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EXECUTIVE SUMMARY
. SUMMARY
The planning effort for Bolsa Chica has had a long controversial history. The most
recent events followed the Commission’s action certifying the Bolsa Chica LCP on
January 11, 1996. At this public hearing the Commission approved residential
development in the Bolsa Chica lowlands which would have resulted in the loss of
over 100 acres of degraded wetlands. Additionally, the number of homes and
commercial development approved for the Mesa would have resuited in traffic
increases that would have mandated that Warner Avenue be widened. This would
have resulted in the fill of Warner Avenue Pond which is both a wetland and an
environmentally sensitive habitat area. This action was challenged in court and on
June 4, 1997 the Superior Court of the State of California issued a statement of

decision which remanded the Commission’s action. A more detailed review of the
judges decision is found on page 2.

To comply with the judges determination, the Commission reexamined its decision
of January 11, 1996, through a public hearing held on October 9, 1987. This
revised findings document combines those findings made by the Commission in its
initial action on the Bolsa Chica LCP on January 11, 1996, and which were adopted
by reference at the October 9, 1997 hearing with the new findings made by the
. A Commission in response to the Courts decision at the Commission’s October 9,
1997 hearing. Additionally, the Commission authorized the Executive Director to



review the Bolsa Chica LCP and make revisions to the land use plan and .
implementation program to bring them into compliance with the Commission’s

action of October 9, 1997. The findings from the January 11, 1996 Commission

action have been changed where necessary to reflect the Court’s -decision.

Though the Commission took action on January 11, 1996, the Commission’s
action certifying the Bolsa Chica LCP was subject to a revised findings hearing.
This hearing was held on June 12, 1996. Following the Commission’s hearing, a
modified report was prepared which is dated June 17, 1996 which reflected the
Commission’s January 11, 1996 action. The report of June 17, 1996, therefore,
summarizes the Commission’s action of January, 11, 1996,

The suggested modifications adopted by the Commission on October 9, 1997 to
comply with the Court ordered remand as well as the previous suggested
modifications begin on page 32. The findings supporting the Commission’s actions
of October 9, 1997 and January 11, 1996 begin on page 143. The background
and history of the Bolsa Chica is described in detail on starting on page 15.

NOTE REGARDING LUP POLICIES

To insure that there is no confusion in the future, these findings include a complete
set of Bolsa Chica Land Use Plan Policies. This includes the policies approved by
the Commission as submitted by the County of Orange and those policies which
the Commission approved with suggested modification.

COURT ORDERED REMAND OF THE BOLSA CHICA LCP

The Commission’s decision on January 11, 1996, to approve with suggested
modifications the County of Orange Bolsa Chica Land Use Plan Amendment No.
1-95/Implementing Actions Program was legally challenged. In reviewing this case,
the Court found that much of the Commission’s decision was supported by the
evidence. For instance, the Court found that the Commission did appropriately
address issues related to wetland buffers/development setbacks, raptor habitat, and
cultural resources. However, there were two critical deficiencies in the Court’s
view. The Court found that the evidence in the record did not support the
Commission’s conclusion that the proposed residential land use designation in the
Lowland was a permissible use pursuant to Sections 30233 and 30411 of the
Coastal Act. It also found that Warner Pond, an approximately 1.7 acre wetland on
the Bolsa Chica Mesa, was an environmentally sensitive habitat area (ESHA) and
that the Commission failed to explain how such ESHA could be filled consistent
with Section 30240 of the Coastal Act. The Court consequently remanded the
‘Bolsa Chica LCP back to the Commission in order for these two issues to be
reevaluated. The Court’s decision is included as Attachment A.
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When the Commission acted on the Bolsa Chica LCP on January 11, 1996, with
the exception of the 300 acre Ecological Reserve, the rest of the Lowlands were in
private ownership. The major landowner of the Bolsa Chica Mesa and the
Lowlands was Koll Real Estate Group. At that time, the County of Orange ‘
proposed to designate approximately 190 acres in the Lowlands for development,
primarily residential development with up to 900 units. The Bolsa Chica Mesa was
designated for development with up to 2,400 wnits, and included elimination of
Warner Pond.

Subsequently, with the exception of the 42 acre Fieldstone property and the
Edwards Thumb Parcel, all of the Lowlands were acquired and are now in State
ownership (State Lands). The State acquired the Lowlands on February 14, 1997,
With the exception of the Fieldstone property, all of the Lowlands has been
designated for conservation; the residential designation allowing for up to 900 units
in the Lowlands has been eliminated. Funding for restoration is being provided by
the Ports of Los Angeles and Long Beach.

To preserve Warner Avenue Pond, the Commission has imposed a residential cap of
1,235 residential units. Warner Pond will not be filied, and a buffer around Warner
Pond will be provided. Figure 2 (page 6) shows the Land Use Map as approved by
the Commission on October 9, 1997. Figure 3 {page 7) shows the Planned
Community Statistical Table.

DEFERRAL OF THE LCP CERTIFICATION FOR FIELDSTONE PROPERTY

The Bolsa Chica LCP raises critical issues with regards to preserving wetland
resources, and the Court found that a residential designation on wetlands was not
consistent with Coastal Act Sections 30233 and 30411, the Commission through
the suggested modifications contained in this report has proposed changes to the
LCP which are responsive to the Court’s action by designating all of the wetlands
for Conservation and by locating all residential development on the Bolsa Chica
Mesa.

However, there is a separate 42 acre ownership in the Lowlands commonly known
as the Fieldstone property. Unlike KREG, the Fieldstone property in the Bolsa Chica
Lowlands, while containing scattered wetlands on it, has not been bought by a
public agency. Fieldstone does not own any property on the Bolsa Chica Mesa, so
development rights can not be shifted. The County has substantially reduced the
density on the Mesa, so there is no incentive to work out a density bonus program
to encourage development rights to be transferred from the Fieldstone property to
the KREG property on the Mesa. Options exist for the Fieldstone property such as:
clustering development on the site to avoid adverse impacts to wetlands, or if
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wetland fill is unavoidable the minimum development necessary to provide
reasonable economic use, to transferring development rights to some other site
which is not as environmentally constrained, using the site to develop a wetlands
mitigation bank, or possibly selling the site for wetlands restoration. It is premature
at this time to plan use of the Fieldstone property because the Commission does
not have the necessary information to determine which options are feasible
alternatives. Therefore, the Commission has determined that LCP certification of
the Fieldstone property be deferred so that the property owner may provide the
necessary information through an LCP amendment or a coastal development permit
application in order for the Commission to determine the least environmentally
damaging feasible alternative which addresses and resolves the issues identified by
the Court,

Following completion of the staff report for the October 9, 1997 Commission
hearing (which is dated September 23, 1997), the Koll Real Estate Group purchased
the Fieldstone property on September 30, 1997. Both the County of Orange and
Koll Real Estate Group agreed with the deferral of the Fieldstone property from the
LCP. As a result of the Commission’s Action on October 9, 1997 the Fieldstone
property was deferred and the Bolsa Chica LCP does not currently include the 42
acre Fieldstone property. Therefore, any development proposal occurring on the
Fieldstone property will be subject to the policies of the Coastal Act.

SUMMARY OF STAFF RECOMMENDATION

Commission staff recommends that the Commission adopt the following revised
findings in support of the Commission’s action on October 9, 1997 DENYING the
proposed Land Use Plan Amendment and Implementing Actions Program for Bolsa
Chica as submitted, and APPROVING the proposed local coastal program for Bolsa
Chica as modified. «

ADDITIONAL INFORMATION
For further information, please contact Stephen Rynas at the South Coast District
Office of the Coastal Commission at: 562-590-5071. Copies of the proposed
amended Land Use Plan and Implementation Program are available for review at the
Long Beach Office of the Coastal Commission or at the Orange County Planning
and Development Services Department. The Orange County Planning and
Development Services Department is located at 300 North Flower Street,
Santa Ana, CA 92702-4048. Ron Tippets is the contact person for the Orange

County Planning and Development Services Department, and he may be reached by
calling 714-834-5394.
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PLANNED COMMUNITY STATISTICAL TABLE
Bolsa Chica Planned Community

PLANNING GROSS DWELLING UNITS i

LAND USE CATEGORY AREA ACRES Est.® Max.®

CONSERVATION : el

C Conservation (Wetlands Ecosystem Area) 1A 296 - -

C Conservation (Wetlands Ecosystem Area)® 1B 891 - -

C Conservation (Wetlands Ecosystem Area)'® 1C 1 - -

C Conservation (Wetlands Ecosystem Area)® iD 51 - -

C Conservation (Mesa Community Park Wetlands)'® 3D 2 - - fi
TOTAL CONSERVATION 1.251 |

RECREATION , ||

R Recreation (Harriett Wieder Regional Park) 2A 38 - -

R Recreation (Harriett Wieder Regional Park) 2B 19 - -

R Recreation (Mesa Community Park) 3A 9 ™ - -

R Recreation (Mesa Community Park) 3B g™ - -

R Recreation (Beach Entry) 3C 4 - -
TOTAL RECREATION 78 - -

PUBLIC FACILITY

PF  Public Facility (Water Storage Reservoir)® 4B P @ - - |

"_TOTAL PUBLIC FACILITIES 1 - - 1

RESIDENTIALY

ML  Medium Low (6.5 - 12.5 DU/Ac) 5. 67 294 441

ML  Medium Low (6.5 - 12.5 DU/Ac) 6 45 342 513

ML  Medium Low (6.5 - 12.5 DU/Ac) 7 37 248 n

ML  Medium Low (6.5 - 12.5 DU/Ac) 8 39 198 297

ML  Medium Low (6.5 - 12.5 DU/Ac) 9 26 153 230
TOTAL RESIDENTIAL 214 1,235 - -

PACIFIC COAST HIGHWAY - 3 - - .

-GRAND TOTAL ALL_ LS4z 135 1235 7

“  Estimated number of Dwelling Units per Planning Area.

™ Maximum number of Dwelling Units per Planning Area subject to footnote (1).

' Lowland portion of Bolsa Chica State Ecological Reserve.

“  State-owned lands in the central Lowland.

" Bolsa Chica Mesa portion of Bolsa Chica State Ecological Reserve.

®  Lands in the Edwards Thumb area of the Lowland.

‘®  Warner Avenue Pond.

™ Local park and public facility acres shown on this Statistical Table are estimates based upon the best available information.

*  The circular symbol for the Water Storage Reservoir conceptually identifies and locates this public facility as an overlay within the
base Medium-Low Density Residential Planning Area.

Y Residential density is a maximum range based upon gross acres, including roads. common recreation facilities, slopes. and landscape
areas: and shall apply to each Planning Area. not any particular subarea or project.

™ The maximum total number of units for the Bolsa Chica Planned Community shall be 1,235.

Figure 3

Bolsa Chica LCP
Planned Community

- Statistical Table
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n Commission
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Introduction

l. INTRODUCTION
A. Changes to the LCP

As noted in the Executive Summary, the Commission made significant changes to the
Bolsa Chica LCP in response to the Court remanding the LCP back to the Commission.
These changes include elimination of the 900 residential units that were proposed in
the Lowlands, reduction of the density on the Bolsa Chica Mesa from 2,400 units to
not more than 1,235 units, preservation of Warner Pond, elimination of the developer
sponsored wetland restoration program, and deferral of the Fieldstone property from
the certified LCP.

The changes to the Bolsa Chica Local Coastal Program have been made by the
Commission through suggested modifications. Since the Court ordered remand was
limited to two major concerns, the findings for denial, in many cases, remain unaltered
from the Commission’s January 11, 1996 action.

Additionally, since the Bolsa Chica Local Coastal Program was submitted to the
Commission, the County of Orange undertook a major organizational change on July 1,
1997. As a consequence of this reorganization many department names and titles
were changed. This report incorporates the administrative changes made as a result of
the County’s reorganization.

B. Numbering of Land Use Policies and Implementing
Regulations

With respect to the land use plan portion of this report, in prior reports the Commission
utilized a sequential numbering system to identify the various suggested modifications
to the land use plan policies. With this report, the numbering of the land use policies
will be based on the County’s Land Use Plan (First Amendment) dated January 11,
1996. The reason for the change is that this report contains all the land use plan
policies (even those not changed through suggested modifications). When the County
republishes the Bolsa Chica LCP some of land use plan pohcy numbers will change to
reflect the suggested modifications.

With respect to the implementation program of this report, the numbering system for
the regulations are again based on the January 11, 1996 version of the County’s
Planned Community Program. The prior revised findings (June 17, 1296) utilized this
numbering system for the regulations. As with the land use plan amendment, when
the County republishes the Planned Community Program some of the regulation
numbers will change as a consequence of the Commission’s insertion and/or deletion of
regulations through suggested modifications.
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Resolution of Adoption .

IIl. COMMISSION RESOLUTION FOR ADOPTING REVISED
FINDINGS FOR DENIAL AS SUBMITTED AND
APPROVAL OF THE BOLSA CHICA LOCAL COASTAL
PROGRAM WITH SUGGESTED MODIFICATIONS

Following the public hearing, staff recommends. that the Commission adopt the
following motion which reflects the action taken on October 9, 1997. Comments
from the public concerning the findings will be limited to discussing the adequacy
of the findings to support the Commission’s action of October 9, 1997.

Motion #1

| move that the Commission adopt the following revised findings in support of the
Commission’s denial of Amendment 1-85 to the Bolsa Chica land Use Plan (as
submitted) and Implementation Plan (as submitted) for Bolsa Chica and its approval
with suggested modifications.

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 who
voted on the prevailing side is needed to pass the motion.

Resolutions

Below is the voting sunﬁmary for each resolution at the October 9, 1997
Commission meeting. '

A. Resolution #1 voting (approval of proposed LUPA as submitted):

YES: None

NO: Commissioner Allen, Commissioner Calcagno, Commissioner
Flemming, Commissioner Kehoe, Commissioner Nava, Commissioner
Pavley, Commissioner Potter, Commissioner Reilly, Commissioner
Staffel, Commissioner Tuttle, Commissioner Wan, and Chairman
Areias
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Resolution of Adoption

Resolution #2 voting (approval of proposed LUPA as modified):
YES: Commissioner Allen, Commissioner Calcagno, Commissioner
Flemming, Commissioner Kehoe, Commissioner Nava, Commissioner

Potter, Commissioner Reilly, Commissioner Staffel, Commissioner
Tuttle, Commissioner Wan, and Chairman Areias

NO: None’

ABSTAIN: Commissioner Paviey

Resolution #3 voting (approval of proposed IP as submitted):

YES: None

NO: Commissioner Allen, Commissioner Calcagno, Commissioner
Flemming, Commissioner Kehoe, Commissioner Nava, Commissioner
Pavley, Commissioner Potter, Commissioner Reilly, Commissioner
Staffel, Commissioner Tuttle, Commissioner Wan, and Chairman
Areias

Resolution #4 voting (approval of proposed IP as modified):

YES: Commissioner Allen, Commissioner Calcagno, Commissioner
Flemming, Commissioner Kehoe, Commissioner Nava, Commissioner
Potter, Commissioner Reilly, Commissioner Staffel, Commissioner

Tuttle, Commissioner Wan, and Chairman Areias

NO: None

ABSTAIN: Commissioner Paviey
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Procedural Process

. PROCEDURAL PROCESS

STANDARD OF REVIEW: The standard of review for land use plan amendments, is
found in Section 30512 of the Coastal Act. This section requires the Commission
to certify an LUP amendment if it finds that it meets the requirements of Chapter 3
of the Coastal Act. Specifically, Section 30512 states: “fc) 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
fcommencing 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 must act by majority
vote of the Commissioners present when making a decision on the implementing
portion of a Local Coastal Program.

COMMISSION VOTING PROCESS: Pursuant to Section 13540 of the
Commission’s regulations certification of the local coastal program will be based on
specific written findings (this report) adopted by majority vote of the members
prevailing on the motion.

HEARING LIMITATION: Comments from the public concerning the revised findings
will be limited to discussing the adequacy of the revised findings to support the
Commission’s actton of October 9, 19987.

PROCEDURAL REQUIREMENTS: Pursuant to Section 13551(b) of the Caltfom:a
Code of Regulations, a resolution for submittal must indicate whether the local
coastal program will require formal local government adoption after Commission
approval, or is an amendment that will take effect automatically upon the
Commission’s approval pursuant to Public Resources Code Sections 30512, 30513
and 30519. The County of Orange did not indicate in its submittal resolution that
this local coastal program would take effect automatically upon Commission
approval. Further, this certification is subject to suggested modifications by the
Commission. Therefore, this local coastal program will not become effective until
the County of Orange formally adopts the suggested modifications and complies
with all the requirements of Section 13544 including the requirement that the
Executive Director determine the County's adoption of the Amendment to the Land
Use Plan and Implementation Program is legally adequate. ‘
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Background

IV. BACKGROUND
A.  AREA DESCRIPTION

Bolsa Chica comprises approximately 1,588 acres of unincorporated land within the
coastal zone of northwestern Orange County (see Figure 1 on page 5). Currently,
the land exists predominantly as open space-containing both upland and wetland
habitat. The site is dominated by an extensive wetland area located between two
upland mesas to the north and south. The Pacific Coast Highway, Bolsa Chica
State Beach, and the Pacific Ocean border the western side, while urban
development occurs to the east. Bolsa Chica was formerly part of an extensive
coastal lagoon/salt marsh system, which was estimated to cover 2,300 acres in
1894 by the U.S. Fish and Wildlife Service. Today, substantial portions of the
wetland habitat remain in the lowland area. The two mesas consist primarily of
non-native grasslands.

Bolsa Chica is a unique place along the California coast. Bolsa Chica has undergone
substantial degradation caused by human interference with its natural wetlands
processes commencing in the 1800’s. Bolsa Chica has been used for a variety of
purposes over the years, most notably for on going oil and gas production since the
1930’s. Beginning in the 1960's and continuing through the late 1980’s it became
increasingly recognized that the wetlands at Bolsa Chica were in need of major
restoration. Initially restoration was proposed to be achieved through construction
of a new ocean inlet in conjunction with a marina (boating facility). Starting in the
late 1980's the economic feasibility of a marina came into question, as well as
questions related to potential adverse environmental impacts of a marina. The
County of Orange determined in 1994 that an ocean inlet with no marina could also
achieve restoration via a comprehensive development plan. Bolsa Chica is one of
the largest remaining coastal wetland in southern California; and while it is severely
degraded, it nevertheless offers a unique opportunity for dedication into public
ownership and restoration of these degraded wetland resources in conjunction with
a comprehensive development plan. Given these unique circumstances as well as
the long planning history associated with Bolsa Chica, the Commission concludes
that the proposed Land Use Plan amendment and implementing actions are
consistent with the Coastal Act, as explained fully in these findings.

Over the past century, Bolsa Chica has been affected by urban, recreation, and oil
related development. Three state oil leases occur within the lowlands, which
currently support 331 oil wells (active and inactive), related oil facilities, and
improved and unimproved roadways. Although development has markedly changed
Bolsa Chica, the area currently contains substantial and important natural resource
values. Bolsa Chica is one of the largest remaining coastal wetlands in southern
California.
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Background

Based on topographic features, Bolsa Chica is divided into three subareas, the Bolsa
Chica Mesa (Mesa), the Bolsa Chica Lowlands (Lowlands) and the Huntington
Mesa. The Lowland is approximately 1,247 acres. The Mesa is approximately 227
acres. Huntington Mesa, .the smallest subarea, is approximately 58 acres in size.
Seven acres of the 1,688 acre Bolsa Chica LCP area occur outside the three
subareas and consist of land occupied by Pacific Coast Highway, and a small parcel
of land that is owned by the City of Huntington Beach on the seaward size of
Pacific Coast Highway near the intersection bf Pacific Coast Highway and Warner
Avenue.

Today, the Lowlands consist mostly of wetland habitat with approximately 900
acres of wetland. Interspersed throughout the wetlands are approximately 325
acres former wetlands that are utilized for oil production activities (roads and pads)
‘and support upland habitat. Historically, the Lowlands were part of a coastal tidal
lagoon containing expansive salt marsh habitat with connection to the ocean
through what is now Huntington Harbour. Prior to 1825, the Santa Ana River
periodically flowed through the lowlands. During floods in 1825, the river changed
course and the Lowlands were left with a relict drainage pattern. The Santa Ana
River now flows into-the Pacific Ocean about six miles to the southeast at the
border between the cities of Huntington Beach and Newport Beach.

The movement of tidal waters into the interior of the Lowlands ended in 1899
when the Bolsa Chica Gun Club constructed a tidal dam and the historic tidal
entrance filled with sand. All ocean water entering Bolsa Chica must now arrive
through Anaheim Bay and Huntington Harbour. Currently, most of the lowlands do
not receive regular tidal flushing with ocean water. Tidal flushing is currently
limited to the State Ecological Reserve.

The western portion of the lowlands, adjacent to Pacific Coast Highway, contains
Inner and Outer Bolsa Bay, which are part of a 306 acre ecological reserve
managed by the Department of Fish and Game. The ecological reserve was created
during 1977 and 1978. Adjacent to the Ecological Reserve is Rabbit Island which
is a sand dune area. Rabbit Island was identified by the California Department of
Fish and game as an important ESHA, and was shown to be comprised of tertiary
sand dunes, grasslands, and Baccharis dominated scrub habitat. The dune habitat
of Rabbit Island supports a wildlife population of birds, mammals, and reptiles.
Further inland, the Orange County Flood Control District maintains the East Garden
Grove-Wintersburg Channel, located in the Lowlands adjacent to the Mesa. The
flood controt channel drains into outer Bolsa Bay. The majority of the Lowland area
overlies producing zones of the Huntington Beach oil field.

Though human use of the site has substantially altered the natural character of
Bolsa Chica, significant wetland habitat values remain. In 1981 the California
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Background

Department of Fish and Game (DFG) investigated the status of the Bolsa Chica
Wetlands. The Department of Fish and Games noted that the existing wetland
habitat is populated by a diverse assemblage of plants and animals typical of
southern California’s tidal wetlands. The study states that: “The 686 acres of non-
tidal wetland are, for the most part, seasonal in nature. Winter rains inundate these
areas annually, and produce population explosions in invertebrate forage animals
such as brine shrimp and salt fly larvae. These invertebrates are fed upon by a
large variety of waterfowl and shorebirds. The annual Audubon Christmas bird
counts substantiate heavy winter use of these wetlands (listing over 80 species,
and between 8,000 and 11,000 individuals, in the past three censuses). The
endangered Belding’s savannah sparrow is known to utilize much of the pickleweed
dominated saltmarsh contained within the 686 acres of degraded wetland. The
Department can document either high or moderate wetland habitat values for
wetland-associated avifauna on at least 80% of these 686 acres.” Of the
remaining 440 acres examined, the DFG concluded “Were it not for the
involvement of dikes, roads, and relatively shallow fills, these 440 acres would be
viably functioning wetlands. The roads and fill areas presently function as resting
substrate for wetland-associated wildlife, and form narrow ecotones which add to
and enhance the diversity of habitat available to wildlife.” (Emphasis added}. The
Department of Fish and Game concluded that: “The entire 1,324 acre study area,
including 1,292 acres of historic wetland (in which 852 acres still function viably
as wetlands), constitutes a fundamentally inseparable wetland system of
exceptional value to wildlife.”

The California Department of Fish and Game in a letter of December 10, 1992
reaffirmed its prior finding that the Bolsa Chica wetlands continue to provide
significant wildlife values by stating that: “... the Department determined that the
wetlands at Bolsa Chica were, and still are, demonstrably valuable to fish and
wildlife resources (most especially to migratory and resident shorebirds, waterfowl/,
and endangered birds).” The U.S. Fish and Wildlife Service in a letter dated April
14, 1994 stated that: “The wetlands of Bolsa Chica are used by tens of thousands
of birds each year, ...”. Six endangered or threatened bird species are known to
use, or have been reported flying over the site. These birds are the Federally listed
California least tern, California brown pelican, light footed clapper rail, peregrine
falcon, and the western snowy plover, and a State listed bird the Belding’s ;
savannah sparrow. The sparrow population is dependent upon pickleweed habitat.
Pickleweed habitat occupies an extensive area of the lowland and includes both full
tidal and muted tidal areas. . This does not change the fact, however, that the
Department of Fish and Game concluded that the Bolsa Chica wetlands, when
viewed as an overall system is severely degraded.

Bolsa Chica Mesa consists primarily of non-native grasslands which have been

subject to agricultural activities in the past. Additionally Bolsa Chica Mesa contains
an environmentally sensitive habitat area (ESHAs) consisting of a Eucalyptus grove
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and a wetland area known as Warner Avenue pond. The Eucalyptus grove is
located at the northwest corner of the Mesa and is approximately 7.5 acres. The
Eucalyptus Grove was planted in the early 1900s. The grove is considered an
ESHA since it provides habitat and nest sites for a variety of raptors, particularly
red-tailed hawks. The Department of Fish and Game in their report of
Environmentally Sensitive Habitat Areas at Bolsa Chica (1982) notes the presence
of eleven raptor species. Species using the grove include the white tailed kite,
marsh hawk, sharp-shinned hawk, Cooper’s hawk, and osprey. As noted in the
above excerpt from the report “Bolsa Chica 1970-1992", the Eucalyptus grove
ESHA is in a state of significant decline. Warner Avenue Pond is approximately 1.7
acres and is located on the western edge of the Mesa adjacent to Warner Avenue.
Warner Avenue Pond provides important wildlife habitat. The pond contains fish
and is used by fish eating birds. Warner Avenue pond is used by both the
endangered California least tern and California brown pelican.

Huntington Mesa contains open space, which is proposed for low-intensity
recreational use as part of the Harriett Wieder Regional Park under this Local
Coastal Program. Generally the site can be characterized as a field with a
vegetative cover consisting of introduced annual weeds and grasses. Birds
inhabiting the site aré primarily seed eating species and carnivores, including several
species of hawks and a burrowing owl! that feed on the small rodents and rabbits.

Huntington Mesa has been used and is currently being used for oil production.
John Thomas (previously the Huntington Beach Company) maintains oil wells and
support facilities in the Edward’s Thumb area. AERA Energy, LLC (previously Shell
Onshore Ventures Incorporated {(SOVI}) operates oil processing and support
facilities located on the southwestern portion of the mesa adjacent to Pacific Coast
Highway. Additionally, Huntington Mesa provides the upland drill site for offshore
production from State oil leases. The existing property ownership at Bolsa Chica is
shown on Figure 4 on page 19.
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B. LOCAL HISTORY

Throughout the 1800s increasing human use of the surrounding area led to cattle
ranching and sheep grazing at Bolsa Chica. By the late 1890s most of Bolsa
Chica’s marshlands had been sold and converted to agricultural use. Only the tidal
marshes along the coastal strip remained relatively unaltered. Extensive alteration
to the remaining coastal marshes soon foilowed due to the formation of hunting
clubs and intensive oil development. :

The largest hunting club was the Bolsa Chica Gun Club which applied to the State
in 1895 for a concession to reclaim the tidal marshes. In 1899, the Gun Club
constructed a dam with tide gates extending from the southeast tip of the Mesa to
the coastal sand dunes in order to reclaim the marshlands. Urbanization of the area
began in the early 1900s. Small resort communities were established that
eventually would become the cities of Seal Beach and Huntington Beach.

In 1904 the Huntington Beach Oil Field was discovered. In 1925 oil was
discovered beneath Bolsa Chica. Refineries and natural gas plants were in
operation by 1936. The Bolsa Chica Lowland remained a waterfowl preserve until
1940 when drilling rights were signed over to Signal Oil Company.

During World War i fortifications were built on the Bolsa Chica Mesa. Following
World War |l, rapid urbanization of the surrounding area had negligible additional
impact on Bolsa Chica until 1960, when the State acquired the land for Bolsa Chica
State Beach and the Wintersburg Flood Control Channel was constructed. In
1977-1978, the State Ecological Reserve was created by diking the southwestern
edge of the project area.

Today, Bolsa Chica remains one of the largest remaining coastal wetiands in
southern California. The communities of Sunset Beach and Huntington Beach have
developed up to the edge of Bolsa Chica. Bolsa Chica State Beach is located along
the southwest border and provides significant recreational benefits. The State
Ecological Reserve is located just iniand of Pacific Coast Highway. Oil production
on the Lowland and Huntington Mesa is being phased out as the oil reserves are
depleted. Although development has markedly changed Bolsa Chica, the area
currently contains substantial and important natural resource values and
recreational opportunities.
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C. HISTORY OF LAND USE PLANNING

PLANNING BACKGROUND: The history of land use planning for Bolsa Chica is best
summarized as complex and controversial. From the beginning the Commission has

recognized that the complex problems and interrelationships at Bolsa Chica required
the area to be planned as a single integrated unit. Land use planning for Bolsa
Chica was initiated in the 1960s. In 1964, the United States Congress authorized
the United States Army Corps of Engineers to study the feasibility of a small craft
harbor. Additionally, in the late 1960s, the owners of the property began to
prepare plans for a marina and a residential complex. In 1970 Signal Bolsa
Corporation acquired the surface rights from the prior owners. Shortly after the
acquisition of the site by Signal Bolsa, the State of California asserted ownership of
the land based on the land’s characteristics as historic tidelands subject to the
public trust. A compromise was reached in 1973 to settle these two competing
claims. The compromise resulted in the State of California receiving 300 acres,
which is now managed by the Department of Fish and Game as the Bolsa Chica
Ecological Reserve while Signal Bolsa Corporation retained title to the remainder of
the site.

In 1977, the County of Orange, in response to a proposal by the City of Huntington
Beach, completed a feasibility study for the creation of a linear regional park {(now
named Harriett Wieder Regional Park) that would connect with Huntington Central
Park, the Ecological Reserve, and Bolsa Chica State Beach.

To promote coordinated planning the County of Orange along with other interested
agencies and groups formed the Bolsa Chica Study Group in 1978. The Bolsa
Chica Study Group reached consensus on three main issues: 1) that the Mesa was
suitable for development, 2) that a linear park was desirable on Huntington Mesa,
and 3) that wetland restoration would be appropriate for the lowland.

Between November 1980 and December 1981, nine alternative land use plans were
developed by Orange County. The alternatives ranged from preservation of almost
the entire site to intensive urban and recreational development. Ultimately,
Alternative 10 was selected as the adopted plan. Alternative 10 consisted of: a
navigable ocean entrance, a visitor serving marina complex with 1,800 boat slips,
coastal orientated commercial support facilities, lodging, open space recreation on
the lowland, 600 acres of salt marsh restoration, and 5,700 residential units. Of
the proposed 5,700 residential units, 2,500 were proposed to be constructed on
335 acres of the Lowland. On January 20, 1982 the Orange County Board of
Supervisors approved the land use plan. On April 22, 1982, the Commission found
substantial issue with the Bolsa Chica land Use Plan as submitted and opened a
public hearing. Additional hearings and Commission discussions took place on June
18, 1982 and July 30, 1982. Further hearings were scheduled for November
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1982, but the County of Orange withdrew the land use plan prior to Commission .
Action. In December 1983, the County resubmitted the land use plan. In addition,

SB 429 was signed into law as Section 30237 of the Coastal Act to provide for the
development of a Habitat Conservation plan for Bolsa Chica.

On November 29, 1984 the Commission held a public hearing on the County’s

Land Use Plan and took the following actions: (1) approved segmentation of the
Bolsa Chica area; (2) denied the land use plan as submitted; (3) found substantial
issue with the Habitat Conservation Plan submitted by the Coastal Conservancy

and the Department of Fish and Game; and (4) certified the land use plan with
modifications. As a result, the County revised the Land Use Plan to incorporate the
main body of the suggested modifications. This plan was then recirculated for
public review and was approved by the Orange County Board of Supervisors on .
May 22, 1985.

CERTIFIED 1986 LAND USE PLAN: In late May 1985, the County of Orange

resubmitted the Bolsa Chica Land Use Plan to the Commission for certification. The
Commission held the hearing on the proposed land use plan on October 23, 1985

and approved the resubmitted land use plan with additional suggested modifications

and contingent upon the completion of a confirmation process. The confirmation

process has never been completed.

In April 1995, the County of Orange submitted to the Coastal staff a document .
titled “Bolsa Chica land Use Confirmation Report”. This document ‘contains a
detailed analysis of the actions which the County believes fulfilled the 1986 LUP
confirmation stage requirements. Subsequent to submitting the “Land Use Plan
Confirmation Report”, Coastal staff advised County staff that the submission did
not satisfy requirements of the confirmation process. Based on these
consultations, the County determined to proceed with the LUP amendment rather
then the confirmation stage review.

The certification of the 1986 Land Use Plan contained two land use alternatives,
one of which would be adopted. The first was the navigable ocean entrance
alternative which depended on the satisfactory completion of the confirmation
process. The other alternative was for a non-navigable entrance which would take
effect only if the confirmation standards for the first alternative were not satisfied
and the County of Orange formally took action to adopt the second alternative.
Exhibit A {containing the prior suggested modifications) of the staff report for the
1986 final revised findings certifying LUP contained the following: “A detailed
analysis of the alternative plans for an ocean entrance and channel system,
including both non-navigable and navigable options, shall be submitted for the
Commission’s review and approval at the Land Use Plan Confirmation stage prior to
the submission of the Implementation Program.” .
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“The analysis shall address all alternatives to determine the least environmentally
damaging feasible alternative. The analysis shall detail the environmental and
recreation impacts of all alternatives; describe the proposed mitigation measures;
and detail the costs and financing for construction maintenance, and operation of
each alternative and its associated mitigation measures.”

“Both the Preferred Option and Secondary Alternative for the Land Use Plan as
described herein shall be included as explicit alternative plans in the Corps of
Engineers Sunset Harbor Study to receive complete analysis and review equal to
any other alternative considered.”

Subsequent to the certification of the 1986 LUP, the County proceeded with
studies of both the Preferred Alternative marina plan and variations on the
Secondary Alternative non-navigable ocean