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STATE OF CALIFORNIA—THE RESOURCES AGENCY

CALIFORNIA COASTAL COMMISSION
SOUTH CENTRAL COAST AREA

89 SOUTH CALIFORNIA ST., SUITE 200

VENTURA, CA 93001

(805) 641-0142
April 19, 1996
TO: Commissioners and Interested Parties ; E I 2 a
FROM: Steven F. Scholl, District Director

Gary Timm, Assistant District Director
Melanie Hale, Coastal Program Analyﬁﬂ@%

SUBJECT: CITY of CARPINTERIA, LOCAL COASTAL PROGRAM
MAJOR AMENDMENT NO. 1-95, to incorporate into the certified LCP the
Carpinteria Bluffs Coastal Access, Recreation, and Open Space Master Program,
a component of the LCP Implementation Plan. The Master Program will replace
those portions of the City’s certified Coastal Recreation and Access
Implementation Plan applicable to the Carpinteria Bluffs only.

STAFF RECOMMENDATION:  Certification if Modified as Suggested
SUMMARY

The Coastal Commission approved Major LCP Amendment No. 1-94 with suggested
modifications on October 13, 1994; the modifications were subsequently accepted by the City of
Carpinteria. The amendment replaced those portions of the City’s Land Use Plan previously
applicable to the 157-acre site known as the Carpinteria Bluffs. A key modification required the
City to prepare and submit a Carpinteria Bluffs Coastal Access, Recreation, and Open Space
Master Program for Commission approval. The Master Program is the subject of the present
Implementation Plan amendment considered in this report.

The Master Program implements the LUP policies guiding the provision and protection of
designated open space and environmentally sensitive habitat areas, public parks, bikeways and
trails, beach access, railroad crossings, view corridors, vista points, public parking, and access for
physically challenged coastal visitors, on the Carpinteria Bluffs. The Master Program replaces
the applicable portions of the City’s certified Coastal Recreation and Access Implementation
Program for planning purposes on the Carpinteria Bluffs only.

ADDITIONAL INFORMATION: Contact Melanie Hale at the Coastal Commission’s San
Francisco headquarters, 45'Fremont Street, San Francisco, CA 94105-2219, (415) 904-5273 or

Gary Timm at the Coastal Commission’s South Central Coast district office, 89 South California
Street, Second Floor, Ventura, CA 93001, (805) 641-0142.
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SUMMARY OF RECOMMENDED MODIFICATIONS:

Staff recommends that the Commission certify the proposed Implementation Plan amendment
with suggested modifications. The modifications generally refine and clarify the City’s
proposed Master Program and provide suggestions for the following:

e Revision of the Master Program map,

e Measures to secure at least one railroad crossing,

e Chevron trailway construction by mid-1999,

¢ Clear provisions for the improvement of designated coastal parks and vistas,

¢ Adequate signage for coastal access amenities,

e Provision of access for physically-challenged coastal visitors,

e Adequate buffers for open space and environmentally sensitive habitat areas,

e Additional measures to protect the harbor seal haul-out areas,

o Clear prohibitions against landscaping with invasive, non-native plant species,

¢ Environmentally sensitive habitat restoration
BACKGROUND
At the request of City of Carpinteria staff, the Commission postponed this matter from the
March 13, 1996 agenda to allow the City Council time to publicly consider the recommendations
of Commission staff. In the interim, the City identified the concerns discussed below.
Commission and City staff have cooperatively developed solutions to the fullest extent possible.
The Carpinteria City Council met on April 8 to evaluate the resultant recommendations. With
the exception of two minor changes, the City Council concurred with City staff and has therefore
supported the proposed modifications to LCP Amendment 1-95. Commission staff believes,
therefore, that all concerns raised by the City that may be appropriately addressed within the
context of the present amendment have been resolved and that the City now concurs fully with
all recommended modifications set forth in the following sections. A brief review of the City’s
concerns and citations of the relevant suggested modification follows:
1. Though the City strongly prefers an at grade railroad crossing in Bluffs Area I (and such a

preference was already included by Commission staff in the previously recommended
Modification 2), the City requested that the Master Program nevertheless include provisions for
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installation of an above grade railroad crossing if construction of a below grade crossing proves
infeasible. (The Master Program already contains provisions for a below grade crossing.) In
addition, the City requested a clarification that the cost of providing a railroad crossing would
not be the sole responsibility of the City. Commission staff believes it is inappropriate to
determine, within the scope of the Master Program, what proportion of the cost of construction
should be allocated to the developers of adjacent properties, and the City has agreed that the
necessary determination would be made by the City during development review. (Modification
2)

2. The term “native landscape specialist” is now included as an acceptable substitute for a
“qualified botanist” for monitoring revegetated areas. (Modification 17)

3. Provisions for coastal sage scrub buffers now include the clarification that where buffers are
reduced to the minimum of 20 feet, instead of the 25 feet ordinarily required, the resultant 5-foot
buffer remainder could be mitigated by replanting coastal sage scrub vegetation within the
balance of the designated buffer area. An additional provision allows incorporation of public
trails and bikeways within designated buffer areas but requires mitigation if existing vegetation is
removed to site such corridors. (Modification 19)

4. Access for physically-challenged coastal visitors between the Bluffs III upper tier coastal
access parking area and the upper vista point amenities will be accomplished by an
interconnecting corridor designed to Americans With Disability Act standards. This change
clarifies that an additional trail up to the second Bluffs III vista point is not required by the
Commission’s suggested modification. (Modifications 12 and 15)

5. The proposed modifications to the Carpinteria Bluffs Land Use and Trails Map require
preparation of a supplemental map, to be called the Carpinteria Bluffs Biological Resource Map.
This map shall be prepared at a scale of one (1) inch to twenty (20) feet, shall precisely map the
boundaries of Environmentally Sensitive Habitat Areas (ESHAs), and shall identify the acreage
of coastal sage scrub proposed in the Master Program (page 7) for permanent open space and
habitat preservation. This change would render the former proposed modification requiring
revision of the Land Use and Trails Map to a 1:20 scale unnecessary (the City objected to the
cost of this requirement). The proposed modification would retain the requirement that public
open spaces be clearly labeled as such on the Land Use Map and that previously required
changes to the view corridors be included in the map corrections. (Modification 1)

The City staff suggested other changes to the Master Program, such as a mitigation transfer
program that would consider offsite habitat restoration (such as at Tarpits Park) in lieu of onsite
restoration within the Bluffs planning areas, a density credit transfer program, deletion of one
view corridor, and a requirement that developers prepare project models as part of the
development review process. Commission staff advised the City staff that the present Local
Coastal Program amendment, as Implementation Plan measure only, has a somewhat narrowly
defined focus, and that the relevant standard of review (cited below) precludes the incorporation
of these proposals into the present amendment. Staff has, therefore, recommended that the City
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consider further development of these concepts for possible inclusion in future Land Use Plan
amendment proposals.

STANDARD OF REVIEW

The standard of review for the proposed Implementation Plan amendment, pursuant to

Sections 30513 and 30514 of the Coastal Act, shall be conformance with and adequacy to carry
out the provisions of the Land Use Plan portion of the certified City of Carpinteria Local Coastal
Program.
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SECTION 1. MOTIONS AND RESOLUTIONS

Staff recommends that the Commission adopt the following resolutions, accompanied by the
requisite motions:

MOTION I

“I move that the Commission reject the Implementation Plan amendment 1-95 of the City of
Carpinteria.”

Staff recommends a YES vote on Motion 1 which would result in the adoption of the following
resolution and related findings. An affirmative vote of the majority of the appointed
Commissioners present is needed to pass the motion.

RESOLUTION TO REJECT THE IMPLEMENTATION PLAN

The Commission hereby rejects the Implementation Plan Amendment 1-95 on the grounds that
the Carpinteria Bluffs Coastal Access, Recreation, and Open Space Master Program is
inadequate to carry out the provisions of the Land Use Plan as certified. There are feasible
alternatives available which would substantially lessen any significant adverse impact which the
approval of this implementation amendment will have on the environment.

MOTION 2

“I move that the Commission certify the Implementation Plan Amendment 1-95 of the City of
Carpinteria if it is modified in conformity with the suggested modifications set forth in this staff
report.”

Staff recommends a YES vote on Motion 2, which would result in the adoption of the following
resolutions of certification and related findings. An affirmative vote of a majority of the
Commissioners present is needed to pass the motion.

RESOLUTION TO CERTIFY THE IMPLEMENTATION PLAN IF MODIFIED

The Commission hereby certifies the Implementation Plan Amendment 1-95 on the grounds that
the Implementation Plan, as modified, conforms to and is adequate to carry out the provisions of
the Land Use Plan as certified. There are no feasible alternatives available which would
substantially lessen any significant adverse impact which the approval of this implementation
amendment will have on the environment.
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II. SUGGESTED MODIFICATIONS

The Commission suggesfs to the City of Carpinteria the following modifications to the LCP
amendment request. The suggested modifications are necessary to make the amended
Implementation Plan conform to and be adequate to carry out the provisions of the certified
LUP.

If the City Council of Carpinteria adopts and transmits its revisions to the LCP amendment by
formal resolution in conformity with the suggested modifications within six months of this
Commission action, then the Executive Director shall so notify the Commission along with a
finding that the City Council’s resolution conforms with the Commission’s suggested
modifications. If the Commission concurs with the Executive Director’s conclusion, the LCP
amendment will become effective.

In the following suggested modifications, the Commission’s suggested additions are indicated by
underscoring, and suggested deletions by strikeouts. General suggested modifications are simply
described. Certification of the Implementation Plan is subject to the following modifications:

MODIFICATION No. 1:

The Carpinteria Bluffs Land Use and Trails Map shall be revised to incorporate a new
delineation of the open space boundaries on Bluffs III, provided no net loss of the open space
presently designated for Bluffs III shall result. Further, the map shall be revised to ensure that all
open spaces intended for public access are labeled “public open space,” and to provide for the
refinement of designated view corridors as required by previous Modification 14 to the City’s
Carpinteria Bluffs Land Use Plan amendment certified by the Commission in 1994. In addition,
the City shall prepare a supplemental Carpinteria Bluffs Biological Resource Map at a scale of
one (1) inch to twenty (20) feet. The supplemental map shall identify the boundaries of
Environmentally Sensitive Habitats on the Bluffs I, II, and III planning areas. The supplemental
map shall also identify the total acreage of coastal sage scrub set aside for permanent open space
and habitat preservation (Master Program, Page 7). The supplemental map shall be incorporated
into the Master Program as Figure 10. The revised Carpinteria Bluffs Land Use Map and Trails
Map, and the supplemental Carpinteria Bluffs Biological Resource Map shall be submitted to the
Executive Director of the Coastal Commission within 90 days of Commission approval. The
revised maps shall be subject to the review and approval of the Executive Director and shall be
revised by the City to conform with any corrections required by the Executive Director within
120 days of Commission approval of LCP Amendment 1-95.

MODIFICATION NO. 2:
Bluffs I Implementation Measure 2:

A blufftop trail and vertical access to Carpinteria with a minimum width of 20 feet shall be
developed along the alignment illustrated in Figure 5.
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° Prior to commencement of construction on Bluffs Area I, a four foot high, open-type
fence (such as a split rail fence) shall be constructed as part of any adjacent development projects
within each respective area between the railroad right-of-way and the bluff top trail (running in
an east-west direction along the entire length of the site). This will physically separate visitors to
the site from the railroad, unless topographic conditions are sufficient to ensure such separation
without the installation of such fencing. The type of fencing and crossing design shall be
approved by the City of Carpinteria as part of the coastal development permit approval, and all
fencing so approved shall be of similar design and character to minimize visual impacts. To the
extent feasible, designated railroad crossings shall be designed to accommodate physically-
challenged coastal visitors.

. Concurrent with the construction of the blufftop trail, plantings of locally native, bluff
scrub vegetation along the bluff edge shall occur. In addition, removal of the patch of sweet
fennel and replanting with coastal sage scrub habitat within APN 1-170-10 as mitigation for the
loss of that vegetative community shall occur concurrent with the construction of the trail

through that parcel.

. Adequate and visually attractive beach, trail, and recreation access signing shall be
provided.

¢, end the rail crossing,-as-well-as-asecess-to

. shall be constructed so as to be accessible

for the physwally handlcapped

Responsibility: Construction of the trail through the existing Chevron property,
including construction of vertical access to Carpinteria Avenue will be constructed by Chevron

as ;mmganon for past construction of a plpehne through the area. nggmwﬁmgs_pgﬂmﬁ_f

omple
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As mitigation for the loss of coastal access which might result in the absence of this

implementation measure, and asa benefit to users of the adjacent v1s1tor resort, trail
: shall

be made by the developer of the adjacent visitor resort as a condition of approval Mamtenance
of the trail shall be through the City’s existing Landscape and Lighting District.

Milestone:  Improvement of the thg_n_mﬁmaunn_pgnmn_gf_thg trall shall be
completed b ’ :

MODIFICATION No. 3:
Bluffs I Implementation Measure 3:
3. Provisions for public parking for shoreline users shall be made within the existing Bailard

Avenue right-of-way. In addition, provisions for parking for shoreline users shall be made
w1th1n the visitor resort. A mlnlmum of 15 parkmg spaces shall be provxded m_thm_th;_ms_gn

Responsibility: = As mitigation for the loss of coastal access which might occur in the
absence of this implementation measure, in exchange for abandonment of the existing Bailard
Avenue right-of-way south of Carpinteria Avenue, and as a benefit to users of the adjacent visitor
resort, parking areas shall be provided and improved by the developer of the adjacent visitor
resort as a condition of approval. Maintenance of the parking area within the existing Bailard
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Avenue nght-of—way shall be through the Clty s ex1st1ng Landscape and Lxghtlng Dlstnct

Milestone: Parking improvements to the shoreline park and public access parking improvements
and signage within the adjacent resort shall be completed and opened for public use prior to the

issuance of occupancy permits on adjacent lands.
MODIFICATION NO. 4:
Bluffs I Implementation Measure 4:

4. Due to the sensitivity of the seal haul-out area and the overlook, a screen of vegetation shall
be planted at the view point. This screen should be allowed to grow to a height of no greater
than four feet and be pruned to increase density to create visually a 100 percent opacity. This
screen sheuld- shall inelude be planted exclusively of locally native, stiff spined shrubs such as
the lemonadeberry (Rhus integrifolia), bush sunflower (Encelia californica), coastal sagebrush,
and California buckwheat.

Responsibility: As mitigation for increasing the number of people in proximity to the seal
haul-out area, and as a benefit to users of the adjacent visitor resort, plantings at the seal haul-out
view point shall be made by the developer of the adJacent v1s1tor resort asa condltron of

dxsjmb_ans& Malntenance of the view poxnt,_mﬂrjhmgemgn_qf_lhe_umm;b_plgnmg_md
growth requirements, shall be through the City’s existing Landscape and Lighting District.

Milestone: ~ Improvements to the seal haul-out view point shall be completed prior to the
issuance of occupancy permits on adjacent lands.

MODIFICATION NO. §:

Bluffs I Implementation Measure 6:

6. An ocean vista point and park area shall be provrded south of the ex1st1ng nght-of-way of
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Responsibility: As mitigation for the loss of coastal access which would result in the
absence of this implementation measure, and as a benefit to users of the adjacent visitor resort,
vista point improvements, including vertical trailways, shall be made by the developer of the
adjacent visitor resort as a condition of approval. Maintenance of the vista point shall be through
the City’s existing Landscape and Lighting District.

Milestone: Improvement of the vista point, park, vertical trailway, and coastal access parking
shall occur concurrently with trail construction, and shall be completed _and opened for public

use prior to the issuance of occupancy permits on adjacent lands.

The Carpinteria Bluffs Land Use and Trails Map shall be amended accordingly.
MODIFICATION NO. 6:

Bluffs I Implementation Measure 7:

7. An ocean vista point and connections from the main blufftop trail shall be provided at the east

end of Bluffs Area I, adj acent to the railroad line. C_anmlgns_bem_en_themsjamm_and_mg

Benches shall be prov1ded at thls vista pomt |

Responsibility: As mitigation for the loss of coastal access which would result in the
absence of this implementation measure, and as a benefit to users of the adjacent visitor resort,

vista point improvements and the requisite trailway connections shall be made by the developer

of the adjacent visitor resort as a condition of approval.

Milestone:  Improvement of the vista point and trailway connections shall occur concurrently
with trail construction, and shall be completed prior to the issuance of occupancy permits on
adjacent lands.

MODIFICATION NO. 7:
Bluffs II Implementation Measure 8:

8. A blufftop tra11 shall be developed along the_p:_efeu_e_d ahgnment 1llustrated inFi 1gure 6.
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The trail shall have a minimum width of 20 feet except for the alternative alignment along the
east edge of the riparian corridor, where the trail shall have a minimum width of 12 feet (Figure

Concurrent with the construction of the blufftop trail, plantings of bluff scrub vegetation along
the bluff edge shall occur. In addition, removal of ice plant and other invasive species shall
occur concurrent with the construction of the trail through individual parcels.

Adequate and visually attractive beach, trail, and recreation area access signing shall be

aing at ine nortnernioX AKCO PO1I OIN VeIticdl d wd NOWICA d]

At the same time that access easements are obtained across previously developed properties, any
barriers that prohibit access, such as the fencing and parking in the southwesterly corner of Area
I1, shall be permanently removed.

In exchange for maintenance by the citywide maintenance district, and as mitigation for impacts
that may be created by potential expansion of the existing use, the City shall acquire access and
public use of the existing private park area in the eastern portion of Bluffs Area II.

Responsibility: As mitigation for the loss of coastal access which would result in the
absence of this implementation measure , and as a benefit to employees within adjacent business
park uses, dedication of trail easements and construction of the trail shall be the responsibility of
adjacent development. Maintenance of the trail shall be through the City’s existing Landscape
and Lighting District.

Milestone:  Dedication of the trail easements shall be made a condition of new or expanded
development of individual properties within Bluffs Area II. Construction of the trail across

individual properties shall be completed, and the trail opened to the public, prior to the issuance

of occupancy permits for the adjacent new or expanded development on a parcel by parcel basis.

If within seven years of the adoption of this implementation plan, dedication and improvement of
the entire trail through Bluffs Area II is not completed, the City shall acquire trail easements and
improve the trail through the area, subject to reimbursement should new or expanded '
development occur subsequent to the acquisition and improvement. Acquisition of these
easements shall be through the City general fund or a citywide assessment district set up for this

purpose.
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MODIFICATION NO. 8:
Bluffs II Implementation Measure 9:

9. A trail vista point shall be prov1ded in the southwestem corner of the “RAG. Harris” property,
adjacent to the bluff edge (he ; all have ¢ : around 2

prov1ded at thlS v1sta point.

Responsibility: As mitigation for the loss of coastal access which would result in the
absence of this implementation measure, as mitigation for loss of coastal sage scrub, and as a
benefit to employees of the adjacent business park use, vista point improvements shall be made
by the developer of the adjacent business park use as a condition of approval. Maintenance of
the vista point shall be through the City’s existing Landscape and Lighting District.

Milestone:  Improvement of the vista point shall occur concurrently with trail construction,
and shall be completed _and opened to the public prior to the issuance of occupancy permits on
adjacent lands.

MODIFICATION NO. 9:
Bluffs II Implementation Measure 10:

Invasive weedy species occurring in dense stands shall be removed, including ice plant
(Carpobrotus edulis, C. aequilaterus and other species), pampas grass (Cortaderia
atacamensis), ivy (Hedera helix), and others that readily escape and invade native habitats,
especially riparian areas. Where weedy species are removed, the site is to be replanted with the
same native scrub species found in the surrounding areas. If removal of weeds occurs in coastal
sage scrub habitat, then the former weedy area will be replanted with coastal sage scrub species.

Responsibility: As mitigation for loss of vegetative habitats, invasive weedy species
occurring in dense stands shall be removed, and new plantings shall be made by the developer
concurrent with site development and trail construction.

Milestone: ~ Removal of invasive species and installation of new plantings shall be completed
prior to the issuance of occupancy permits on adjacent lands.

MODIFICATION NO. 10:
Bluffs II Implementation Measure 11:
11. In exchange for maintenance by the citywide maintenance district, and as mitigation for

impacts that may be created by potential expansion of the existing use, the City shall acquire
access and pubhc use of the ex1st1ng pnvate park area in the eastern portlon of Bluffs Area Il. _
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Responsibility: As mitigation for potentially increasing impacts on coastal access, and as a
benefit to the increased number of employees within the adjacent business park use on the
“Infrared” parcel, dedication of trail and recreational easements and construction of the trail shall
be the responsibility of adjacent expanded development. Maintenance of the trail and vista point
facilities shall be through the City’s existing Landscape and Lighting District. If, within seven
years of the adoption of this implementation plan, dedication of easements over the existing
private park are not obtained, the City shall acquire such easements, subject to reimbursement
should expanded development occur subsequent to the acquisition. Acquisition of this easement
shall preferably be in exchange for maintenance of the park area through the citywide
maintenance district; however, if such an arrangement cannot be achieved, acquisition shall be
through the City general fund or a citywide assessment district set up for this purpose.

Milestone:  Dedication of easements for the trail and use of the existing private park shall be
made a condition of new or expanded development within the “Infrared” parcel. As noted above,
if acquisition of easements cannot be achieved as the result of conditions of approval on
expanded development, acquisition of the easement will be accomplished within seven years
following adoption of this implementation plan.

MODIFICATION NO. 11:
Bluffs Area III Implementation Measure 12:

12. A blufftop trail with a minimum width of 20 feet shall be developed along the alignment
illustrated in Figure 6.

¢ Due to the steepness of the descent from the middle to the lower tier and to mitigate erosion
hazards, stairs or other suitable paving/covering shall be provided along with the descent.
Because of the steepness of the slope, the w1dth of the descent shall be hmlted to the cun'ent
clearance between vegetation. The C %

mmmmmﬂmmmmm It is recogmzed that in order to avcud

significant impacts to adjacent coastal bluff scrub vegetation, and in order to avoid creating bluff
erosion hazards, the descent may be as narrow as approximately three feet in some areas. Asa
result, appropriate wider “turnout” areas shall be provided along the descent where they can be
provided without creating significant erosion or biological resource impacts.

e __The applicant(s) for development shall negotiate with Southern Pacific Railroad, or its successor
mmgm_s_t, wath the assistance of the Clty and County, to prowde a safe, at-grade crossmg for the
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If approval for an at-grade crossing is not secured from the Southern Pacific Railroad, or its

successor in interest, the City shall seek the necessary approvals for a grade separated crossing
from the California Public Utilities Commission, and shall-be constructed_such a crossing if such
approvals are obtained.

Concurrent with the construction of the blufftop trail, removal of non-native plant species and re-
planting s of locally-pative bluff scrub vegetation along the bluff edge shall occur as mitigation

for the loss of that vegetative community and concurrent with the construction of the trail
through Bluffs Area III.

Adequate and v1sua11y attractive beach trall and recreatlon area access 31gmng shall be
provxded, in

Responsibility: As mitigation for the loss of coastal access and coastal bluff scrub
yegetation which would result in the absence of this mitigation measure, and as a benefit to users
of the adjacent visitor resort, trail improvements and bluff scrub revegetation shall be made by
the developer of the adjacent visitor resort as a condition of approval. Maintenance of the trail
shall be through the City’s existing Landscape and Lighting District.

Milestone:  Improvement of the trail and a

planﬂnwﬂﬂm&lbumﬂm&a&nﬁls&mhw shall be completed prior to the issuance of

occupancy permits on adjacent lands.
MODIFICATION NO. 12:
Bluffs Area III Implementation Measure 13:

13.  Provisions for public parking for shoreline users shall be made within the southerly
extension of the alignment of State Route 150 as illustrated in Figure 6. In addition, provisions
for parking for shoreline users shall be made within the v1sntor tesort A minimum of ﬁﬁgem
(1 5) parkmg spaces shall be prov1ded adjace e de :
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Responsibility: As mitigation for the loss of coastal access which would result in the
absence of this implementation measure, in exchange for abandonment of the section of
Carpinteria Avenue east of the extension of State Route 150, and as a benefit to users of the
adjacent visitor resort, parking areas shall be provided and improved by the developer of the
adjacent visitor resort as a condition of approval. Maintenance of the parking area within the
right-of-way of the extension of State Route 150 south of U.S. 101 shall be through the City’s
existing Landscape and Lighting District.

Milestone:  Parking improvements to the shoreline park shall be completed prior to the
issuance of occupancy permits on adjacent land.

MODIFICATION NO. 13:

Bluffs Area III Implementation Measure 14:

14.  An open space access corridor connecting Carpinteria Avenue with the bluffs trail and
park shall be provided in conjunction with trail development along the southerly extension of the
State Route 150 mterchange w1th U S. 101 as 1llustrated in Flgurc 6. __hg_agg_ess_mmm_ﬁhall

Responsibility: As mitigation for the loss of coastal access which would result in the
absence of this implementation measure, and as a benefit to users of the adjacent visitor resort,
open space access corridor and vista point improvements, including installation of the connector
trail and native plant materials, and trail lighting (if any), shall be made by the developer of the
adjacent visitor resort as a condition of approval. Maintenance of the vista point shall be through
the City’s existing Landscape and Lighting District.

Milestone:  Improvement of the access corridor and vista point shall occur concurrently with
trail construction, and shall be completed prior to the issuance of occupancy permits on adjacent
lands.

MODIFICATION NO. 14:

Bluffs Area III Implementation Measure 15:
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15. A trail rest stop and blufftop passive recreation-oriented park and vista point, including
bike racks, benches, trash receptacle, picnic tables, limited barbecue facilities, restroom facilities,

and a drinking fountain, shall be provided on the blufftop at the point that the trail descends to
the 1ower tier. The SIZC of the park and vista pomt wﬂl be approx1mately 2. 3 acres. Park and

Responsibility: As mitigation for the loss of coastal access and for the loss of
environmentally sensitive habijtat which would result in the absence of this implementation

measure, and as a benefit to users of the adjacent visitor resort, park and vista point
improvements shall be made by the developer of the adjacent visitor resort as a condition of
approval. Maintenance of the vista point and park shall be through the City’s existing Landscape
and Lighting District.

MODIFICATION NO. 15:

Bluffs Area III Implementation Measure 16:

16. A second vista point, including benches, trash receptacles, and bicycle racks, shall be
provided in the upper portion of Area III along the bluff edge overlooking the ocean. Although

illustrated in Figure 6, the specific location of this vista point will be determined during the site

plan review process for Area III Iheﬁnd&deﬂmmﬁumla.pm&sh&lﬂze.dﬂmmned&mhe

mtended that this easterly v1sta pomt be prlvately developed and mamtamed as part of the
adjacent visitor-serving resort, but that it remain accessible to the public.

Responsibility: As mitigation for the loss of coastal access and public coastal views which
would result in the absence of this implementation measure, and as a benefit to users of the

adjacent visitor resort, vista point improvements; including the connector trailway to upper tier
pyblm_mss_p_arkmg shall be made by the developer of the ad_]acent visitor resort as a condltlon

of approval

pmp_emug_jhe_d_esg[mdjppﬂnﬂxmamnn Respons1b111ty for the mamtenance of the vista
point, including permanent provision of benches and bicycle racks, shall be private.

Milestone:  Improvement of the vista point shall occur concurrently with trail construction ,
and shall be completed and opened to the public prior to the issuance of occupancy permits on
adjacent lands.

MODIFICATION NO. 16:

Bluffs III Implementation Measure 17:
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ilnvasive weedy specws occumng in dense stands shall be removed 1nclud1ng ice plant
(Carpobrotus edulis, C. aequilaterus, and other species), pampas grass (Cortaderia
atacamensis), ivy (Hedera helix), and others that readily escape and invade native habitats,
especially riparian areas. Where weedy species are removed, the site is to be replanted with the
same native scrub species found in the surrounding areas. If removal of weeds occurs in coastal
sage scrub habitat, then the former weedy area will be replanted Wlth coastal sage scrub species.

Responsibility: As mitigation for loss of vegetative habitats, invasive weedy species
occurring in dense stands shall be removed, and new plantings shall be made by the developer
concurrent with site development and trail construction.

Milestone: ~ Removal of invasive species and new plantings shall be completed prior to the
issuance of occupancy permits on adjacent lands.

MODIFICATION NO. 17:
Bluffs III Implementation Measure 18:

18.  Trash and garbage shall be removed from open space areas. The removal of this material
from designated open space areas is to be non-intrusive, preferably through clean up by hand.

Responsibility: As mitigation for loss of vegetative habitats, trash and garbage shall be
removed from open space areas by the developer concurrent with site development and trail
construction.

Milestone: ~ Removal of trash and garbage, as well as restoration of open space areas, if
needed, shall be completed prior to the issuance of occupancy permits on adjacent lands.

MODIFICATION NO. 18:

Master Program, Page 12, “Buffer Zones”:
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The minimum distance required for each buffer zone for each habitat specified in the Local
Coastal Plan/General Plan Amendment was reviewed by a qualified biologist, and has been
determined to be appropriate. In the riparian area, a setback from the dripline4s may be more
appropriate than from the top of the bank, since the trees in some sections have branched out well

beyond the defmable tOp of the banks memmmmmz

MODIFICATION NO. 19:
Master Program, Pages 6 and 7, “Biological Resource Conclusions,” in pertinent part:

There will be a 25 foot buffer de31gnated around open spaee areas contalmng existing coastal

xeqmr_e_d_gfmher_dmlgmngm Buffer areas that are revegetated w:th coastal sage scrub species
will not be subject to requirements for the provision of additional buffer areas.

A 20 foot buffer from the east side of the dnphne of npanan vegetatlon in area I is to be

encroachment f development to the west 51de of the riparian comdor isto be permltted beyond
that whwh exxsted on the date of adoptlon of the open space master program F_umxe

MODIFICATION 20:
Master Program, Page 11, (Biological Resources Conclusions):

Shorelme structures wﬂl be s1ted or routed to av01d sxgmﬁcant rocky pomts and intertidal areas.
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MODIFICATION 21:

Master Program, Page 16 (Off-site Habitat Management):

Non-native, invasive plant species that shall not be used in landscape plan areas unless-eontrelled

Gresstriethy-maintained) include the following: (list not repeated here)

b d pread 3 : oly: (hst not repeated here - wﬂl
bc combmed with above hst to descnbe exphcx’dy prohlblted species)

MODIFICATION 22:
Master Program, Page 27 (Open Space Configuration)

.. The bluff edge open space within Bluffs Area I has been aligned with the windrow. As
requlred by the Carpinteria Local Coastal Plan, a minimum of 200 feet from the northerly limit
of the railroad right-of-way eenter-ofthe-railroad-tracks has been retained in open space for
development of a bluff edge park.

Master Program, Page 29

.. the coastal plan stipulates that lands shall be reserved for the shoreline park and trail. The
shorelme park shall be a minimum of 200 feet in width as measured from the_northerly limit of

the railroad right-of-way eenter-ef-the-railroad-tracks.

Master Program, Page 30

.. Shoreline park with a minimum width of 200 feet as measured from the northerly limit of the
mlxgzgglmngfj&ay eenter-of therailroad-tracks.

SECTIONIV. FINDINGS AND DECLARATIONS

A. Background.
1. Environmental Setting.

The Carpinteria Bluffs, located in southern Santa Barbara County near the Ventura County
border, envelop some 157 acres of blufftop open space (with the exception of existing
commercial buildings in the central portion). The bluffs consist of ruderal grasslands, coastal
sage and bluff scrub habitat, a riparian corridor and scenic windrows of mature eucalyptus and
tamarisk trees. The modest topographic relief and exceptional coastal vistas make the Bluffs a
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popular destination for coastal visitors who walk, jog and bike along an historic trailway
traversing the high bluffs adjacent to the Pacific Ocean, roughly parallel to the Southern Pacific
railroad tracks. The Carpinteria Bluffs are also a popular location for photography and
landscape painting.

Bounded by Carpinteria Avenue and U.S. 101 on the north, Chevron’s oil and gas processing
plant and Carpinteria City Hall on the east, and the Pacific Ocean on the south, the Carpinteria
Bluffs offer some of the most spectacular public vistas on the County’s south coast. Bluffs Area
I overlooks an established harbor seal haul-out and rookery and contains the most passable
vertical accessway to the sandy beach below the bluffs. An estimated 12,000 tourists,
including busloads of schoolchildren, visited Bluffs Area I to view the harbor seal rookery last
year. Bluffs Area II, which contains some existing commercial development, also contains a
well-established riparian corridor bounded by remnant stands of coastal sage scrub. Bluffs Area
I11 attracts significant unauthorized off-road vehicle use, which has resulted in substantial
degradation of the site’s coastal sage scrub habitat. Significant elevation gains at the southern
end of Bluffs III provide particularly expansive views of the coastline and blufftop terraces.

2. Previous Coastal C ission Action.

The Commission certified an amendment to the Land Use Plan policies affecting development on
the Carpinteria Bluffs on November 16, 1994 (LCP amendment 1-94, Carpinteria Bluffs), after
suggested modifications required at the time of Commission approval were accepted by the City
of Carpinteria. Prior to the Commission’s certification of the 1994 LUP amendment, the City’s
Local Coastal Program required the approval of specific plans on Bluffs I or III before
development proposals could be considered. The former specific plan requirement encompassed
comprehensive planning requirements for various coastal amenities on the Carpinteria Bluffs.
Because the City proposed the elimination of the specific plans, and because the new policies
proposed by the City did not substitute adequate identification of the kinds and locations of some
land uses (coastal access and recreation, open space and environmentally sensitive habitat
protection) that would have been addressed through the specific plans, the Commission certified
the LUP amendment only upon the condition that the City prepare for Commission approval a
Master Program to address coastal access, recreation, and open space for the entire Carpinteria
Bluffs planning area. That document, the Carpinteria Bluffs Coastal Access, Recreation and
Open Space Master Program, has now been submitted by the City and is the subject of the
Commission’s present consideration.

The Commission required the Master Program to include a map delineating coastal amenities and
open space areas with sufficient detail to replace the former specific plan requirements and to
guide the review of future development proposals for Bluffs I, Il and ITIl. The map, if certified
as part of the Implementation Plan, would have the same force and effect as a zoning district map
for purposes of development review. In addition, the Master Program replaces those portions of
the City’s certified 1981 Coastal Recreation and Access Implementation Plan applicable only to
the Carpinteria Bluffs.
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3. Approved Land Uses on the Carpinteria Bluffs

The kinds and intensities of development provided for in the amended LUP (1995) represented a
downshift from the provisions of the previously certified LUP. The amended LUP presently
allows on Bluffs I a “destination resort” hotel of up to 100 rooms (approximately 200,375 sq. ft.)
and up to 60 residential units. Hotel rooms may be increased incrementally up to total of 220
rooms with a corresponding reduction of one residential unit for each two additional hotel
rooms. (The LUP previously provided for up to 314 residential units and a 150-room hotel.)
Commercial/light industrial business park infill development of up to approximately 311,000 sq.
ft. of total development (153,488 sq. ft. of commercial development presently exists on Bluffs
I1), is provided for on Bluffs II. This represents a reduction of approximately 165,000 sq. ft.
from the previously certified LUP as it applied to Bluffs II. Finally, the amended LUP provides
for a resort hotel of up to 225 rooms and ancillary uses totaling approximately 260,000 sq. ft. (a
reduction of approximately 150,000 sq. ft. from the previous LUP) and up to ten employee
residential units as part of the hotel complex on Bluffs Area III.

The Commission directed that the Master Program contain, at minimum (LUP Policy D.1.7), the
following:

A map identifying the locations and boundaries of open space, park and recreation areas, one
vertical beach access, public services and improvements, trails, designated railroad crossings,
Jfuture area for the potential landward relocation of the railroad tracks, coastal access parking,
access to adjacent coastal resources, and facilities or improved areas accessible to physically-
challenged visitors.

A plan setting forth specific milestones and funding mechanisms to ensure implementation of the
Master Program prior to, or concurrently with, the development of Bluffs Areas I, II, and/or III

Specific goals, implementation milestones, and funding mechanisms for management of open
space areas reserved for habitat conservation. This component of the Master Program is
required to incorporate the results and recommendations of a separate habitat study of the
Carpinteria Bluffs. All potential uses of open space areas are to be subordinate to the
protection, restoration, enhancement, and management of sensitive habitat areas identified by
this study. This study is intended to:

Determine the biological sensitivity of the Carpinteria Bluffs and beach, the extent of significant
habitat areas, including the habitat of marine mammals, and the interrelationships of habitats
located in Bluffs I, II, and III. The study is to make recommendations as necessary to protect
significant habitat areas from adverse impacts of potential development, and make
recommendations, based on field surveys where applicable, to prioritize, protect, enhance, and
manage identified habitat areas within the context of the Coastal Access, Recreation, and Open
Space Master Program for the Carpinteria Bluffs. Such recommendations are to include the
Jollowing:
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i) Identification of all sensitive habitat areas that are not to be disturbed.

ii) Identification of allowable uses in the habitat areas identified in Chapter Il of the
Carpinteria Bluffs Local Coastal Plan Amendment in a manner consistent with Policy D.3.2 of
the Local Coastal Plan Amendment (LCPA).

iii) Identification of buffer zones necessary to protect habitat areas from uses adjacent to the
site.

iv) Identification of mitigation measures necessary to restore, enhance, and manage habitat
areas to compensate for the loss of habitat due to development.

v) Determination of appropriate times of year for construction activities to minimize
disturbances to habitats and/or sensitive species.

1. Purpose of the Master Program.

The proposed Master Program amends the Implementation Plan component of the City’s
certified Local Coastal Program. As stated previously, the standard of review the Commission
must apply to an Implementation Plan amendment is whether the amendment (the Master
Program) conforms with, and is adequate to carry out, the provisions of the Land Use Plan
portion of the LCP.

As the Master Program’s full title suggests, (Carpinteria Bluffs Coastal Access, Recreation, and
Open Space Master Program), and as the City’s LUP Policy D.1.7 states, the primary purpose of
the document is to ensure that coastal trailways, parks, public views and environmentally
sensitive open spaces are adequately provided for in concert with the future development of the
Carpinteria Bluffs. Therefore, the issues addressed by the Master Program are coastal access
and recreation, environmentally sensitive habitat protection, and the protection of public coastal
views. In addition, many of the Commission’s suggested modifications incorporate the
requirement that parking, recreational facilities, and bikeways and trails on the bluffs be
designed to Americans With Disability Act standards.

The Master Program, as an Implementation Plan component, must be sufficient to carry out the
more general LUP policies applicable to the Bluffs. Therefore, a high degree of specificity is
required of the document. The Commission finds that while the City has addressed the relevant
coastal issues comprehensively, a number of modifications are necessary to fine-tune the Master
Program and to ensure that it can be readily implemented. The Commission finds that the Master
Program, if modified according to the Commission’s following suggestions, would achieve the
clarity and specificity required to successfully implement the certified Carpinteria Bluffs Land
Use Plan policies.
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2. Carpinterja Bluffs Land Use and Trails Map.

LUP Policy D.1.7. required the City to incorporate within the Master Program, a map containing
the following:

A map identifying the locations and boundaries of open space, park and recreation areas, one
vertical beach access, public services and improvements, trails, designated railroad crossings,
Jfuture area for the potential landward relocation of the railroad tracks, coastal access parking,
access to adjacent coastal resources, and facilities or improved areas accessible to physically-

challenged visitors.

The Master Program submitted by the City contains a map, identified as Figure 9, entitled “the
Carpinteria Bluffs Land Use and Trails Map.” The scale of the map (one map inch equals two
hundred feet) is adequate for general planning purposes but does not provide the level of detail
necessary to accurately identify environmentally sensitive habitat boundaries. The Commission
finds that the scale of the map may result in future disputes about habitat boundaries and the
buffers that must be provided for ESHAs. In addition, since the Commission’s March, 1996
meeting, the City has determined that as mapped, one approximately 4-acre parcel on Bluffs III
would be entirely located within designated open space. The City has proposed (as Modification
2 reflects) that the open space boundaries for Bluffs III be redefined, provided that no net loss of
coastal sage scrub habitat or other designated open space areas on Bluffs III would result. The
City has asked the Commission to incorporate into Modification 2 a requirement that a
supplemental map be prepared specifically to identify environmentally sensitive habitat areas at a
one map inch equals twenty feet scale. Such a map, to be entitled the Carpinteria Bluffs
Biological Resources Map, would be a certified component of the Master Program and would be
used during development review to determine requisite buffer setbacks from ESHAs, for
example.

Suggested Modification 1 also incorporates the need to modify the mapped view corridors. This
requirement was imposed by the Commission previously (Modification 14, LCP amendment 11-
94, Carpinteria Bluffs) and accepted by the City of Carpinteria. The City was required to expand
the designated view corridors (particularly the vistas available from the end of Bailard Avenue
and from Highway 150) to more adequately acknowledge and protect significant public coastal
vistas. The Commission’s certification required the City to incorporate these changes in the
forthcoming Master Program map (incorporated as Figure 9 in the City’s Master Program).
Therefore, the Commission has included in suggested Modification No. 1 the requirement that
the City comply with the previous requirement and revise the Land Use Map accordingly. The
Commission finds that accurate delineation of the view corridors is necessary to ensure that
development limitations and setbacks, such as those contained in LUP Policy B.1.1, are properly
applied to future development proposals, and states in pertinent part:

Development on the Bluffs shall not obstruct existing view corridors of the ocean and bluff top
edge. In addition, views of the ocean and mountains for users of coastal trail(s), bluffs area
property owners and visitors, and passing motorists shall be maintained. Permitted development
in view corridors shall be limited to landscaping, roads, underground utilities, parking lots,
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walkways, bikeways, public restrooms, bike racks, benches, picnic tables, and small interpretive
signs. Where view corridors correspond to open space areas, the development set forth above
shall be set back as required by the ... Master Program.

The City , in adopting the Commission’s suggested modifications to the Carpinteria Bluffs LUP
amendment, also agreed that the Master Program would clearly designated open space and open
space buffer areas. Policy D.3.7, in pertinent part states:

... Open space areas intended to maintain coastal access for the public (bluff top and other trails,
bluff top view parks) shall be protected for use by the public. Determination of open space
designations necessary to provide adequate public access, including historic public open space,
shall be made at the time of the preparation of the ... Master Program. Other open space areas
may remain in private ownership and be used for the benefit of users and residents of adjacent
developed areas.

Policy D.3.7 clearly requires the Master Program to distinguish between public open space that is
to be accessible to the public into perpetuity, and areas sometimes referred to as “common” or
private open spaces accessible only to private property owners or hotel patrons. The Master
Program map as submitted makes no such distinction. If all open space so labeled on the map is
intended to be public, the map must be revised to simply to add “public” to the areas designated
as open space. Thus, the Commission finds that the Master Program map must clearly depict
public open space areas pursuant to Modification No. 1.

For all of the reasons set forth above, the Commission finds that the Master Program Land Use
and Trails Map, if revised according to Modification 1 and supplemented with the Biological
Resources Map required in Modification 1, will conform with and be adequate to carry out the
relevant policies of the City’s certified Land Use Plan.

3. COASTAL ACCESS AND RECREATION.
3.1 Access for physically-challenged coastal visitors:

The City’s certified LUP contains a number of policies that require the provision of facilities and
trails designed for access by physically-challenged coastal visitors:

LUP Policy B.2.3 states in pertinent part that:

... Signage shall include adequate identification of public coastal access parking, trails, and/or
bikeways, and coastal recreation areas, and shall indicate the availability of facilities for
physically-challenged visitors.

LUP Policy D.1.3 states in pertinent part that:

... To the extent feasible, designated railroad crossings shall be designed to accommodate
physically-challenged coastal visitors.
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LUP Policy D.1.4 states in pertinent part that:

In addition to standard parking and other improvements, each park shall include at least two
adjacent parking spaces and vertical access links to bluff top viewing areas and trails for use by
physically-challenged visitors.

The modest topographic relief of the Carpinteria Bluffs makes feasible the provision of coastal
access and recreational amenities for physically-challenged coastal visitors. As the Commission
staff report for the 1994 Carpinteria Bluffs LUP amendment underscored, Coastal Act Section
30210 provides that maximum coastal access and recreational opportunities shall be provided for
all the people. A significant population of California’s potential coastal visitors have some
form of temporary or permanent physical disability which could preclude their enjoyment of
coastal trails, parks, and scenic vistas unless access to these amenities is designed to
accommodate their needs. The Master Program implements coastal access and recreation in all
three bluffs planning areas; therefore, the Commission finds a number of modifications necessary
to ensure that universal access opportunities are provided. Only if the Carpinteria Bluffs coastal
parks, trailways, scenic vistas and parking areas are specifically designed to accommodate
disabled coastal visitors, and signage posted to indicate the availability of these amenities, would
the Master Program be adequate to carry out the policies of the LUP. For these reasons, the
Commission finds that if modified as suggested by Modifications 2, 3, 5, 6, 8, and 10--13, the
proposed Master Program would adequately implement the applicable LUP policies that require
access and recreational amenities for physically-challenged coastal visitors.

3.2 Coastal Access and Recreation

Applicable Certified Land Use Plan policies the Master Program must adequately implement
include: .

LUP Policy D.1.3:

Prior to commencement of construction on Bluffs Area I, II, or 111, a four foot high, open-type
Sence (such as a split rail fence) shall be constructed as part of any adjacent development
projects within each respective Area between the railroad right-of-way and the bluff top trail
(running in an east-west direction along the entire length of the site) to physically separate
visitors to the site from the railroad, unless topographic conditions are sufficient to ensure such
separation without the installation of such fencing. In addition, one or more designated and
signed pedestrian crossings of the railroad right-of-way shall be required to be constructed by
project applicant(s) within Areas I and III. The location and configuration of the required
railroad crossings shall be determined by the coordinated efforts of the City of Carpinteria,
Southern Pacific Railroad, and public utilities. The type of fencing and crossing design shall be
approved by the City of Carpinteria as part of the coastal development permit approval, and all
Jencing so approved shall be of similar design and character to minimize visual impacts. To the
extent feasible, designated railroad crossings shall be designed to accommodate physically-
challenged coastal visitors.
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LUP Policy D.1.4:

Open space areas at the southerly terminus of Bailard Avenue in Bluffs Area I (approximately
5.0 acres), and west of the Visitor Resort designation at the high point of Bluffs Area II]
(approximately 5.0 acres) shall be provided and maintained as passive public parks.
Appropriate facilities for these parks are defined in the Carpinteria Coastal Recreation and
Access Implementation Program. In addition to standard parking and other improvements, each
park shall include at least two adjacent parking spaces and vertical access links to bluff top
viewing areas and trails for use by physically-challenged visitors. Coastal access signage to
these parks shall be provided along U.S. Highway 101 and Carpinteria Avenue.

LUP Policy D.1.5:

Within Bluffs Area II, adequate right-of-way or easements for connecting the bluff top trail shall
be dedicated or acquired to ensure that trails on Bluffs areas I and 11l are linked together in a
continuous trail system across the entire blufftop. The bluffiop trail for each Bluff Area shall be
dedicated or acquired, constructed, and opened for public use within each respective Bluff Area,
in accordance with the Carpinteria Bluffs Coastal Access, Recreation, and Open Space Master
Plan as set forth in policy D.1.7

LUP Policy D.1.6:

A bluff top hiking/biking trail corridor at least 20 feet in width, or wider if necessary to
accommodate separated bikeway and pedestrian lanes or to accommodate constraints (such as
existing vegetation, uneven terrain or ESHA buffers) shall be located so as to ensure that
continuous trail access can be maintained over a period of time equivalent to the design life of
proposed adjacent development (100 years). The necessary width of the corridor shall be based
on the rate of bluff retreat determined on a site-specific basis, pursuant to Policy A.1.1.

LUP Policy D.1.7 (cited previously);
LUP Policy 1.1.1, in pertinent part states:

(4) The City shall also evaluate existing coastal access parking and identify additional parking
needs for coastal access necessary to ensure continued access to the Carpinteria Bluffs trails,
beach and recreational areas;

(3