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+  CALIFORNIA COASTAL COMMISSION
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e —

Ssuth Coast Area Office Filed: August 7, 1997
.ZOOOceangate,JOth Floor 49th Day: September 25, 1997 \ £
Long Beach, CA 90802-4302 180th Day: February 3, 1998 ;
(562) 590-5071 Staff: John T. Auyong %
Staff Report: September 18, 1997

Hearing Date: October 7-10, 1997
Commission Action:

TAFF REPORT:  REGULA ENDA

APPLICATION NO.: 5-97-222

APPLICANT: County of Orange (Public Facilities and Resources
Department)

AGENT: Patti Schooley (Coastal and Historical Facilities
Director)

PROJECT LOCATION: 33333 Pacific Coast Highway (Salt Creek County Beach

parking lot), City of Dana Point, County of Orange

PROJECT DESCRIPTION: Replace 588 existing parking lot meters with ten
battery-operated Pay-N-Display ticket dispensing
machines. Install identification and directional

. signs. No change in the parking fee is proposed.

LOCAL APPROVALS RECEIVED:

City of Dana Point Approval-in-Concept (Planning
Commission Resolution 97-05-21-20)

SUBSTANTIVE FILE DOCUMENTS: Coastal development permit P-79-5539 (AVCO)

T MENDA

Staff is recommending approval of the proposed project with special conditions
regarding; (1) requiring Commission approval for any future reduction in hours
of operation or maximum parking time, or increases in parking fees which meet
specific criteria, and (2) the submission of final signage plans.

STAFF NOTE - ISSUES TO BE RESOLVED:

The Commission postponed the subject permit application from the September
1997 hearing in Eureka because of the applicant's concerns about the
recommended special conditions of approval. The applicant was especially
concerned about the need for a permit amendment or new permit for all future
changes in hours of operation, fees, and maximum parking time, as required by
Special Condition No. 1. In response, staff has modified Special Condition
No. ] to include criteria for when changes in fees require a permit. The
.' applicant still has concerns with Special Condition No. 1 as revised. The
applicant does not object to Special Condition No. 2 regarding signage.
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STAFF RECOMMENDATION:
The staff recommends that the Commission adopt the following resolution:
I. APPROVAL WITH CONDITIONS.

The Commission hereby grants a permit, subject to the conditions below, for
the proposed development on the grounds that the development will be in
conformity with the provisions of Chapter 3 of the California Coastal Act of
1976, will not prejudice the ability of the local government having
jurisdiction over the area to prepare a Local Coastal Program conforming to
the provisions of Chapter 3 of the Coastal Act, and will not have any
significant adverse impacts on the environment within the meaning of the
California Environmental Quality Act.

II. ANDARD CON
1. Notice of Receipt and Acknowledgment. The permit is not valiid and

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

2. Expiration. If development has not commenced, the permit will expire two
years from the date this permit is reported to the Commission.
Development shall be pursued in a diligent manner and completed in a
reasonable period of time. Application for extension of the permit must
be made prior to the expiration date.

3. Compliance. A1l development must occur in strict compliance with the
proposal as set forth in the application for permit, subject to any
special conditions set forth below. Any deviation from the approved plans
must be reviewed and approved by the staff and may require Commission
approval.

4. Interpretation. Any questions of intent or interpretation of any
condition will be resolved by the Executive Director or the Commission.

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

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

7. Jerms and Conditions Run with the Land. These terms and conditions shall
be perpetual, and it is the intention of the Commission and the permittee
to bind all future owners and possessors of the subject property to the
terms and conditions.
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SPECTIAL CONDITIONS.

r ional . This coastal development permit 5-97-222 only
approves the replacement of 588 parking meters with ten Pay-N-Display
machines (with no changes in fees or hours of operation) and the
installation of signage at the Salt Creek County Beach parking lot in
Orange County (33333 Pacific Coast Highway, City of Dana Point).

The permittee shall provide written notification to the Executive Director
of future proposed operational changes which would; (1) reduce the hours
of operation of the parking lot or the maximum time allowed to park, (2)
increase the parking fee by twenty-five percent (25%) or more in any
consecutive twelve month period, or (3) increase the parking fee by fifty
percent (50%) or more on a cumulative basis over any consecutive three
year period; so that a determination can be made as to whether the
proposed change requires a new coastal development permit or an amendment
to this permit.

If the Executive Director determines that a new coastal development permit
or an amendment to this permit is required, the proposed change shall not
be implemented until the new permit or permit amendment is obtained from
the Coastal Commission or a successor agency.

Signage. Prior to issuance of the coastal development permit, the
permittee shall submit, for the review and approval of the Executive
Director, final plans that show the dimensions, height, color, and text
including any graphics, of the pay station identification signs that will
be posted adjacent to the proposed Pay-N-Display machines. The pay
station identification signs shall be placed in the parking lot consistent
with the locations of the proposed Pay-N-Display machines as shown on
Exhibit B of the September 18, 1997 staff report for this permit.

Within sixty (60) days of issuance of this coastal development permit, or
within any additional periods of time which the Executive Director may
grant for good cause, the permittee shall submit, for the review and
approval of the Executive Director, final plans for all directional signs
to be posted in the parking lot to direct parking lot users to the
Pay-N-Display machines. The plans shall show the location, dimensions,
height, color, and text including any graphics, of all directional signs.
The number of directional signs and their location shall be adequate to
direct patrons to the nearest Pay-N-Display machine.

The final plans shall show that the height, dimensions, color, and text
including graphics, of both the identification and directional signs are
consistent with the signs as proposed and shown in Exhibit D and Exhibit E
of the September 18, 1997 staff report for this coastal development
permit. A1l signs and text shall be readily visible to users of the
parking lot. A1l signs shall be located in a manner to minimize their
visibility from Pacific Coast Highway (State Route One). The applicant
shall implement and comply with all signage plans approved by the
Executive Director.
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Iv.  EINDINGS
A. Project Description
1. Replacement of Parking Meters

The applicant is proposing to replace the 588 exisitng parking meters at the
Salt Creek County Beach Park public parking lot. There are also twelve
unmetered handicap stalls for a total of 600 parking spaces. The lot is about
7.5 acres in size. The parking meters are nearing the end of their life
expectancy and need replacement. Further, the existing parking meters have a
limited capacity to hold money. The parking meters would be replaced by ten
battery-operated Pay-N-Display machines. The proposed machines would be
16"x22"x18" in size and would be mounted three feet above ground on

pedestals. The proposed machines would be installed in parking lot medians

Under the proposed fee collection system, users of the lot would put their
money in the machine and receive a ticket which they would then place on the
dashboard of their cars. While the existing meters only accept quarters, the
proposed Pay-N-Display machines would accept a variety of coins as well as :
dollar bills. The proposed Pay-N-Display machines would also be able to hold
more money.

The applicant is not proposing to change the parking fee charged. The current
charge is one dollar ($1.00) per hour. In 1995, the applicant raised the fee
from 75¢ per hour to the current $1.00 per hour. Staff previously informed
the applicant that this increase did not require a coastal development

permit. The fee is charged during all hours of operation of the parking lot
which are from 6:00 a.m. to 12:00 midnight.

2. Signage

The applicant is also proposing to install signage informing parking lot users
of the proposed Pay-N-Display machines. The proposed signs would be two feet
~ by two feet in size with a blue background and white five inch reflective
lettering. The proposed signs would be mounted on telspar posts. The tops of
the signs would be between eight and nine feet above ground.

A pay station identification sign which states "Pay Here" will be posted above
each proposed Pay-N-Display machine. Further, eighteen to twenty additional
directional signs stating "Pay Station" with an arrow pointing to the nearest
prOﬁ?sele:y-N-Display machine are proposed to be located throughout the
parking lot.

The applicant proposes to install the "Pay Station" signs after the proposed
machines are installed, to better determine sight 1ines and the visibility of
these signs to parking lot users. Existing signs at the parking lot entrances
aretproposed to be revised to reflect the proposed Pay-N-Display fee col?etion
system
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3. Project History

The Commission approved coastal development permit P-79-5539 for a variety of
development on land surrounding the subject site. The subject site was not
part of the permit application for P-79-5539 because it was already developed
with the parking lot. However, as a condition of approval of P-79-5539, the
applicant was required to submit plans to make improvements to connect the
existing parking lot with the beach and a proposed park. On January 12, 1988,
the Executive Director verified in writing that the applicant had complied
with this condition of approval of permit P-79-5539.

B. Public Access / Recreation
Section 30210 of the Coastal Act states:

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

Section 30223 of the Coastal Act states:

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

Section 30252 of the Coastal Act states, in relevant part:

The 1ocat§on and amount of new development should maintain and enhance
public access to the coast by . . . (4) providing adequate parking
facilities . . .

The subject site is not located between the sea and the first public road nor
within 300 feet of the inland extent of the beach. However, the subject site
is immediately adjacent to the first public road on the landward side. The
subject site provides the only source of public parking for Salt Creek County
Beach Park. The subject site thus is an upland area which is necessary to
support the recreation opportunities at Salt Creek County Beach Park.

In this instance, the applicant is not proposing to reduce the amount of time
which people can park at the lot. The current maximum is eight hours per day,
which will remain unchanged. Further, the applicant is not proposing to
eliminate any parking spaces. The applicant also is not proposing to change
the hours of operation of the parking lot, which are from 6:00 a.m. to 12:00
midnight daily. The parking lot currently is not gated, and the applicant is
not proposing to install gates.

The proposed development would have beneficial impacts on public access.
First, the proposed Pay-N-Display machines would accept a variety of coins and
dollar bills, not just quarters as with the existing meters. Reducing the
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limitations on the type of currency accepted for payment would make the fee
collection system more convenient to use. A more convenient fee collection
system may encourage more people to use the parking lot.

Second, the proposed machines can be programmed to allow parking for longer
periods of time than the eight hour maximum allowed by the existing meters.
While the applicant is not proposing to increase the maximum time, the ability
to allow longer periods for parking would encourage longer-term users of the
beach.tiThus, the proposed development would encourage public access and
recreation.

However, to ensure that the upland parking lot is reserved to support public
access and recreation, the Commission finds that it is necessary to impose a
special condition putting the applicant on notice that certain future
operational changes may require an amendment to this permit from the Coastal
Commission or a new permit. Specifically, the applicant must provide the
Executive Director with written notification for proposed changes that would;
(1) reduce the hours of operation of the parking lot or the maximum time
allowed to park, (2) increase the parking fee by twenty-five percent (25%) or
more in any consecutive twelve month period, or (3) increase the parking fee
by fifty percent (50%) or more on a cumulative basis over any consecutive
three year period.

These types of changes have potential adverse impacts on public access and
public recreation and would most likely require Commission review. However,
there may be specific instances in which fee changes which meet the criteria
listed above may not need Commission review. For example, in one instance the
Executive Director determined that a 50% fee increase in one year did not
require a permit. This was because the fee at the spublic parking lot in
question had not been increased for over five years, and the increased fee was
still less than the fee charged at a nearby public parking lot.

The special condition would ensure that the Comission would be able to review
the future changes for potential adverse impacts to public access and
recreation. Thus, as conditioned, the Commission finds the proposed project
to be consistent with Sections 30210, 30223, and 30252 of the Coastal Act.

C. Visual Impacts
Section 30251 of the Coastal Act states, in relevant 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.

The applicant proposes to install signs to inform parking lot users of the
proposed Pay-N-Display machines. A Pay-N-Display machine identification sign
will be installed above each proposed machine to identify each machine's
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location. Further, 18-20 additional directional signs will be located
throughout the 7.5 acre parking lot to direct patrons to the proposed machines
(see Exhibits D and E).

Portions of the parking lot are visible from Pacific Coast Highway (State
Route One). The proposed signs may result in adverse visual impacts to public
views from Pacific Coast Highway. The permit is being conditioned for the
submittal of final sign plans for review and approval by the Executive
Director.

The special condition states, in part, that plans for the directional signs
shall be submitted within 60 days after permit issuance, rather than prior to
permit issuance. This is because the applicant wishes to install the
Pay-N-Display machines first before installing the directional signs, so that
sight 1ines and optimum visibility for parking lot users can be established.

The requirement for submittal of final signage plans will ensure that adverse
visual impacts from the proposed signs are minimized and mitigated while
ensuring that parking lot users receive adequate information as to the
location of the proposed Pay-N-Display machines. Therefore, the Commission
finds that the proposed project, as conditioned, would be consistent with
Section 30251 of the Coastal Act.

D. Local Progr

Section 30604(a) of the Coastal Act provides that the Commission shall issue a
coastal development permit only if the proposed project will not prejudice.the
ability of the local government having jurisdiction to prepare a local coastal
program ("LCP") which conforms with the Chapter 3 policies of the Coastal Act.

The City of Dana Point ("City") Local Coastal Program ("LCP") was certified on
September 13, 1989 for the majority of the City. However, the Laguna Niguel
LCP segment was not certified at that time. The subject site is located in
this area. On May 13, 1997, the Commission certified with suggested
modifications an LCP amendment for this area which would eliminate the
separate LCP segment. The suggested modifications are needed to bring the LCP
into conformity with the provisions of the Coastal Act. The City Council
approved the suggested modifications at its August 26, 1997 meeting. However,
the LCP has not yet been effectively certified.

As conditioned, the proposed development is consistent with the public access
and visual quality policies of Chapter Three of the Coastal Act.

E. i \ men

Section 13096 of Title 14 of the California Code of Regulations requires
Commission approval of coastal development permits to be supported by a
finding showing the permit, as conditioned, to be consistent with any
applicable requirements of the California Environmental Quality Act ("CEQA").
Section 21080.5(d)(2)(i) of CEQA prohibits a proposed development from being
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approved if there are feasible alternatives or feasible mitigation measures
available which would substantially lessen any significant adverse impact
which the activity may have on the environment.

The proposed development is located in an urban area. Development already
exists on the subject site. A1l infrastructure necessary to serve the site
exists in the area. The proposed project has been conditioned in order to be
found consistent with the public access and visual quality policies of the
Chapter Three of the Coastal Act. Mitigation measures requiring; (1) putting
the applicant on notice that an amendment to this permit or a new permit would
be needed for any future reduction in hours of operation or maximum parking
time, or increases in parking fees which meet specific criteria, and (2)
?ubmission of final signage plans; will minimize all significant adverse
mpacts.

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

Public Facilities & Resources Department
John W. Sibley, Director ‘ .

August 5, 1997

gr7.2z: Dy ECENE(]

AU pus 71997

John T. Auyong, Staff mlystCGASTAL CoiiASSIGE

California Coastal Commission (A
South Coast Area Office g n 43 ¢ CAuF%%\SS\ON
200 Oceangale, 10th Floor E - COASTN-C

Long Beach, CA 90802-4302 EXHIBIT #

Dear John: PAGE l OF . l

The following is in response to your July 31, 1987 letter regarding the County
of Orange, Harbors, Beaches and Parks’ Coastal Development Permit Application
§-97-222; Replacement of Parking Meters with Pay-N-Display machines at Salt
Lreek Beach Park (33333 Coast Highway, Dana Point):

rl. SIGNAGE\

Currently, at each of the parking lot entrances a sign indicates that

fees are collected for all metered parking stalls; indicates rate per

hour; and hours of operation. These signs will be revised to reflect

the new hourly rate; fees collected at the Pay-N-Display boxes; and .
hours of operation.

The signage to indicate Pay-N-Display locations will be blue background
with white 5" reflective lettering; overall dimension will be 2' x 2
mounted on a telspar post. Each Pay-N-Display box will have a sign
immediately adjacent to it that states "PAY HERE." Signs directing
visitors to the pay boxes will be strategically located throughout the
parking lot. These signs will state "PAY STATION® with an arrow
directing visitors to the Pay-N-Display box. There will be nine (9)
PAY HERE" signs and approximately 18-20 *PAY STATION with arrow" signs.
These latter signs will be site located after installation of the
Pay-N-Digplay boxes to ensure the best visibility. I have inciuded some
R .- . pictures for your reference.

2. MAXIMUM TIME ALLOWED FOR PARKING

The Pay-N-Display parking system will maintain the current eight hour
maximum for parking at Salt Creek Beach.

3. TOTAL ER _OF METERS

There are 588 metered parking stalls at Salt Creek Beach. There are
twelve handicap stalls for a total parking lot capacity of 600. Only
the handicap stalls are unmetered.

LOCATION: MAILING ADDRESS: INFORMATION:
300 N. FLOWER ST. P.0. BOX 4048 {714) 834-2300
SANTA ANA, CALIFORNIA SANTA ANA, CA 827024048 FAX # B834-5188



