to Gabrielino Road north of SJHTC. This has recently been adopted by the City of Irvine for 

inclusion in the City's General Plan Circulation Element. 

Changes in MP AH classification also included in this analysis are as follows: 

ROADWAY SEGMENT 

BONITA CANYON DRIVE 
SJHTC to Culver Dr 
Culver to Sunnyhill 

CULVER DRIVE 
Campus Dr to Bonila Canyon Dr 

Master Plan of Anerial Highways Amendment 
South Irvine/Newport Coast Area 

CURRENT MPAH 

Major (6-lane divided) 
Major (6-lane divided) 

Major (6-lane divided) 

Il-l 

PROPOSED MPAH 

Primary ( 4-lane divided) 
Secondary ( 4-lane divided) 

Primary (4-lane divided) 
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••••• Facility type classification change 
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Figure IT-2 shows midblock lane assumptions for the study area roadways under the current 

MP AH and the proposed revisions to the MP AH. These midblock lanes together with the MP AH 

classifications are used as the basis for determining ADT capacity values as defined for impact analysis 

purposes. 

LAND USE AND TRIP GENERATION 

The areas where land use changes have been incorporated into this analysis can be seen in 

Figure IT-3. Table IT-1 summarizes the changes for each of these designated areas. Also noted here 

is the traffic model source for the trip generation changes (see discussion on traffic model sources 

in Chapter I). 

Overall, the proposed land use changes will reduce the trip generation by around 38,000 ADT 

in this general area. The most significant reduction is in Area A where 3,300 dwelling units are being 

replaced by 400 dwelling units. 
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Land use changes associated with the MP AH revisions arc being proposed in southeast Irvine 

in an area referred to as Shady Canyon. They repl'e5Cilt a significant reduction in the land uses 

contained in the current City of Irvine General Plan. 

The traffic study uses a long-range time frame to evaluate traffic forecasts with and without 

the proposed land use and MPAH changes. Average daily traffic (AD1) volumes are used to 

compare volumes on the current MP AH system with the revised MP AH system and the proposed 

land use changes. 

METHODOLOGY 

The long-range traffic forecast database used in this study has been derived from three basic 

sources: the Irvine Transportation Analysis Model (ITAM), the Orange County Tramportation 

Analysis Model (OCI'AM-ll), and the Newport Beach Traffic Analysis Model (NBTAM). Data from 

each of these traffic forecast sources has been combined into a single set of traffic forecast data used 

as the basis for this analysis. 

It should be noted here that in conjunction with the MP AH changes and the land use changes 

noted above in southeast Irvine, refinements have been made to the network and land use database 

used to evaluate the amended MP AH. These involve elimination of the Laguna Laure] development 

west of Laguna Canyon Road, changes in the Newport Coast area development such as the proposed 

Disney Vacation Resort, minor changes to update the network assumptions in Newport Beach/Irvine 

joint City limit boundaries, and other minor changes resulting from the Orange County OCP-92 

projections prepared in 1994. A discussion of these changes can be found in Chapter n. 

EVALUATION CRITERIA 

The impacts of the proposed land use and circulation changes have been evaluated using 

ADT volume/capacity (VIC) ratios. These V/Cs are generalized measures used in long-range planning 

to assess the adequacy of the MP AH and corresponding City General Plan circulation elements. The 

study area used for this evaluation involves mainly three jurisdictions: City of Irvine, City of Newport 

Beach, and the County of Orange. The City of Irvine uses slightly different ADT capacity values 
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Table D-1 

LONO-RANOE LAND USE AND TRIP GENERAnON COMPARISON 

BASElJNE REVISIONS DIFFERENCE 

LAND USE AMOUNT ADT AMOUNT ADT AMOUNT ADT 

AREA A • Shady Canyoo (ITAM)• 

Residential DU 3,320 26,031 ..00 4,360 -2,920 -21.671 
Commercial TSF 60 5,420 0 0 -60 -5,420 
OolfCoune ACRE S02 4,433 200 1,858 -302 -2,515 

TOTAL 35,884 6,218 -29,666 

AREA B • Laguna lAurel (OCT AM-II) 

Residential DU 3.071 18,467 1,839 10,487 -1,232 -7,9BIJ 
Commercial TSF 1SO 9,020 150 9,020 0 0 

TOTAL 27,487 19,507 -7,9fl1) 

AREA C • Newport Coast (NBTAM) 

Laud use1 in this area an: c:on.sistCDt with the c:urm~t Masler' Coutal Developmeat Plall. MiDor c:.banps in d.istributioa will 
occur as a rrsult of the Sand Canyoo Awaue MP AH delelioD. 

• ADT derived during ITAM mode c:boicc proCiCIL 

ADT • Avcrage Daily Traflic 
DU ·Dwelling Unit 
TSF - Thousand Square Feet 
ITAM- Irvine Transportation Allalysia Model 
OCTAM-11 - Orange County Transportation ADa1y1is Model 
NBTAM • Newport Beach Trame A11a1ysia Model 
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III 
LONG-RANGE TRAFFIC ANALYSIS 

This chapter presents long-range traffic forecasts for the study area roadway system and uses 

these forecasts to evaluate the proposed changes in the Master Plan of Arterial Highways (MP AH) 

and the associated land uses. 

TRAFFIC FORECASTS 

Long-range traffic forecasts for the current MP AH and the proposed MP AH Amendment 

can be seen in Figure ffi-1. Volumes for the MPAH revisions reflect both the MPAH changes and 

the associated land use changes discussed in the previous chapter. 

Because the roadway deletions are accompanied by land use reductions, particularly in the 

Shady Canyon area, the traffic volume changes on individual roadway links tend to be generally low 

in magnitude. The most significant change is on Newport Coast Drive north of San Joaquin Hills 

Road, where deletion of the San Joaquin Hills Road connection to the San Joaquin Hills 

Transportation Corridor (SJHTC) diverts traffic to this section of Newport Coast Drive. 

LEVEL OF SERVICE ANALYSIS 

A roadway link level of service analysis was carried out by comparing volume/capacity (V/C) 

ratios for the long-range forecasts presented in the previous section. The results of this are 

summarized in Table ffi-1, and V/C values presented here are based on the capacity values 

summarized in Chapter L 
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I 
I Tabk m-1 

I LONG-RANGE ADT VIC RAnO SUMMARY 

ADT -BASBLINE- - REVISIONS -

I ROADWAY SEGMENT LANES CAPACITY VOLUME Vt£ VOLUME Vt£ 

IRVINE (CITY/SPHERE) 

263. "A" St lio lCD 4 32,000 18,000 .56 1&.000 .56 

I 117. "A" St Dlo Altoll 4 32,000 7/XKJ .22 7,000 .22 

109. Altoll w/o Harvard 6 54,000 37/XKJ DJ 37,000 DJ 

110. AltOII W/0 Culver 6 54,000 r!IXKJ .so 26,000 .48 

I 111. AltOD elo Culver 4 32,000 34/XKJ 1.06 34,000 1.06 

112. Alton c/o W Yale Loop 4 32,000 28,000 .88 28,000 .88 

113. Alton c/o Lake 4 32,000 2.5/XKJ .78 24.000 .75 

114. Altoa wlo E Yale Loop 4 32,000 ri!XKJ .84 rr.ooo .84 

I 115. Alton w/o Jeffrey 4 32,000 32,000 1.00 32.,000 1.00 

116. AltoD elo Jeffrey 4 32,000 38,000 1.19 38,000 1.19 

323. Altoa w/0 Sand Cyn 4 32,000 30.000 .94 29,000 .91 

118. AltoD elo Sand Cyn 4 32,000 33,000 l.CI3 33,000 l.CI3 

I 119. AltoD c/o lAguna Cyn 4 32,000 34.000 1.06 33,000 1.(13 

120. Altoll clo Pacifica 6 54.000 26,000 .48 2.5.000 .46 

121. Alton wlo E.ntc:rprisc 6 54.000 55.000 1.02 54,000 1.00 

I 298. Bake 11o 1-5 6 54,000 45,000 .83 44,000 .81 

299. Bake 1io lCD 6 54,000 34,000 .63 28,000 .52 

300. Bake llo Lake FOI'Cilt 6 S4,CJOO 20,000 :n 18,000 .33 

301. Bake llo LapDa Cyn 4 32,000 12,000 .38 

I 91. BamDca w/o Harvard 6 54,000 so.ooo .93 50,000 .93 

92. Barranca wlo Culver 6 54,000 32,000 .59 32.,000 .59 

93. BamDca clo Culver 4 32,000 29,000 .91 29,000 .91 

I 
94. Barranca c1o W Yale Loop 4 32,000 30.000 .94 30,000 .94 

95. Barranca clo Lake 4 32,000 30.000 .94 30,000 .94 

96. Barranca w/o E Yale Loop 4 32,000 23,000 .72. 23,000 .72. 

97. Barranca e1o E Yale Loop 4 32,000 35,000 1,09 35,000 1,09 

I 
98. Barranca c/o Jeffrey 4 32,000 28,000 .88 29,000 .91 

322. Bartanca w/0 Sand Cyn 4 32,000 19,000 .59 1&.000 .56 

99. Barranca c/O Sand Cyn 4 32,000 31,000 .97 30,000 .94 

100. Barranca c/o lAguna Cyn 4 32,000 24,000 .75 23,000 .72 

I 
101. Barranca w/o lCD 4 32,000 35/XKJ 1.09 34,000 1.06 

179. Bison D1o SJHTC 4 32,000 rr.ooo .84 rr.ooo .84 

178. Bison 1io SJHI'C 4 32,000 31,000 .97 31,000 .97 

I 181. Bonita Cyn wlo Gabriclino 6 54,000 28,000 .52 
4 32.000 21,000 .66 

182. Bonita Cyn wlo CUlver 6 54,000 21.000 .39 

I 
4 32,000 22,000 .69 

183. Bonita Cyn c/o CUlver 6 54,000 23,000 .43 

I 
4 32,000 5,000 .18 

184. Bonita Cyn w/o Sand Cyn 6 54,000 20,000 :n 

I 171. California c/o Jamboree 4 28,000 10,000 .36 12..000 .43 
172. California w/0 UniYersity 4 32,000 38,000 1.19 37,000 1.16 
173. California c/o UniYersity 4 32,000 15,000 .47 15,000 .47 

I (CoatiDued) 

' .. 

I 
L Master Plan of Arterial Highway~ AmCDdmcat m-3 Aultia-Fouat Auociala, IDe. 

I 
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Table m-1 (coal) 

I 
LONG-RANGE JJ:Yr VIC RA'nO STJMhL\RY 

ADT -BASELINE- - RBVISIONS -

BOADWAY SEGMENT I...ANES CAPACII \' VOL;UME V[!;. VOLUME V[!;. 

DlVJNE (CI'IYISPBERE) (COld) 

I 174. Califomia elo Bilaa 4 32,000 7/X» :z2 7/X» ..22 

175. Califomia llo Palo Verde 4 32,000 5.000 .16 10.000 .31 

176. CaliforDia elo Campus 4 32,000 8,000 .2S 8,000 .2S 

I 163. Campua elo Jambonle 4 28,000 %7/X» .96 %7.000 .96 

164. Campus w/o UDiverlity 4 28,000 22.000 .19 22..000 .19 

165. Campus elo UDM:raity 4 32,000 29/X» .91 29/X» .91 

I 166. Campus elo cantomia 4 32,000 14/X» .44 11/X» .34 

167. Campus elo c::ulYa" 4 32,000 16,000 .so 17/X» .53 

332. CatiloD llo Miclle:lloo 4 28,000 25JX» .B9 26,000 .93 

I 260. Creek Dlo AliOil 4 28,000 3,000 .11 3,000 .11 

23'9. c::ulYa" Dlo WaiDIIt 6 54/X» 57/X» 1.06 57,000 1.06 

I 240. c::ulYa" 11o Walnut 6 54JX» 41JX» .76 41JX» .76 

331. c::ulYa" Dlo lCD 6 54JX» 39JX» .72 ..0.000 .74 

241. c::ulYa" 11o lCD 6 54JX» S4JX» 1.00 54/X» 1.00 

242. c::ulYa" 11o Wamer 6 54/X» 45JX» .83 44.000 .81 

I 243. c::ulYa" llo Bammca 6 S4JX» 47JX» 87 46,000 .8S 

244. c::ulYa" llo AliOil 6 S4JX» 52,000 .96 50,000 .93 

245. Culver 11/0 1-405 6 54 IX» 56,000 1-04 54 IX» 1.00 

246. Culver 11/0 Micbcllaa 6 54JX» 11JX» 1.31 73,000 1.3S 

.I 247. Culver llo MicbdloB 6 ~ 55 IX» l.G2 58,000 1.07 

248. c::ulYa" llo UDM:nity 6 54JX» S3,000 ... 56,000 UM 
249. Culver Dlo Campus 6 ~ 31JX» HJ 38.000 .70 

250. c::ulYa" D1o Palo 6 S4JX» 30JX» .56 

·I 4 32,000 28,000 .88 

251. CuiYer Dlo Boaita Cyn 6 54/X» 30.000 .56 
4 32,000 28,000 .88 

I 141. E Yale Loop elo Yale N 4 28,000 9,000 .3l 10.000 ..36 

14(). E Yale Loop 1/0 BamDca 4 28,000 14,000 .so 14,000 .so 
139. E Yale Loop 1/0 AliOil 4 28,000 16.000 .57 17,000 .61 

330. E Yale Loop elo Yale S 4 28,000 9,000 .3l 10,000 ..36 

·I 180. Ford 1/0 SJHI'C .. A 42,000 34,000 .81 35,000 .83 

177. GabrieliDo w/o Boaita Cyn 4 32,000 12.000 .38 1 .. ,000 .44 

ll 225. H:ananil/0 Wamer 4 32,000 7,000 ..22 7,000 ..22 
226. H:anan1 11/0 AliOil 4 32,000 10.000 .31 11.000 .34 
zn. H:anan1 111o MaiD 4 32,000 28.000 .88 29.000 .91 

~ 
228. H:ananillo MaiD 4 32,000 37,000 1.16 38,000 1.19 
229. H:anan1 Dlo Michc:lloa 4 32,000 44.000 1.38 45,000 1.41 
230. H:ananillo Michelloa 2 18,000 14,000 .78 14.000 .78 
231. H:ananil/0 UDM:raity 4 32,000 26,000 .81 Z7,000 .84 

~ 
232. HaJvan1 W/o c::ul\la" 4 32,000 17,000 .53 18,000 .56 

73. lCD elo Harvard 6 54,000 43.000 .80 42,000 .78 
74. lCD elo CulYer 6 54,000 38,000 .70 38,000 .70 

rl (Colltillucd) 
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I Table m-1 (coat) 

LONG-RANGE ADT VIC RAno SUMMARY 

I ADT - BASE.LlNE - - REVISIONS -

ROADWAY SEGMENT 1..ANBS CAPAcrrY VOLUME VfC VOL,UME VfC 

I 1RVIN'E (CI'IY/SPBERE) (CIOIIt) 

m. Michdloa w/o Yale 4 28,000 7,000 .25 8.000 :J!J 

328. MidleiloD elo Yale 4 28,000 10,000 .36 12.000 .43 

I 151. MichelsoD elo Yale ... 28,000 10.000 .36 12.000 .43 

154. MichclloD elo SaDd Cyn 4 28,000 8,000 :J!J 8.000 :J!J 

366. NCO 10 c:::uM:r/Oabrielioo 4 32,000 24.000 .15 28.000 .88 

I 28. NCO 1/0 s.niTC 6 54,000 50,000 S3 67,000 1.24 

170. Palo Verde w/o Culver 4 28,000 3,000 .11 2,000 m 

I 
311. R.idpl.iDe D/o Tunle Rock 4 28,000 13,000 .46 15.000 .54 

284. SaDd Cyn alo Oak Cyn 6 54,000 29,000 .54 29,000 .54 

285. Salld Cyn 11/o ICD 6 54,000 28,000 .52 27.000 .50 

I 
280. Salld Cyn alo BarraDc:a 6 54.000 36,000 .67 36,000 .67 

326. Sand Cyn Dio 1-405 6 54,000 58,000 1.07 52.000 .96 

'1EI. Sand Cyn llo J-405 6 54,000 39,000 .72 24,000 .44 

288. Sand Cyn 11/o Micbcboa 4 32,000 23,000 .72 

I 
289. Saud Cyn Dio l..ake Forest 4 32,000 17,000 .53 

290. Saud Cyn D/o Bonita Cyn 4 32.000 30,000 .94 

291. Saud Cyn alo Bonita Cyn 4 32.000 19.000 .59 

.I 312.. Swmybill D/o Bonita Canyon 4 28,000 5,000 .18 

70. Tcdmology D/o Lagama Cyn 4 28,000 19,000 .ii8 19.000 .ii8 

·I 168. Turtle Rock elo Campua 4 28,000 6,000 .21 6,000 .21 

169. Tun.le Rock w/0 Surmy Hill 4 28,000 11,000 .39 12.000 .43 

274. UniYersity D/o Michelaou 6 54,000 43.000 .so 50,000 .93 

I 
215. UlliYersity 11/o RidgcliDe 4 32.000 22,000 .69 25.000 .78 

276. University D/o Culver 4 32,000 28.000 .88 33,000 1.()3 

277. University elo Harvard 6 54,000 35,000 .6S 37,000 .69 

278. University 1/o Harvard 6 54,000 26,000 .48 29,000 .54 

I 
279. University 1/o Campus 6 54,000 36,000 .67 39,000 .72 

280. UlliYersity 1/o California 6 54.000 22,000 .41 25,000 .46 

64. Walnut elo Jamboree 6 54.000 53.000 .98 53.000 .98 

tl 
65. Walnut w/o Culver 4 32,000 28.000 .88 28.000 .88 

66. Walnut elo Culver 4 32.000 27.000 .84 26,000 .81 

319. Walnut w/o Yale 4 32.000 16,000 .so 16,000 .so 
320. Walnut elo Yale 4 32.000 11,000 .34 11,000 .34 

~ 
67. Walnut w/0 Jeffrey 4 32,000 22,000 .69 21,000 .66 

86. Wamc:r w/o Harvard 4 32,000 9,000 .28 9,000 .28 
87. Wamc:r w/o Culver 4 32,000 9,000 .28 10,000 .31 

~ 142. W Yale Loop w/o Yale N 4 28,000 8,000 .29 9,000 .32 
143. W Yale Loop D/o Alton 4 28,000 11.000 .39 12.000 .43 
144. W Yale Loop 1/o Alton 4 28,000 13.000 .46 14,000 .so 

~ 
(Coatillued) 

~ Master Plan of Ancrial HighwByl Ameacl.meot III-6 A.ustiD-Foust Alloc:iatea, IDe. 
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Table m-t (coot) 
LONG-RANGE ADT VIC RATIO st.JMMARY 

I ADT -BASELINE- - RBVISIONS -

ROAQWAY SEGMENT I..ANES CAPACITY VOllJM2 VIC VOLIJME VI£ 

.I DMNE (CITYJSPIIERE) (COld) 

138. W Yale Lcop 1/o MaiD .. 28,000 14.000 .50 14.000 .50 

329. W Yale Loop wlo Yale S 4 28,000 10.000 .36 10.000 .36 

I 257. Yale 1/o Walnut 4 32,000 8,000 .2S 8.000 .2S 

317. Yale llio lCD 4 32,000 13,000 .41 14,000 .44 

2S8. Yale N llio Yale Loop .. 32,000 15.000 .47 15,000 .47 

I 
262. Yale llio Mic:helaoD 2 1.3,000 11.000 .as 11.000 .as 
318. Yale 11io UlliYersiry 4 28,000 6,000 .21 6,000 .21 

IRVINE (CITYJSPBER.E)INE'WPORT BEACH (CITYJSPBERE) 

.I 346. Ford e/o Mac.Anbur (I) .. 32,000 29,000 .91 30,000 .94 

(N) 4 37.500 29.000 :n 30,000 .80 

I 
215. Jambc:m:e llo Campus (I) 7 63.000 S2.000 .83 53.000 .84 

(N) 7 65,100 S2.000 .79 53.000 .81 

216. Jambc:m:e llio MacAnb.ur (I) 7 63,000 45.000 .71 46,000 .73 

(N) 7 65,700 45.000 .68 46,000 .70 

I 197. MacArthur elo Jamboree (I) 6 54.000 55.000 UJ2 55.000 UJ2 

(N) 6 56,300 55.000 ... 55,000 ... 
199. MacArthur llio BiloD (I) 8 72,000 57.000 .79 58.000 .81 

~I 
(N) 8 15.000 57.000 .76 58.000 .77 

345. MacArthur 1/o BiloD (I) 8 72.000 ~ .83 61,000 .as 
(N) 8 75.000 Qt,OCIO .80 61.000 .81 

·I 
185. SJHR e1o NCD (I) .. 32,000 22.000 HJ 

(N) 4 37.SOO 22.000 .59 

IKVINFII'USTIN 

I 223. Harvard DJo ICD (I) 4 32,000 12,000 .38 12.000 .38 

(I) 4 37,500 12.000 .32 12.000 .32 

224. Harvard llo lCD (I) 4 32.000 13.000 .41 13.000 .41 

·I 
(I) 4 37.SOO 13.000 .45 13.000 .3S 

1JJ7. Jambc:m:e 1/o Walnut (1,'1) 8 17&,000 127.000 :n 128.000 .73 
• 209. lambc:m:e llio Bammc:a (1,'1) 8 176,000 106,000 .60 107.000 .61 

:I TUSTIN 

... 
72. ICD W/0 Harvard 6 56,300 49.000 .87 48,DOO .as 

tl 1JJ8. Jamboree 1/o Edinger 8 160.000 110,000 .69 112.000 .70 

NEWPORT BEACH 

~ 358. Mac:Artbur 1/o Ford 6 56.300 ss,ooo .98 ss,ooo .98 
359. MacArthur D1o PCH 6 S6,300 32,000 .57 32,000 .57 

rl 
(Cootilluc:d) 

.... 

'I 
t: Master Plan oC Arterial Higbways Amclldmeot m-1 IWIUD·Fouat Alloc:ialel. lac:. 

I 
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. Table W-1 (cant) 
LONG-RANGE ADT VIC RATIO SUMMARY 

ROADWAY SEGMENT LANES 

NEWPORT BEACH (Cl'lYJSPBERE) (CDDl) 

367. NC> 1/o SlH 
368. NC> D/o PCH 

369. PCH e/o MacA.n.bur 
370. PCH eJo Marperite 
372. PCH eJo Na:> 
374. PCH eJo Saud C)D 

362. SJH eJo San Miguel 
363. SJH eJo Marguerite 
364. SJH eJo Spyglass 
365. SJH w/o NC> 

360. San Miguel I/o Ford 
361. San Miguel D/o SJH 

292. Sand C)D 1/o SJHR 
373. Saud C)D D/o PCH 

LAGUNA BEACH (Cl'lYISPBERE) 

304. l..aJUDII C)D 1/o Bake 
380. l..aJUDII C)D D/o Aliro Ct 
379. Laguna C)D Dlo SlHTC 
378. Laguna C)D 1/o SlHTC 
377. Laguna C)D D/o PCH 

375. PCH w/o Laguna Cyu 
376. PCH eJo l.agUDa C)D 

Level of lel'Vic:e ranges: .00 • .60 A 
.61 • .70 B 
.71 • .80 c 
.81 • .90 D 

.91 -1.00 E 
Above 1.00 F 

VIC • volume/capacity 
ADT • average daily traffic: 

1/o - south oC. ea.e. for DOr1h, east & wc:at 
- • not appUcable 

4A • J.Mne augmented lanes 
(I) • J.Mne ADT capacity assumptioa.s 

6 
6 

4 
4 
6 
4 

6 
4 
4 
4 

4 
4 

2 
2 

4 
4 
4 
4 
4 

4 
4 

ADT - BASE.I.JNE -
CAPACITY VOLUME VIC 

56,300 3"/JKJI) .lit6 
56,300 24JKJI) .43 

37.SOO 4SJKJI) 1.20 
37.SOO 36.000 .96 
56,300 38,000 ,., 
37.SOO 36.000 .96 

56,300 26,000 .46 
3"/.SOO 24JKJI) .64 
37.SOO 20JKJI) .53 
37.SOO .30JKJI) .80 

3"/.SOO 
,. .24 

37.SOO 16,000 .43 

12.500 ,. .56 
12.500 5JKJI) . .w 

37.SOO 33.000 .88 
37.SOO 33.000 .88 
37.SOO 33.000 .88 
37,500 34,000 .91 
37.SOO 33.000 .88 

37,500 32.000 .8S 
37,500 27,000 .72 

(T,N) • Tustin, Newport Beach ADT capacity assumptioa.s (same as County capacitic:a) 

- REVISIONS -
VO!,:LJME V(!; 

48,000 .8S 
31JKJI) .55 

45,000 1.20 
36JKJI) .96 
47JKJI) .83 
31JKJI) .99 

20JKJI) .36 
18,000 .-48 
14,000 .37 
21,000 .56 

9JKJI) .24 
16,000 .43 

34,000 .91 
34,000 .91 
34,000 .91 
34,000 .91 
35JKJI) .93 

34,000 .91 
30,000 .80 

NOTE: In some cases, the projected revised ADT is higher thaD the badine wlume. HO!MI::¥er, this incn:uc ia cousidered to be 
within the capacity of the facility. Additional detailed analysis for these faci1itie:l are presented in other documenu referenced in 
Cbapter I (see Refet'CDCI::II 1 through 5). 

Master Plan of Arterial Highways Amendment 
South lrYinc:INewpon Coast Area 

Ausl.in·Foust Aslocia~a, Inc. 
010191.rpl 
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PadDe Coast IJ.lehway/SR-1.33/Broadway Focus ADalysis 

The link V /C impact analysis indicated that the proposed changes would impact the Pacific 

Coast Highway/SR-133/Broadway area. These impacts can be summarized as follows: 

RO@WAY SEGMENT 

PCH wst ol SR·133o'Braldway 

PCH all ol SR-133/Broedway 

SR·133o'Braldway DOrth oC POi 

CURRENT MPAH LOS 

32,000 D 

'Z7.000 c 

33.000 D 

PROPOSED MPAH LOS 

34.000 E 

30.000 c 

35,000 E 

On the basis of the forecast average daily traffic (ADT) volumes, the proposed revisions 

would result in two of the three locations changing from level of service (LOS) "D" to LOS "E". 

To evaluate this long-range change in the level of service, peak hour intersection volumes for 

SR-133/Broadway and Pacific Coast Highway were analyzed using the intersection capacity utilization 

(ICU) methodology. Based on this more detailed analysis, it is concluded that the intersection with 

the revisions will be operating at an acceptable level of service, LOS "D" (PM ICU = .89). The 

actual ICU calculations for this analysis can be found in Appendix A 

OPERATIONAL ENHANCEMENTS 

As noted earlier in this chapter, the most significant diversion due to the proposed revisions 

occurs on Newport Coast Drive (NCD) between the San Joaquin Hil1s Transportation Corridor 

(SJHTC) and San Joaquin Hil1s Road (SJHR.). 

The forecast volume with the revisions is 67,000 ADT, and this compares with a six-lane 

roadway capacity of 54,000 ADT. To address and accommodate this increased traffic volume, 

operational enhancements (one auxiliary lane in each direction) are proposed to improve this section 

of roadway from six to eight lanes bringing the LOS back to baseline (current MP AH) conditions. 

III-9 
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The corresponding ICUs on NCD between the SJHTC and San Joaquin Hills Road are 

presented in the following table: 

lNIERSECDON 

a.JRRENT 
NPAH 

AM PM 

NCD A s.nri'C WB Rar:apl 95 
NCD A s.nri'C EB Rar:apl .51 
NCDASJHR 

• Wdb opcnliollal enhw"'""""' 

- Not "'UDinei 

PROPOSED 
NPAH• 

AM PM 

.74 

.43 

.64 

.71 

.63 

.70 

Hence, the increased volumes on this section of roadway can be adequately carried by the 

intersection at each end. Lane configurations/operational enhancements assumed in these 

calculations can be found in the ICU calculations in Appendix A. 

The projected ADT volumes in the other portions of the analysis area are generally consistent 

with the data presented in the Laguna Canyon Environmental Impact Report (EIR), Newport Coast 

Extension EIR., Newport Coast Phase m EIR., and the Shady Canyon E1R.. A detailed analysis of 

the proposed changes and the related mitigation measures, where required, are presented in each 

project EIR. 

m-10 Al.WiD·FOUil AIIOdata, iDe. 
010191.rpc 
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APPENDIX A 

INTERSECTION CAPACITY UTILIZATION 

Peak hour intcmection volume/capacity ratios arc calculated by means of intcmection capacity 

utilization (ICU) values. For simplicity, signalization is assumed at each intersection. Precise ICU 

calculations of existing non-signalized intersections would require a more detailed analysis. 

The procedure is based on the critical movement methodology, and shows the amount of 

capacity utilized by each critical move. The methodology also incorporates a check for right-tum 

capacity utilization. Both right-tum~n-grecn (RTOG) and right-turn~n-rcd (RTOR) capacity 

availability are calculated and checked against the total right-tum capacity need. If insufficient 

capacity is available, then an adjustment is made to the total capacity utilization value. The following 

example shows how this adjustment is made: 

Example For Northbound Right 

1. Right-Tum-On-Green (RTOG) 

If NBT is critical move, then: 
RTOG = V/C (NBT) 

Otherwise, 
RTOG = V/C (NBL) + V/C (SBT) - V/C (SBL) 

2. Right-Tum-On-Red (RTOR) 

If WBL is critical move, then: 
RTOR = V/C (WBL) 

Otherwise, 
RTOR = V/C (EBL) + V/C (WBT) - V/C (EBT) 

3. Right-Turn Overlap Adjustment 

If the northbound right is assumed to overlap with the adjacent westbound left, adjustments 
to the RTOG and RTOR values are made as follows: 

RTOG = RTOG + VIC (WBL) 
RTOR = RTOR - V/C (WBL) 

A·l Aultill-Foust A.Pocia&a, lac. 
01019l.rpt 
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4. Total RiKflt-Tum Capacity CRTCl Avat1ability For NBR 

RTC = RTOG + factor x RTOR 
Where factor = specified R TOR saturation flow factor 

Right-tum adjustment is then as follows: Additional ICU = V/C (NBR) ·RIC 

A negative value indicates that adequate capacity is available and no adjustment is necessary. 

Shared Lane V/C Methodology 

For intersection approaches where shared usage of a lane is permitted by more than one tum 

movement (e.g., leftlthru, thrulright, leftJthru/right ), the individual turn volumes are evaluated to 

determine whether dedication of the shared lane is warranted to any one given turn movement. The 

following example demonstrates how this evaluation is carried out: 

Example for SharecllAM'hru LaDe 

1. Average Lane Volume (ALVl 

ALV = Left-Tum Volume+ Thru Volume 

Total Left + Thru Approach Lanes (including shared lane) 

2. AL V for Each Approach 

AL V {Left) = -----=Le==ft~-:...!T~u:A.~rnL..V.:..o~l~um~e----

Left Approach Lanes (including shared lane) 

ALV (Thru) = Thru Volume 

Thru Approach Lanes (including shared lane) 

3. Lane Dedication is Warranted 

HAL V (Left) is greater than AL V then full dedication of the shared lane to the left-tum 

approach is warranted. Left-tum and thru V/C ratios for this case are calculated as 

follows: 

V/C {Left)= Left-Tum Volume 

Left Approach Capacity (including shared lane) 

A-l AustiD-FOUil AIIOdalel.. IDe. 
010191.rpt 



I 
I 
I 
I 
I 
-

I 
I 
I 
I 
:I 

.I 

I 
~I 

.I 
;I 

I ~I 

I 
I 
I 

V/C (Thru) = ____ ..... Thru~!!..V~ol!.!!umw=,e _____ _ 

1bru Approach Capacity (excluding shared lane) 

Similarly, if ALV (Thru) is greater than ALV then full dedication to the thru approach 

is warranted, and left-tum and thru V /C ratios are calculated as follows: 

V/C (Left) = Left-Tum Volume 

Left Approach Capacity (excluding shared lane) 

V/C (Thru) = Thru Volume 

Thru Approach Capacity (including shared lane) 

4. Lane Dedication is not Warranted 

If ALV (Left) and ALV (Thru) are both less than ALV, the leftlthru lane is assumed to 

be truly shared and each left, leftlthru or thru approach lane carries an evenly distnouted 

volume of traffic equal to ALV. A combined leftlthru V/C ratio is calculated as follows: 

V/C (Left/Ibru) = Left-Tum Volume+ Thru Volume 

Total Left + Thru Approach Capacity (including shared lane) 

This V /C (Left/Ibru) ratio is assigned as the V /C (1bru) ratio for the critical movement 

analysis and ICU summary listing. 

H split phasing has not been designated for this approach, the relative proportion of V /C 

(1bru) that is attnbuted to the left-tum volume is estimated as follows: 

H approach has more than one left-tum (including shared lane), then: 

V/C (Left) = V/C (Thru) 

H approach has only one left-tum lane (shared lane), then: 

V/C (Left) = Left-Tum Volume 

Master Plan oC Arterial Highways Amcodmcot 
South lrviDeiNewpon Coaat Area 

Single Approach Lane Capacity 

A·3 Aullin·Fouat .AIIociaiCI, IDe:. 
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If this left-tum movement is determined to be a critical movement, the V/C (Left) value 

These same steps are carried out for shared thrulright lanes. If full dedication of a shared 

thru/right lane to the right-tum movement is warranted, the right-tum V/C value calculated in step 

three is checked against the RTOR and RTOG capacity availability if the option to include right

turns in the V /C ratio calculations is selected. 

When an approach contains more than one shared lane (e.g., left/thru and thru/right ), steps 

one and two listed above are carried out for the three turn movements combined. Step four is 

carried out if dedication is not warranted for either of the shared lanes. If dedication of one of the 

shared lanes is warranted to one movement or another, step three is carried out for the two 

movements involved, and then steps one through four are repeated for the two movements involved 

in the other shared lane. 

When a free right-tum is designated, the V/C ratio for that right-tum movement is ignored 

during the critical movement analysis calculations, and a special notation is made on the output 

printed ICU calculation worksheet where the letter "f" is used in place of a numerical entry for right

tum lanes. 

De Facto Right-Tlll'D 

A de facto or unstriped right-tum lane is typically a curb lane that is wide enough to 

separately serve both thru and right-tum traffic. Such lanes are treated the same as striped right-tum 

lanes during the critical movement analysis calculations, but they are denoted on the output printed 

ICU calculation worksheets using the letter "d" in place of a numerical entry for right-tum lanes. 

AultiD-Fouat Aaociatea, IDe. 
01019l.rpr 
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ICU CALCULATION SEI'I'INGS 

The following outlines the ICU calculation settings for intersection analysis consistent with 

Congestion Management Program (CMP) guidelines. 

Saturation Flow Rate: 1, 700 vchicleslhourllane 
Clearance Interval: .OS 
Right-Tum-On-Red Allowed: Yes* 
Right-Tum Adjustment Factor: .75 

*"Unofficial" de facto right-tum Jane is used in the ICU calculation if 19 feet from edge to outside 
of thru-lane exists and parking is prohibited during peak periods (this is denoted by the letter "d" in 
place of a numerical entry for right-tum lanes). 

A·S Abltio·Foult Jwac:ialea, IDe. 
010191.rpt 
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1. SR-133/Broadway I PCH 

MPAH Revisions 

AM PK HOUR PM PK HOUR 
LANES CAPACITY VOL V/C VOL V/C 

NBL 0 0 0 
NBT 0 0 0 

0 
0 

NBR 0 0 0 0 

SBL 1.5 230 910 .27* 
SST 0 5100 0 {.OS}* 0 
SBR 1.5 430 450 

EBL 1 1700 330 .19* 590 .35* 
EBT 2 3400 340 .10 1020 .30 
EBR 0 0 0 0 

WBL 0 0 0 0 
WBT 2 3400 1500 .44* 740 .22* 
WBR d 1700 120 .07 270 .16 

Clearance Interval .05* .05* 

TOTAL CAPACITY UTILIZATION .76 .89 



"1·:: 
40. NCD & SJHTC VB RaiiPS 

I !TAM- MPAH Baseline 

.I AM PK HOUR PM PK HOUR 
LANES CAPACITY VOL V/C VOL V/C 

I NBL 0 0 0 0 
NBT 2 3400 740 .22* 320 .09 
NBR f 680 360 

I SBL 0 0 0 0 
SBT 2 3400 490 .14 1460 .43* 
SBR 1 1700 50 .03 30 .02 .I 
EBL 0 0 0 0 
EBT 0 0 0 0 

.I EBR 0 0 0 0 

WBL 2 3400 180 .OS* 310 .09* 

I WBT 0 0 0 0 
WBR 1 1700 1150 .68 380 .22 

I 
Right Turn Adjustment WBR .63* 
Clearance Interval .05* .05* 

TOTAL CAPACITY UTILIZATION .95 .57 

I 
I !TAM - MPAH Revisions 

I 
AM PK HOUR PM PK HOUR 

LANES CAPACITY VOL V/C VOL V/C 

NBL 0 0 0 0 

·t NBT 2 3400 660 .19* 480 .14 
NBR f 640 330 

I SBL 0 0 0 0 
SBT 2 3400 440 .13 1420 .42* 
SBR 1 1700 80 .OS 20 .01 

I EBL 0 0 0 0 
l EBT 0 0 0 0 

EBR 0 0 0 0 

·I WBL 1.5 750 .44* 820 .24* 
WBT 0 5100 0 0 

I WBR 1.5 1690 .so 340 

Right Turn Adjustment WBR .06* 

I 
Clearance Interval .OS* .OS* 

TOTAL CAPACITY UTILIZATION .74 .71 

I 
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Schools 

The project is currently located partially within the Laguna Beach Unified School District 
(LBUSD) and partially within the Newport Mesa Unified School District (NMUSD). Figure 1, 
School District Boundary Map, depicts the current boundaries of the two districts on the project 
site. The area within the NMUSD is covered by the School Facilities Mitigation Agreement 
entered into by the landowner and the District in 1990 which addresses the school impacts of new 
development within the project area. Therefore, this analysis will concentrate on the impact of the 
project on tht~ LBUSD. Although discussions have occurred between the LBUSD and NMUSD 
regarding boundary adjustments, no agreement has been reached providing for the transfer of 
territory. 

Laguna Beach School District 

Within the Laguna Beach School District (LBUSD) there are two elementary schools, one middle 
school and one high school. 

Since 1990, LBUSD's population has grown an average of60 K-12 students a year, or about 13.5 
percent over a five year period. This growth has occurred after a period of declining enrollment 
and existing facilities have had sufficient capacity to accommodate the growth. 

In 1993, LBUSD suffered a loss of 15 classrooms at Thurston Middle School due to fire. Fifteen 
replacement classrooms are currently under construction to replace the loss of classrooms. 

Also since 1990, the District has completed a $10 million renovation of Laguna Beach High 
School. As part of this capital project, 15 classrooms were demolished. Twelve classrooms have 
been built to replace the demolished classrooms. 

Current capacity and enrollment data for the District is summarized in Table A, LBUSD Current 
Enrollment and Capacity. The enrollment data was taken from the latest California Basic 
Educational Data System (CBEDs) enrollment numbers (October, 1995). The capacity numbers 
were taken fiom the "Study to determine entitlement for funding under the Leroy F. Greene 
Lease-purchase law", 198 7, modified for current local loading standards, additional portables and 
renovation of the high school. 
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TABLE A 
LBUSD CURRENT ENROLLMENT AND CAPACITY 

Level Existing Enrollment Capacity Remaining 
Capacity 

Elementary K-5 1176 1192 16 

Middle School 6-8 554 654 100 

High School9-12 771 996 225 

Total 2501 2842 341 

There are presently no LBUSD school facilities planned within the project site. The closest 
elementary school to the project is El Morro. The middle school students would be served at 
Thurston Middle School and the high school students at Laguna Beach High School. 

Environmental Impacts 

Under CEQ A, the analysis of environmental impacts resulting from a project should focus on the 
physical effects of the project. For schools, this means that potential classroom overcrowding and 
the potential cost of constructing new classrooms are not in themselves environmental impacts. 
However, construction of new school facilities to avoid overcrowding could have a potential 
impact. It is not the purpose of this document, however, to dictate policy to the District, to select 
a specific implementation program to address needs created by the project's students, or to 
mandate that the District employ a particular mitigation approach. As the project is built and 
students are generated, it is anticipated that the District will make its decisions regarding 
education of the project's students on the basis of policies then in effect and circumstances and 
options then existing. This analysis instead concentrates on the predicted student population to be 
generated from the Project, possible mitigation approaches that could be employed to provide 
adequate facilities for that population, and the potential adverse impacts that would result from 
among those choices. 

The project entails 614 dwelling units within LBUSD. Table B, Student Generation Rates, sets 
forth reasonable student generation rates which have been drawn from generation rates used by 
the District (Development Fee Justification Report. LBUSD. February 7, 1995). These rates are 
based upon the District's district-wide generation rates and should be considered a minimum. 
Generation rates in the areas of Irvine Cove and Emerald Bay are slightly higher and may reflect 
more closely the product being proposed in the development. Therefore these rates are also 
provided to assess the impact of the project on the schools. 

602!'68.000 
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TABLEB 
STUDENT GENERATION RATES 

K-12 Rates K-12 Students 

District-wide per Fee .19 117 

Justification Report 

Like-development rates .22 135 

To assess possible impacts on individual schools, the generation rate of .22 was divided by grade 
level at the same portion as currently exists (1995 CBEDs). Table C, Student Generation By 
Grade Level, provides the results of this analysis. 

TABLEC 
STUDENT GENERATION BY GRADE LEVEL 

Grade Level SGR by Grade Level Students 

K-5 .104 64 

6-8 .048 29 

9-12 .068 42 

Total .22 135 

Given the current conditions, it appears that capacity is available at the secondary level, both at 
the middle school and high school levels. Three new classrooms would be needed at El Moro to 
serve the elementary students. Addition of these classrooms is not expected to cause any 
significant unavoidable adverse environmental impacts at that site. 

Student generation would occur as housing units are built. Construction of the project is 
dependent on several factors including phasing and market trends. Not all students generated by 
the project occur simultaneously, but would occur over a five or more year period. Similarly, 
school facilities will change, and depending on population demographics, school enrollments will 
fluctuate. Before build-out, the students generated by the project could be accommodated by a 
combination of existing capacity, purchase of additional temporary facilities, change of grade 
configuration, adoption ofyear-round education programs, and the construction of new facilities. 

Should the generation of students by the project require all new construction to serve the 
students, three classrooms would be needed at the elementary level, one to two at the middle 
school level and two at the high school level. The total construction cost for these classroom 
facilities would be approximately $2 million. TableD, Costs Estimates to House LBUSD 
Students, is based upon recent costs estimates from LBUSD (LBUSD letter to The Irvine 
Company dated January 10, 1996). 

602168.000 
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TABLED 
COST ESTIMATES TO HOUSE LBUSD STUDENTS 

Grade Level Cost Per Student Students Total Cost 

K-5 $9758 78 $624,512 

6-8 $12,860 36 $372,940 

9-12 $15,194 51 $638,148 

K-12 165 $1,635,600 

In accordance with State Law AB-2926, school districts currently charge a maximum of $1.84 per 
square foot of new residential development. LBUSD does not have a commercial development 
fee. Assuming the project's average residential unit is 2500 square feet (which is significantly 
smaller than current development estimates), the revenue in school fees in 1996 dollars would be 
$2,824,400 (614 units X 2500 SF X $1.84 $2,824,400), which would be sufficient to 
construct new facilities for the students generated from the project even if no capacity is available. 
Currently, however, it is not anticipated that any new construction would be required for school 

facilities as a secondary effect of the project except for three additional classrooms at El Moro 
elementary school. 

The project applicant and the District are currently in discussions to develop an appropriate 
school facilities and financing plan for the project. Should an agreement not be completed, AB-
2926 fees will be sufficient mitigation for the impacts of the project. 

Mitigation Measure 

The project applicant shall pay all applicable fees levied by the LBUSD in compliance with 
Government Code &53080 or required by any other applicable provision of California law. 
Alternatively, the applicant and the school district may enter into a binding agreement regarding 
school facilities which is satisfactory to both parties. 

602/68.000 
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Relationship of the Proposed Irvine Coast LCP -
Second Amendment to the Orange County 

Central and Coastal National Communities Conservation 
Program/Habitat Conservation Plan (NCCP/HCP} 

Subregional Plan 

A. The Irvine Coast LCP Second Amendment and the NCCP/HCP Subregional 
Plan 

The County of Orange is the local government lead agency for the 
central and Coastal NCCP/HCP Subregional Plan which was approved by the 
Board of Supervisors on April 16, 1996 and is now under final review by 
the United States Fish and Wildlife Service (USFWS). As part of the 
planning process for the NCCP/HCP (see discussion in Section "B" below), 
the County worked with the USFWS, California Department of Fish and Game 
(CDFG) and a number of "participating landowners" to formulate a proposed 
Subregional Reserve System to carry out a new approach to habitat 
conservation planning pursuant to special provisions of state and federal 
law. 

One element of the NCCP/HCP subregional plan is the proposed Coastal 
subarea reserve which encompasses much of the Irvine Coast LCP area. 
From the perspective of the County, the primary motivating factor in 
proposing the Irvine Coast LCP Second Amendment is a desire to strengthen 
elements of the Coastal subarea reserve design in the vicinity of 
Wishbone Ridge. This analysis is intended to review the NCCP /HCP 
planning and reserve design considerations that resulted in the County's 
decision to prepare an LCP Amendment (shown in part on Exhibit 1, Land 
Use Plan Comparison) . 

B. Summary of Primary Benefits of the Irvine Coast LCP Second Amendment 
for the NCCP Coastal Subarea Reserve Design 

As is reviewed more extensively below, the NCCP /HCP planning process 
focuses in part on assuring "connectivity" between significant habitat 
areas located within the NCCP Reserve System. The term "connectivity" 
refers to the "provision of land areas necessary for the dispersal of 
target species and the ability to maintain genetic flow within and 
between areas" (NCCP/HCP EIR/EIS, at p. 7-1). 

Part of the reserve design for the NCCP/HCP proposed Coastal subarea 
reserve involves the creation of two "Special Linkage Areas" on Wishbone 
Ridge to provide for connectivity between habitat areas in Muddy Canyon 
and other habitat areas in Crystal Cove State Park. Although the Coastal 
subarea reserve design approved by the Board of Supervisors is considered 
to be adequate to meet the requirements of the NCCP Act and the Federal 
Endangered Species Act (FESA), the NCCP/HCP also indicates that 
increasing open space on Wishbone Ridge ( and committing the Moro Sliver 
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to the NCCP Reserve System) could provide significant benefits for the 
functioning of the proposed Reserve System. 

"Another important planning process with positive implications 
for the NCCP/HCP program involves The Irvine Company's efforts 
to re-design its plans for residential development along the 
ridge located between Los Trancos Canyon and Muddy Canyon and 
the Wishbone frontal slopes and hills. Subject to review and 
approval by the California Coastal Commission, the proposed 
re-design would consolidate residential development currently 
shown along the ridge that separates Los Trancos Canyon and 
Muddy Canyon such that much of the future residential 
development would be closer to PCH. The re-design also would 
eliminate proposed development from a parcel located adjacent 
to the SJHTC that previously was proposed as a major 
equestrian center [i.e., the Moro Sliver]. Consolidation of 
the residential development along Wishbone frontal slopes and 
hills would replace the two narrow special linkages that now 
are proposed to link Los Trancos and Muddy Canyons with a much 
wider habitat linkage that could be incorporated into the 
reserve system. Inclusion in that habitat reserve of the site 
formerly proposed as an equestrian center and creation of a 
much wider reserve linkage between Los Trancos and Muddy 
Canyons to replace the narrower non-reserve special linkages 
currently proposed would further enhance connectivity and 
biodiversity within the Coastal subarea reserve. (Orange 
County Central and Coastal NCCP/HCP at p. 11-181, emphasis 
added). 

The NCCP "habitat connectivity" benefits of the proposed LCP Second 
Amendment may be summarized as follows: 

• 

• 

• 

Wishbone Ridge Open Space: The substantial 
increase in open space proposed to be commit ted to 
the NCCP Reserve System on Wishbone Ridge provides 
for significantly improved habitat connectivity 
between Muddy Canyon/Crystal Cove State Park and 
Los Trancos Canyon. 

Moro Sliver Open Space: The proposed commitment of 
the Moro Sliver to the NCCP Reserve System provides 
for direct habitat connectivity and wildlife 
movement from the Moro Canyon area of Crystal Cove 
State Park to the portions of the NCCP Reserve 
System inland of the SJHTC via a Transportation 
Corridor wildlife undercrossing. 

Deletion of Sand Canyon Avenue and the Sand 

Technical Appendices 
lcp\2ndamend\hearings\junl8-96\techapp.001 

Page 2 Newport coast LCP - second Amendment 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

• 

Canyon/SJHTC Interchange: The deletion of Sand 
Canyon Avenue eliminates major grading impacts that 
would have been required on Wishbone Ridge, thereby 
increasing protected habitat and removing traffic 
impacts on terrestrial wildlife. The deletion of 
the Sand Canyon/SJHTC interchange eliminates 
grading impacts and road construction in the area 
that will provide the connectivity benefits 
described above under the "Moro Sliver Open Space" 
summary. 

Deletion of the San Joaquin Hills Road Extension to 
the SJHTC: The San Joaquin Hills Road extension 
would have been constructed just outside the 
coastal zone. The deletion of this road extension 
has benefits within the coastal zone because its 
elimination contributed significantly to the 
decision to remove the Sand Canyon Avenue/SJHTC 
interchange from the MPAH and also reduces habitat 
impacts within portions of the NCCP Reserve System 
outside the coastal zone. 

• Overall Increase in Protected Coastal Sage Scrub 
Habitat: Exhibit 2 depicts the net changes in 
"protected/impacted" coastal sage scrub habitat. 
Overall there is a net increase in protected 
coastal sage scrub habitat. More importantly, the 
protected habitat is located in areas with 
considerable "habitat connectivity" significance as 
described above. 

The following sections review in more detail the NCCP conservation 
planning program and the benefits of the LCP Second Amendment for the 
NCCP Reserve System. 

c. Southern California NCCP Coastal Sage Scrub Habitat Conservation 
Planning Program and the Orange County Central and Coastal NCCP/HCP 

The County of Orange Central and Coastal NCCP Subregional Plan has 
been prepared within the regulatory and habitat conservation planning 
framework established by the Southern California NCCP Coastal Sage Scrub 
Habitat Conservation Planning Program as shown on Exhibit 2, Proposed 
Reserve and Habitat Vegetation. According to the EIR/EIS for the Orange 
County Central and Coastal subregion HCCP/HCP: 

~The need for the proposed subregional CSS NCCP/HCP has been 
established over recent years by a combination of cumulative 
impacts on habitat resources and the legislative and 
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regulatory responses to those impacts. The listing of the 
California gnatcatcher as 'threatened' and the proposed 
listing of several other species that rely upon the coastal 
sage scrub habitat have signaled the need to shift the 
conservation planning focus from single species, project by 
project efforts to conservation planning at the natural 
community level. The Southern California NCCP css Program 
indicates that it was developed to address this need, 
facilitating regional protection of a range of species 
inhabiting a designated natural community - in this case CSS 
and its associated mosaic of habitat types - while allowing 
compatible land uses and appropriate growth and economic 
development." (NCCP/HCP EIR/EIS, at p. I) 

~The County's Central and Coastal Subregion is one of eleven 
NCCP subregions within the five county southern California 
area identified by the State of California's Southern 
California Coastal Sage Scrub NCCP program. This NCCP pilot 
program focuses on the protection of coastal sage scrub 
habitat (CSS) and adjacent habitats. By formulating 
conservation strategies for entire habitat systems, the 
state's NCCP program attempts to address long-term biological 
protection and management of multiple species and associated 
habitats at a subregional level. 

Under the NCCP approach, the focus changes from protecting 
individual species to conserving natural communi ties and 
accommodating compatible 1 and uses. The NCCP program is 
designed to provide incentives that will attract landowners, 
government agencies, and public interests to become 
stakeholders in a collaborative partnership. Conservation 
principles are applied at the natural community level, rather 
than focusing on new listings and regulating individual 
species. This shift in focus toward protection of multiple 
species within a mosaic of natural communities is intended to 
enhance the ability of local, state and federal agencies to 
provide long-term protection for a broad range of species that 
are dependent on the natural communities." (NCCP/HCP EIR/EIS, 
at p. iii) 

The NCCP planning program is based on a set of "Conservation 
Guidelines" formulated by the NCCP Scientific Review Panel, a group of 
conservation biologists convened by the NCCP program specifically for the 
purpose of providing habitat conservation planning guidance for the 
subregional planning programs. According to the NCCP /HCP, three 
important conservation planning principles are reflected in the NCCP 
Conservation Guidelines (NCCP/HCP EIR/EIS at pp. 7-1 to 7-2): 
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• Creation of a Reserve System - the assemblage of large 
scale habitat reserves capable of protecting and maintaining 
populations of "target species" over the long term. 

• Assurance of Connectivity - the provision of land areas 
necessary for the dispersal of target species and the ability 
to maintain genetic flow within and between areas. 

• Adaptive Management - the creation of an institutional 
basis and program for undertaking management actions necessary 
to sustain populations over the long term, and in so doing, to 
adapt management actions to new information and changing 
habitat needs. (NCCP/HCP EIR/EIS at pp. 7-1 to 7-2) 

In carrying out its reserve design planning process, the NCCP/HCP 
built upon pre-NCCP regional open space planning. With regard to pre
NCCP planning in the Coastal subarea, the NCCP/HCP indicated the 
following: 

"In contrast with the fragmented "planning landscape" of some 
other Southern California NCCP sub-regions, the product of the 
coastal San Joaquin Hills planning programs is a 16/000 acre 
greenbelt (see Exhibit 37). Due to the contribution of prior 
"avoidance" actions to the assemblage of the core habitat 
areas of the reserve/ the NCCP/HCP indicates that the NCCP 
Coastal subarea reserve design has placed greater emphasis on 
assuring consistency with the NCCP Conservation Guidelines 
emphasis on "connectivity" than on assembling core 
habitat." (NCCP/HCP EIR/EIS, at p. 7-10) 

Within the Irvine Coast LCP area, the NCCP/HCP proposed three 
"Special Linkage Areas" (areas not deemed essential for inclusion in the 
Reserve System but that provide important connectivity or other functions 
that support the functioning of the Reserve System) in the Wishbone Hill 
portion of the Coastal subarea reserve. Two of the Special Linkage Areas 
"are contiguous with the proposed reserve and provide east-west links 
between Muddy Canyon and Los Trancos Canyon" (NCCP/HCP, at pp. II-196 to 
II-197; also see attached Exhibit 3, Proposed Habitat Reserve System). 
The NCCP/HCP concluded that the Subarea reserve design, including the 
Wishbone Hill Special Linkage areas, satisfies the requirements of the 
NCCP Act, FESA and the California Endangered Species Act: 

"As part of the NCCP /HCP planning process, a Special Linkage 
area is proposed to allow for wildlife movement from Los 
Trancos Canyon to the Muddy Canyon LCP dedication area. Since 
this Special Linkage area was previously committed for 
residential development by the certified LCP and the recorded 
Irvine Coast development agreement, this Special Linkage area 
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constitutes a significant avoidance 
otherwise allowed by approved land use 
EIR/EIS, at p. 5-24) 

action of impacts 
plans." (NCCP/HCP 

As reviewed in Section B above, the NCCP/HCP discussion of the 
Wishbone Hill Special Linkage Areas also included an explicit 
consideration of the expanded open space then under consideration by the 
County as part of a potential Irvine Coast LCP Amendment. However, the 
NCCP/HCP EIR/EIS concluded that these potential changes had not yet been 
approved and that the adequacy of the NCCP/HCP would be assessed on the 
basis of the NCCP plan with the three Wishbone Hill Special Linkages: 

"Any proposed amendments to the Irvine Coast LCP involving the 
transfer of development intensities beyond the development 
maximums established for each LCP Planning Area would require 
formal Coastal Commission review and approval; given the 
complexity of that process, the NCCP/HCP relies on the land 
use configurations already approved through the certification 
of the LCP. Accordingly, any proposed LCP amendments would be 
speculative at this time and have not been assumed in either 
fashioning or assessing the adequacy of the Coastal subarea 
reserve design." (NCCP/HCP EIR/EIS, at p. 5-25) 

Finally, in considering reductions in Irvine Coast LCP development 
intensities for NCCP conservation planning purposes, the NCCP /HCP EIR/EIS 
determined the following regarding changes in LCP land uses and 
development intensities: 

"Any further reduction in residential and tourist commercial 
development intensities is determined to be infeasible ... 
and would jeopardize two, and possibly three, of the four 
remaining increments of the Irvine Coast Phased Dedication 
program containing lands essential to the proposed NCCP 
reserve system." (NCCP/HCP EIR/EIS, at p. 5-26) 

Thus, it is clear that, while the NCCP /HCP considers the habitat 
connectivity benefits of the Irvine Coast Second Amendment to be highly 
desirable, the NCCP/HCP concluded that the Second Amendment land use 
revisions affecting Wishbone Ridge and the More Sliver would not be 
mandated by the NCCP/HCP. 

D. The Importance of Habitat Connectivity Under the NCCP Conservation 
Planning Program 

Although the NCCP/HCP determined that the NCCP/HCP is adequate to 
meet NCCP Act, FESA and CESA requirements without further revisions to 
development ·areas on Wishbone Ridge, the NCCP/HCP assessment of the 
benefits of the LCP Second Amendment land use changes discussed in 
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Section "B" above made clear the importance of "habitat connectivity" for 
the NCCP Reserve System. The importance of "connectivity" to NCCP/HCP 
planning is articulated in the following passage from the NCCP/HCP and 
the EIR/EIS (the underlined text is from the NCCP Conservation Guidelines 
tenets of reserve design, while the remaining text is from the biological 
analysis conducted by the Central and Coastal NCCP/HCP) : 

"Link reserve with corridors: Interconnected blocks of 
habitat serve conservation purposed better than isolated 
blocks of habitat. Corridors or linkages function better when 
the habitat within them resembles habitat that is preferred by 
target species. 

• 

• 

Linkages allow for genetic exchange, recolonization 
of habitat following perturbations, and operation 
of the "rescue effect" for smaller populations. 
Linkages within subareas are more important in 
terms of the latter two functions, while linkages 
between subregions are more important for genetic 
exchange. A linkage functions if enough animals 
transit the linkage often enough for these 
functions to occur; and a linkage does not have to 
allow completely unimpeded movement of individual 
organisms to function. The important individuals 
are those which are actively dispersing, most often 
juveniles. 

Corridors which are large enough to include habitat 
sufficient for several home ranges may not require 
an organism to successfully transit the entire 
linkage when dispersing, and thus are more likely 
to allow flow of individuals between populations. 
For this reason, they are preferable to smaller 
corridors. Similarly, they may be somewhat longer 
than the distance most individual organisms 
disperse. These habitat linkages, which represent 
linear patches of native habitat connecting large 
blocks, may function as both corridor {for larger 
animals) and habitat (for smaller, less fragile 
species) . 

• Corridors function best when they contain native 
habitat (e.g., coastal scrub, mollified riparian) 
or non-native habitats readily crossed by target 
species (e.g., annual grassland, ruderal habitats 
dominated by mustard) . Non-habitat linkages 
function best when the habitat within them 
resembles the habitat preferred by target species. 
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• 

• 

culverts, agricultural fields, golf courses, and 
other non-native landscape features that lack 
barriers to dispersal may function as corridors, 
especially for important non-target species such as 
coyote. 

Linkages are more likely to function if individual 
animals can see (or otherwise sense) desirable 
habitat within or beyond the corridor. Linkages 
which cross canyons or road cuts (where elevation 
allows animals to see across) are thus preferable 
to corridors obscured by topography, development, 
and/or ornamental vegetation. 
Multiple, or redundant corridors are preferable 
where linkages are longer than normal dispersal 
distances, include gaps which must be "jumped," 
include visual barriers, and/or include significant 
non-habitat components (e.g., golf course, fuel 
modification zones)." (NCCP/HCP EIR/EIS, at pp. 
7-5 to 7-6) 

Given the importance of "connectivity" as an NCCP conservation 
planning precept summarized above and the specific benefits of increasing 
connectivity on Wishbone Ridge identified in the NCCP/HCP subregional 
plan (see discussion in Section "B" above), the County is proceeding with 
the proposed Irvine Coast LCP Second Amendment. 

E. The Proposed Elimination of Sand Canyon Avenue and the San Joaquin 
Hills Road Extension from the Irvine Coast LCP Circulation System 

Due to the timing of the County MPAH amendment involving the removal 
of Sand Canyon Avenue and the San Joaquin Hills Road extension from the 
County MPAH, the NCCP/HCP assessed the implications of these changes both 
within the LCP area and within the City of Irvine planning areas inland 
of the SJHTC. According to the NCCP/HCP: 

"One additional avoidance action has recently been finalized 
by the County of Orange. On August 1, 1995 the County Board 
of Supervisors adopted a County of Orange Master Plan of 
Arterial Highways (MPAH") Amendment to delete the Sand Canyon 
Avenue interchange with the SJHTC, modify Sand Canyon Avenue 
within the coastal zone to connect with the Irvine Coast Phase 
III area delete the San Joaquin Hills Road extension from its 
current connection with Newport Coast Drive to the SJHTC (see 
Exhibit 46), delete Sand Canyon Avenue inland of the SJHTC, 
delete the Lake Forest extension and delete the Bonita Canyon 
Road extension (reviewed below under additional 
minimization/avoidance actions in the City of Irvine GPA area 
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as part of the Shady Canyon project) . It is determined that 
the roadway deletions resulting from the County MPAH Amendment 
constitute significant avoidance actions for NCCP CEQA and 
NEPA purposes." (NCCP/HCP EIR/EIS, at p. 5-24) 

The reduced grading benefits within the LCP area are shown on Exhibit 4, 
Arterial Roadways Deleted- San Joaquin Hills Road Extension, Sand Canyon 
Avenue Inland of SJHTC and Sand Canyon Avenue/SJHTC Interchange 
(attached) from the NCCP/HCP. 
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