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SYNOPSIS

The subject LCP amendment was submitted and filed as complete on March 22, 2004. A
one year time extension was granted in June, thus, the last day for Commission action is
June 22, 2006. This report addresses a portion of the City of San Diego’s second major
LCP amendment request for 2004. This portion of the submittal addresses the Sunset
Cliffs Natural Park Master Plan, to be incorporated into the certified Peninsula LUP
segment, and is identified as LCPA No. 2-04B. Part A is the Fourth Quarterly Update
approved by the Commission in June 2005. Part C addresses updates to the Carmel
Valley Neighborhood 8 Precise Plan which is also on the July Commission meeting
agenda. ‘

SUMMARY OF AMENDMENT REQUEST

The proposed submittal comprises a master plan document for the Sunset Cliffs Natural
Park located within the Peninsula Community Plan area. It also results in the
incorporation of the master plan into the Peninsula Community Plan which is the certified
LCP Land Use Plan for the Peninsula segment of the City of San Diego LCP. The
master plan contains numerous recommendations for improvements to public access,
public views, drainage and erosion control throughout the park. The plan has been
developed to address the coastal issues which have been identified by the City staff and
the community plan groups and interested parties. The plan area covers 68 acres in the
Peninsula community plan area. As the boundaries of the park are located entirely within
the Coastal Zone, the City has included issues and policies related to the requirements of
the Coastal Act.

SUMMARY OF STAFF RECOMMENDATION

Staff recommends that, following a public hearing, the Commission deny the land use

plan amendment as submitted and then approve the land use plan amendment, subject to
suggested modifications. The report has been organized into two policy groups: Public
Access (and Visual Access) and Drainage/Erosion Control. A major issue in the LUP is




City of San Diego LCPA No. 2-04B
Sunset Cliffs Natural Park Master Plan
Page 2

the completion of a comprehensive drainage plan and the restoration of the eroded areas
of the park area from years of uncontrolled runoff and erosion including replanting
eroded areas with native vegetation, etc. In addition, protection of public views
throughout the park is a concern. Suggested modifications have been included to assure
that public views 7o the ocean are protected.

Concerns relating to public access include retention of parking spaces for beach access in
the parking lots in the linear park adjacent to Sunset Cliffs Boulevard. Staff is suggesting
language be included that will assure prior to removal of any parking due to erosion of
the adjacent bluffs that all alternatives first be explored. In any case, such removal of
parking shall be the minimum amount necessary with remaining parking areas reserved
for public use only.

In addition, on a related point, potential elimination of public access via the Western
Loop Road and/or reduction of public parking in the Upper Parking Lot is also a concern.
These facilities provide an excellent location for viewing the ocean from a higher vantage
point for all members of the public as well as for those individuals who are less amble
and enjoy driving their vehicles to a vantage point where they can remain in their cars
and enjoy the public views of the ocean from afar. Not only does the upper parking lot
provide panoramic views of the ocean, it is also an excellent vantage point for views of
* the Park itself. Staff is recommending changes to the plan recommendations to make
clear these facilities are important public access resources which must be maintained or
replaced in similar kind. These facilities should only be modified if suitable alternatives
are in place which will maximize public views and public access.

A final concern is the lack of any kind of recommendation protecting public access to the
park and shoreline where acquired through use or legislative authorization or potential
prescriptive rights. Given the number of existing public access trails to and through the
park (68 acres), it is important to assure that potential prescriptive rights be protected
consistent with Coastal Act policies.

The appropriate resolutions and motions begin on page 5. The suggested modifications
begin on page 6. The findings for denial of the Land Use Plan Amendment as submitted
begin on page 9. The findings for approval of the Land Use Plan Amendment if modified
begin on page 20.

LCP HISTORY

The Peninsula Community Plan/Land Use Plan is part of the City of San Diego’s certified
LCP, which contains 12 segments. The Commission approved, with suggested
modifications, the Peninsula Community segment of the City of San Diego’s Local
Coastal Program in on May 22, 1981, with suggested modifications. The Commission
found that the decision raised substantial issue with regard to the preservation and
protection of Famosa Slough. On August 21, 1981, and again on May 23, 1984, the
Commission certified this segment with suggested modifications. A second resubmitted
LUP was certified by the Commission on August 27, 1985, and addressed the adequacy




&

City of San Diego LCPA No. 2-04B
Sunset Cliffs Natural Park Master Plan
Page 3

of parking requirements in the near shore areas. A third resubmittal was certified as
submitted on July 13, 1988. There have been two prior LCP amendments (No. 2-98B
and No. 1-04A) to the Peninsula Land Use Plan. The first was for the North Bay
Redevelopment Plan, which encompassed several City of San Diego planning
communities, and included a small portion of the Peninsula Community Plan area. That
LCPA was approved by the Commission on September 11, 1998 and was effectively
certified on July 16, 2004. The second was an amendment to the Peninsula Land Use
Plan to redesignate a .39 acre property from Marine Related Industrial to Medium
Density Multi-Family Residential and rezone the site from CO-1-2 to RM-2-5 to
accommodate a proposed seven-unit condominium project. This latter amendment was
approved as submitted by the Commission on November 17, 2004.

ADDITIONAL INFORMATION

Further information on the Sunset Cliffs Natural Park LCP amendment 2-04B may be
obtained from Laurinda Owens, Coastal Planner, at (619) 767-2370.

PART 1. OVERVIEW

A. BACKGROUND

Sunset Cliffs Natural Park is located about five miles west of downtown San Diego along
the western shoreline of the Point Loma peninsula. It is located within the Peninsula
Community Plan (LUP) area, which is a segment of the City of San Diego’s certified
LCP. '

As noted in the master plan, “the scenic and dramatic cliffs bordering the Point Loma
peninsula’s western shoreline have long served as a natural attraction for San Diego
residents and visitors alike. Rising over 300 feet above sea level, the Park site offers
expansive views overlooking the Pacific Ocean. Included as part of these remarkable
geological formations is “Sunset Cliffs Park”, owned by the City of San Diego and to be
re-named “Sunset Cliffs Natural Park” by adoption of this Master Plan. The park is a
dedicated regional resource-based park encompassing 68 acres of land and spans
approximately 1.5 miles of Pacific Ocean shoreline and is contiguous with the 650-acre
Point Loma Ecological Reserve on the south.

The park is composed of two areas:
1) the Linear Park

2) the Hillside Park.

The Linear Park. Spanning about one mile from Adair to Ladera Streets, the 18-acre
Linear Park is very narrow, bordered on either side by Sunset Cliffs Boulevard and the
ocean shoreline. An identifiable park entry or point of arrival needs to be established at
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the intersection of Sunset Cliffs Boulevard and Adair Street where the Boulevard opens
up to unobstructed ocean views. The Linear Park meanders along the Boulevard and
coastline, clearly defined by Point Loma residences on the east and eroding sandstone
cliffs on the west. Precariously close to the Boulevard, the cliffs display near vertical
drops of 50 feet or more to the beaches and surf at many locations. Promontories,
commonly known as “points, “occur intermittently along he Linear Park. These
sculptural landforms with more gradual slopes afford the opportunity for agile Park users
to walk or climb down and view the water’s edge.

Hillside Park. Sunset Cliffs Boulevard ends at Ladera Street which turns east and forms
part of the north boundary of the Hillside Park. Here, the character abruptly changes
from a narrow cliff side corridor to a Hillside park of 50 acres. The shoreline cliffs
continue southwest, but the residential community gives way to natural open space along
the west-facing slope of the Point Loma ridge. The Hillside Park is comprised of
weathered and eroded land formations sporadically covered with native and non-native
vegetation. Over time, the Hillside Park has been greatly affected by adjacent land uses
around its borders. These include the Point Loma community to the north, Point Loma
Nazarene University to the east and the 650-acre Point Loma Ecological Reserve to the
south. The Reserve has various underlying ownerships including several U.S. Navy
Commands, the City’s sewage treatment plant, and the Cabrillo National Monument.
The Reserve contains high quality, regional, endangered plant communities and
associated wildlife habitat. The west side of the Park consists of fragile coastal bluffs,
caves, and pocket beaches, the sensitive ecosystem of the inter tidal zone, reefs and surf.

B. STANDARD OF REVIEW

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

Section 30512

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

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

The City has held Planning Commission and City Council meetings with regard to the
subject amendment request. All of those local hearings were duly noticed to the public.
Notice of the subject amendment has been distributed to all known interested parties.

PART II. LOCAL COASTAL PROGRAM SUBMITTAL - RESOLUTIONS

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

I. MOTION: I move that the Commission certify the Land Use Plan
Amendment for the City of San Diego LCP Amendment #2-04B
as submitted.

STAFF RECOMMENDATION OF DENIAL OF CERTIFICATION:

Staff recommends a NO vote on the motion. Failure of this motion will result in denial
of the land use plan amendment as resubmitted and adoption of the following resolution
and findings. The motion passes only by an affirmative vote of a majority of the
appointed Commissioners.

RESOLUTION TO DENY CERTIFICATION OF LAND USE PLAN
AMENDMENT AS SUBMITTED:

The Commission hereby denies certification of the Land Use Plan Amendment for the
City of San Diego LCP Amendment #2-04B as submitted and finds for the reasons
discussed below that the submitted Land Use Plan Amendment fails to meet the
requirements of and does not conform to the policies of Chapter 3 of the California
Coastal Act. Certification of the plan would not comply with the California
Environmental Quality Act because there are feasible alternatives or mitigation measures
that would substantially lessen any significant adverse impact which the Land Use Plan
Amendment may have on the environment.

II. MOTION: I move that the Commission certify the Land Use Plan
Amendment for the City of San Diego LCP Amendment #2-04B
if modified as suggested in this staff report.

STAFF RECOMMENDATION: CERTIFICATION IF MODIFIED AS
SUGGESTED:

Staff recommends a YES vote on the motion. Passage of the motion will result in
certification with suggested modifications of the submitted land use plan amendment and
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the adoption of the following resolution and findings. The motion passes only by an
affirmative vote of a majority of the appointed Commissioners.

RESOLUTION TO CERTIFY SUBMITTED LAND USE PLAN AMENDMENT IF
MODIFIED AS SUGGESTED:

Subject to the following modifications, the Commission hereby certifies the Land Use
Plan Amendment for the City of San Diego LCP Amendment #2-04B, and finds for the
reasons discussed herein that, if modified as suggested below, the submitted Land Use
Plan Amendment will meet the requirements of and conform to the policies of Chapter 3
of the California Coastal Act. Certification of the plan if modified as suggested below
complies with the California Environmental Quality Act because either 1) feasible
mitigation measures and/or alternatives have been incorporated to substantially lessen
any significant adverse effects of the plan on the environment, or 2) there are no further
feasible alternatives or mitigation measures which could substantially lessen any
significant adverse impact which the Land Use Plan Amendment may have on the
environment.

PART III. SUGGESTED MODIFICATIONS

Staff recommends the following suggested revisions to the proposed Land Use Plan be
adopted. The underlined sections represent language that the Commission suggests be
added, and the struck-out sections represent language, which the Commission suggests,
be deleted from the language as originally submitted.

1) On Page 30, in Chapter 3 - Planning Approach, under Park Master Plan Program, the
last policy under Restoration shall be revised as follows:

Provide visual screening of the lower parking lot from the adjacent neighborhood in a
manner not to interfere with faverable-public views to the ocean from the public right-of-
way (i.e., vegetation shall not exceed a height of about three feet at maturity).

2) On Page 32, under Shoreline Access, add a new policy as follows:
Maintain public view corridors to the ocean from public vantage points.

3) In Chapter 5 under Access and Circulation, on Page 48, a new Recommendation shall
be added after Scenic Trail System:

Public Trails

The existing public trails and paths shall be maintained except where closing a trail or

path is necessary to eliminate impacts on sensitive vegetation and/or to reduce off-shoots
from existing trails to protect the fragile coastal bluffs from further erosion. Except as
authorized above, development shall not interfere with existing public access to the sea.
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4) On Page 51, under Vehicular Circulation, the last paragraph shall be revised as
follows:

The Western Loop Road provides access to the Park via a 25-year use agreement (ending
in 2017) with the City. Traffic along the roadway impacts the Park, since speeding
vehicles pose a safety concern and the road is not screened from Park users’ view. Storm
runoff along the steep roadway requires comprehensive drainage solutions. With the
addition of a pedestrian trail near the roadside, the roadway and adjoining path will offer
additional viewing opportunities of the Hillside Park. It would be appropriate to evaluate
the usefulness of the roadway in a natural park context when the agreement expires in
2017. However, the public parking facility provides parking for park users and
panoramic views of the ocean are offered from this location; therefore, it is an important
facility and public resource. Removal of the Upper Parking Lot should not be considered
unless alternatives are developed that provide equal or better public access and public
views. Alternative access and parking must be in place first, if access is to be eliminated
at this location in the future (after 2017).

5) On Page 52, under Vehicular Circulation, the following recommendation shall be
revised as follows:

Western Loop Road

Install traffic calming devices (e.g. speed bumps, buttons, etc.) for controlling excessive
traffic speeds to improve pedestrian safety. Construct a pedestrian walkway (alignment
requiring further study) parallel with the roadway, southerly from Upper Parking Lot to
base of hill. Connect the walkway to the proposed Park trail system. Provide visual
screening of the road from view of Park users west of the Western Loop Road- through
planting of low-level (generally, about 3 feet high at maturity) vegetation that does not
obstruct public views of the ocean from the public roadway. Implement road
improvements to address minimum safety requirements as well as incorporation of
comprehensive storm drainage system to eliminate erosion and runoff. If the Western
Loop Road vehicular access to the upper Hillside Park and Upper Parking Lot is
eliminated after expiration of the City/University use agreement in 2017, investigate
removal of the entire Upper Parking Lot area and restoration of native vegetation.

6) On Page 53, under Parking, the following recommendation shall be revised as
follows:

Sunset Cliffs Boulevard Parking

Maintain on-street parking and off-street turnout parking bays in the short term. All
parking lots should be regraded to direct runoff away from the cliffs to prevent cliff
erosion. As cliff retreat progresses, remove parking over mature sea caves and replace in
areas behind seawalls or other stable areas. Convert off-street turnout bays to head-in
street parking spaces to decrease pavement area, reduce potential erosion of the cliffs and

facilitate implementation of the primary trail. H-tis-net-feasible-to-replace-spaceslost
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ep ; : afety- If it becomes
necessary to reduce parklng in the parklng lots ad] acent to the coastal bluffs in order to
reduce erosion, all feasible measures to replace any removed parking spaces in the
immediate vicinity on a one-to-one ratio shall first be explored. If it is then determined
that such parking cannot be provided in the immediate area, removal of parking spaces

shall be kept to a minimum and said parking areas shall be reserved for public use only.
Provide accessible parking at each parking area.

7) On Page 54, under Parking, the last recommendation shall be revised as follows:
Upper Parking Lot

Reconfigure Upper Parking Lot to accommodate park needs only. Eliminate excess
pavement and regrade area to match surrounding contours, restore area with native
vegetation- that does not obstruct public views to the ocean. Retain current number of
spaces for daytime Park viewing and access. Provide accessible parking.

8) On Page 118, in Chapter 11 under Natural Park Master Plan, the third bullet
recommendation shall be revised as follows:

e Reduce paving and maintain structural stability at off-street turnout parking by

providing head-in parking. If it becomes necessary to reduce parking in the
parking lots adjacent to the coastal bluffs in order to reduce erosion, all feasible
measures to replace any removed parking spaces in the immediate vicinity on a
one-to-one ratio shall first be explored. If it is then determined that such parking
cannot be provided in the immediate area, removal of parking spaces shall be kept

to a minimum and said parking areas shall be reserved for public use only.
Provide ADA accessible parking, remove excess parking and restore to natural

soil surface and/or native vegetation. Drain parking lot paving toward street to
collect surface runoff into storm drain system (see Figure 24 & 25).

9) On Page 124, in Chapter 11 under Natural Park Master Plan, the following
recommendation shall be revised as follows:

e Reduce size of Upper Parking Lot only after alternatives are developed which
would provide alternate public parking opportunities. Access shall not be
eliminated at this location in the future (after 2017). unless alternative public
access is developed to this viewing location and park entrance. and-restore-area
with-native-vegetation: Retain spaces for Park viewing and access, trail access,
and interpretive and other Park use.

PART IV. FINDINGS FOR DENIAL OF CERTIFICATION OF THE SUNSET
CLIFFS NATURAL PARK MASTER PLAN LAND USE PLAN
AMENDMENT, AS SUBMITTED
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A. AMENDMENT DESCRIPTION

The proposed submittal consists of a comprehensive master plan for Sunset Cliffs Park
(hereinafter re-named to Sunset Cliffs Natural Park as a result of the new master plan) in
the Peninsula community planning area, which is in the City of San Diego. Through the
proposed amendment, the “Sunset Cliffs Natural Park Master Plan” will be incorporated
into the certified Peninsula Community Plan, which is a part of the City’s certified LCP.
The plan is essentially a new plan document consisting of an entirely new LCP Land Use
Plan (LUP) specifically for the Sunset Cliffs Natural Park that addresses several issues
and contains many recommendations and policies.

The Sunset Cliffs Natural Park Master Plan (“SCNPMP”) has been developed to address
the coastal issues which have been identified by the community, Friends of Sunset Cliffs,
and the City, as well as other interested parties. The scope of the plan area encompasses
approximately 68 acres of oceanfront land on the Point Loma peninsula. All of this area
is within the Coastal Zone and the plan document includes issues and policies related to
the requirements of the Coastal Act. The report has been organized to address the
following policy groups: Public Access (and Visual Access) and Drainage/Erosion
Control.

The plan document has been grouped into several sections. The first part gives the
introduction (setting, etc.) following by the planning approach. The master plan is
broken down into the following headings: activity use; access and circulation; buildings,
utilities and infrastructure; native plant preservation; site amenities; preservation/
restoration; public interface; natural park master plan; and, phasing and implementation.
Under each category, there is a group of recommendations. A last component of the
master plan discusses phasing

of the proposed recommendations and improvement for

the park. Again, the first priority of the master

plan is the recovery and preservation of natural

resources of the Sunset Cliffs Natural Park. The

first recommendation is the implementation of the

on-site comprehensive drainage study and drainage

plan. Under Phase I improvements, several

recommendations are made of the linear park and

hillside park. The improvements are divided into

three phases. Under the Ridge Slope - Phase Three recommendations it

is stated: reduce size of Upper Parking Lot and restore area

with native vegetation. Another recommendation calls for exploring alternatives for the
usefulness of the Western

Loop Road when the use agreement expires in 2017. These recommendations raise
potential concerns with regard to Coastal Act consistency

in terms of public access and are addressed in the remainder of the staff report.

B. CONFORMANCE WITH SECTION 30001.5 OF THE COASTAL ACT
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The Commission finds, pursuant to Section 30512.2b of the Coastal Act, that portions of
the Land Use Plan as set forth in the preceding resolutions, are not in conformance with
the policies and requirements of Chapter 3 of the Coastal Act to the extent necessary to
achieve the basic state goals specified in Section 30001.5 of the Coastal Act which states:

The legislature further finds and declares that the basic goals of the state for the
Coastal Zone are to:

a) Protect, maintain and, where feasible, enhance and restore the overall quality
of the coastal zone environment and its natural and manmade resources.

b) Assure orderly, balanced utilization and conservation of coastal zone
resources taking into account the social and economic needs of the people of the state.

¢) Maximize public access to and along the coast and maximize public
recreational opportunities in the coastal zone consistent with sound resource conservation
principles and constitutionally protected rights or private property owners.

(d) Assure priority for coastal-dependent and coastal-related development over
other development on the coast. '

(e) Encourage state and local initiatives and cooperation in preparing procedures
to implement coordinated planning and development for mutually beneficial uses,
including educational uses, in the coastal zone.

The Commission therefore finds, for the specific reasons detailed below, that the land use
plan does not conform with Chapter 3 of the Coastal Act or the goals of the state for the
coastal zone with regards to public access, unless modified as addressed in detail below.

C. CHAPTER 3 CONSISTENCY

1. Public Access (and Visual Access). The Chapter 3 policies most applicable to
this planning area are as follows, and state, in part:

Section 30210

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 30211.



City of San Diego LCPA No. 2-04B
Sunset Cliffs Natural Park Master Plan
Page 11

Development shall not interfere with the public's right of access to the sea where
acquired through use or legislative authorization, including, but not limited to, the
use of dry sand and rocky coastal beaches to the first line of terrestrial vegetation.

Section 30212.

(a) Public access from the nearest public roadway to the shoreline and along the
coast shall be provided in new development projects except where:

(1) itis inconsistent with public safety, military security needs, or the protection
of fragile coastal resources,

(2) adequate access exists nearby, or,

[.]

Section 30251

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....[Emphasis added]

Section 30212.5

Wherever appropriate and feasible, public facilities, including parking areas or
facilities, shall be distributed throughout an area so as to mitigate against the
impacts, social and otherwise, of overcrowding or overuse by the public of any
single area.

Section 30213

Lower cost visitor and recreational facilities shall be protected, encouraged, and,
where feasible, provided. Developments providing public recreational opportunities
are preferred.

The commission shall not: (1) require that overnight room rentals be fixed at an
amount certain for any privately owned and operated hotel, motel, or other similar
visitor-serving facility located on either public or private lands; or (2) establish or
approve any method for the identification of low or moderate income persons for the
purpose of determining eligibility for overnight room rentals in any such facilities.
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Section 30221

Oceanfront land suitable for recreational use shall be protected for recreational
use and development unless present and foreseeable future demand for public or
commercial recreational activities that could be accommodated on the property is
already adequately provided for in the area.

Section 30222

The use of private lands suitable for visitor-serving commercial recreational facilities
designed to enhance public opportunities for coastal recreation shall have priority over
private residential, general industrial, or general commercial development, but not over
agriculture or coastal-dependent industry.

Section 30223

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

Section 30250

[...]

(a) Visitor-serving facilities that cannot feasibly be located in existing
developed areas shall be located in existing isolated developments or at
selected points of attraction for visitors.

Section 30252.

The location and amount of new development should maintain and enhance
public access to the coast by (1) facilitating the provision or extension of transit
service, (2) providing commercial facilities within or adjoining residential
development or in other areas that will minimize the use of coastal access roads, (3)
providing nonautomobile circulation within the development, (4) providing adequate
parking facilities or providing substitute means of serving the development with
public transportation, (5) assuring the potential for public transit for high intensity
uses such as high-rise office buildings, and by (6) assuring that the recreational
needs of new residents will not overload nearby coastal recreation areas by
correlating the amount of development with local park acquisition and development
plans with the provision of onsite recreational facilities to serve the new
development.

In the master plan under the chapter addfessing public access, there are a number of
recommendations proposed that address preservation of physical and visual access.
Some of these include the demolition of structures on the Loma Land properties to restore
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views and passive park uses. Presently, there are two residential structures that are
inconsistent with park use. It is planned for these structures to eventually be removed,
the area re-graded and re-vegetated and restored to park use. It is further stated that the
demolition of the Corbin House, one of the two structures, shall be determined upon
further historical analysis. Another recommendation calls for the provision of visually
compatible, primary observation points (seating/resting forms and/or interpretive
signage) at the west end of the Upper Parking Lot, Loma Land properties area and Upper
Canyon overlook area. For activity use, the plan recommends encouraging activities
appropriate for the coastal terrace area of the Park: limited vehicular access and parking,
pedestrian use, jogging, reflecting, exploring, bird watching, plant study, photography,
and sight viewing. Also proposed is the provision of visually compatible, primary
observation points at the Hillside Park (seating/resting forms and/interpretive signage)
along the western coastal terrace at a safe distance from the cliffs. Provision of
secondary observation points with the same design criteria at the Hillside Park
(seating/resting forms) are also proposed.

The master plan also contains recommendations that call for the provision of an extensive
trail system as follows:

Scenic Trail System
Develop a comprehensive, scenic trail system connecting various Park use areas
and linking the Park with the surrounding community. Trail layout should be
sensitively designed as an integral part of the Park, and where environmentally
appropriate, shall use the present trails as the basic guide to where trails should be
located. Trails should be designed to respect the natural topography, maximize
view opportunities and preserve coastal resources. Establish a hierarchy of trails
including primary trails and secondary trails.

Primary Trails
The primary trails shall be 6° maximum width, variable width, ADA accessible,
and developed to encourage users to remain on the trail. Surfacing to be natural
stabilized surface conducive to walking barefoot.

Establish a continuous 1.5-mile, “Sunset Cliffs Coastal Trail”. The scenic cliff
side pedestrian trail shall span from a new Park entry at the Linear Park (west of
Adair Street/Sunset Cliffs Boulevard intersection) to the southernmost boundary
of the Hillside Park. The trail should be located proximate to the cliffs to
emphasize views of natural cliffs and surf, but safely aligned to minimize use of
view obstructing railings.

At the Linear Park, where feasible, allowance shall be made for a pedestrian trail,
the trail shall be located off-street and west of sunset Cliffs Boulevard. Where
insufficient Park width remains due to cliff erosion, trail shall transition to a
sidewalk adjacent to the street.
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Encourage the creation of a “Point Loma Trail” that would link the Sunset Cliffs
Natural Park to the Cabrillo National Monument.

Secondary Trails
Secondary trails shall be, 4 feet maximum, variable width, ADA accessible where
environmentally feasible, and developed to encourage users to remain on the trail.
Surfacing to be a natural stabilized surface conducive to walking barefoot.

Tertiary Trails
Tertiary trails will be replanted with native vegetation. To facilitate native plant
vegetation and to discourage continued use of tertiary trails, protection and
temporary unobtrusive signage may be provided to educate the public on the

importance of reestablishing native plant communities and limiting foot traffic
and resultant erosion within the Park.

Trail Enhancement and Amenities
Construct trailheads at the Adair Street/Sunset Cliffs Boulevard and the Lower
parking lot of the Hillside Park to provide orientation for park users. (refer to
Vehicular Circulation section for new park entry recommendations).

Develop trail overlooks, observation points and interpretive areas in a sensitive
manner that minimized visual and environmental impacts. Incorporate
informational, safety and interpretive theme signage that appropriately
complements the coastal setting (refer to Park Signage recommendation in
Chapter8).

Beach Access
Beach access is needed and encouraged to allow public access to water-oriented
activities such as tide pooling, swimming, surfing and fishing. The Ladera Street
stairs provides beach access at the north end of Garbage Beach, yet it is in need of
refurbishment. An alternate beach access point to Garbage Beach is desired.
Access to Ab’s Reef beach has suffered from undefined trail use, resulting in soils
compaction and erosion. Formal access to No Surf Beach, a small pocket

severely [cuijconstrained by tall vertical cliffs, would required further study to
determine feasibility of public access.

Recommendations

Ladera Street Stairway
Maintain and upgrade the existing stairway to enhance user safety via surface
improvements such as new handrails, and concrete patching. Preclude structural
improvements that may disturb the cliff face or coastal terrace.

Garbage Beach Access

Investigate alternative alignments from the lower parking lot that would provide
safe access to Garbage Beach. Access shall be designed in a sensitive manner
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(alignment, attachment, material and appearance) to compliment the coastal bluffs
and promote responsible use of susceptible resources.

Ab’s Reef Beach
Mitigate continuing erosion due to excess trail use and surface runoff via erosion
control planting, redirection of storm drainage and other environmentally
sensitive methods. Preclude trail access improvements due to sensitive bluff
formations and user safety concerns.

No Surf Beach
Conduct a specific study, apart from the Master Plan, to determine access
feasibility considering demand, geological constraints, specific access location(s)
and potential cost impacts.

With regard to the above recommendation for refurbishment of the Ladera Stairway, this
one element of the plan has already been completed by the City of San Diego.

The master plan addresses vehicular circulation throughout the park. It is stated that
existing vehicular access and parking for Sunset Cliffs Natural park is currently adequate
to permit public enjoyment of the scenic bluffs and cliffs. Plan recommendations
include the creation of park entrances at the linear park through installation of appropriate
park identification signage, accent native plants, seating/resting forms and trailhead
furnishings. Second and third park entry identification points are also recommended at
the Hillside Park’s Lower Parking Lot and at the Hillside Park’s Catalina Boulevard
entrance (this is through the Point Loma Nazarene University). Signage from both
directions on Catalina Boulevard should clearly indicate the public access.

The plan document also addresses parking along the linear park, hillside park, and lower
parking lot. The recommendation for the lower parking lot states the following:

Reconstruct Lower Parking Lot. Provide off-street parking to accommodate the current
parking demand. Configure parking lot to maximize paving efficiency and coordinate
design with the comprehensive drainage system to minimize erosion impacts. Provide
solar powered emergency phone in close proximity to lower parking lot. Provide
accessible parking.

The Lower Parking Lot is located adjacent to Garbage Beach which is a heavily-used
beach for surfing and sunbathing. Just west of the parking lot the edge of the bluff is
roped off and there is signage which states “Danger-Unstable Bluffs-Stay Back”. A
drainage swale goes down the bluff face to the ocean. The bluff is severely eroded.
Through the years there has been a number of ropes and chains dangling over the bluff
tied to the fence above which beach-goers use to stable themselves as they maneuver
down the bluff face to reach the beach. There is a high demand for an improved access
point/public access stairway at this location. Consistent with the plan recommendations
enumerated above, further studies will be conducted to determine the future construction
of such a stairway at this location, as well as public restrooms, as well.
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There are also recommendations for the Upper Parking Lot and the Western Loop Road
throughout the SCNPMP. Near the eastern boundary of the park with the Point Loma
Nazarene University there is a roadway called the Western Loop Road. This road
provides access to the park through a 25-year use agreement (ending in 2017) with the
City. Traffic along the roadway impacts the Park, since speeding vehicles pose a safety
concern and the road is not screened from park users’ view. With the addition of a
pedestrian trail near the roadside, the roadway and adjoining path will offer additional
viewing opportunities of the Hillside Park. The master plan states that it would be
appropriate to evaluate the usefulness of the roadway in a natural park context when the
agreement expires in 2017. A plan recommendation calls for the installation of traffic
calming devices and construction a pedestrian walkway along the roadway parallel with
the roadway from the Upper Parking Lot to the base of the hill. The walkway is proposed
to be connected to the proposed park trail system.

While the majority of these policies addressing improvements to public access in the
Sunset Cliffs Natural Park are consistent with the Coastal Act, as they will enhance
public access, there are four recommendations that are problematic. First, the plan
recommends the provision of visual screening of the Western Loop Road from view of
Park users. Second, it is also stated that if the Western Loop Road vehicular access to the
upper Hillside Park and Upper Parking Lot is eliminated after expiration of the
City/University use agreement in 2017, an investigation of the removal of the entire
Upper Parking Lot area and restoration of native vegetation is recommended. With
regard to the first statement, although the provision of landscaping to visually screen the
Upper Parking Lot is proposed, the parking lot is located on public parkland and is used
as a coastal viewing area. The provision of any landscaping to “visually screen” the
parking lot from public views from the hillside park below from the rest of the hillside
park could potentially block public views to the ocean. Therefore, absent clarifying
language which addresses the planting of low-level vegetation that will not block ocean
views from the public parking area looking west o the ocean, consistent with Coastal Act
policies, this portion of the LCP must be denied as submitted.

With regard to the second recommendation, it is suggested that the Upper Parking Lot
may be closed to public use at some point in the future after the agreement between the
City and college terminates. It also suggests that the upper parking lot may be reduced in
size. To give a little background, in 1991 the City approved a coastal development
permit and conditional use permit for the adjacent Point Loma Nazarene “College” (now
called “University”) for several improvements on the campus. As part of the proposed
development, closure of the campus Western Loop Road and existing parking lot (Upper
Parking Lot) were proposed. The Point Loma Nazarene College and the Coastal
Commission appealed the permit (#A-6-PEN-91-55) as the closure of the Western Loop
Road and Upper Parking Lot on public parkland would have had adverse impacts to
public access at this location.

After the Commission found substantial issue on the appeal, the de novo permit required
that an agreement between the College and Coastal Commission be made to maintain
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public access through the college property to the Western Loop Road extending to Sunset
Cliffs Natural Park (ref. Exhibit No 3 CDP #A-6-PEN-91-55). In addition, a program
was required to facilitate and enhance public use of the Upper Parking Lot by means of
the installation of signage at two locations. At the entrance to the Point Loma Nazarene
University on Lomaland Drive, there is presently a sign which reads “Access to Coastal
View Area” (or similar wording to that effect) which was installed pursuant to this
special condition. Another condition of that permit (#3) required that the Upper Parking
Lot not be closed and that any future proposals for closure and removal of the parking lot
on the City property would require a separate coastal development permit to be obtained
by the City.

These facilities provide an excellent location for viewing the ocean from a higher vantage
point for all members of the public as well as for those individuals who are less amble
and enjoy driving their vehicles to a vantage point where they can remain in their cars
and enjoy the public views of the ocean from afar. Not only does the upper parking lot
provide panoramic views of the ocean, it is also an excellent vantage point for views of
the Park itself. Without some changes to these recommendations to make clear these
facilities are important public access resources which must be maintained or replaced in
similar kind, the plan cannot be supported. The Commission finds these facilities should
only be modified if suitable alternatives are in place which will maximize public views
and public access. Without these provisions, the LCP must be denied as submitted.

A third recommendation, which is problematic in terms of public access, is in regard to
the parking areas adjacent to the linear park. It is stated in the plan that as cliff retreat
progresses, removal of parking over mature sea caves and replacement in areas behind
seawalls or other stable areas shall be proposed. Conversion of off-street turnout bays to
head-in street parking spaces is proposed to reduce pavement area, reduce potential
erosion of the cliffs and facilitate implementation of the primary trail (i.e., a defined trail
which will be provided along the bluff top). It is further stated that if it is not feasible to
replace spaces lost due to turnout parking bay closures on a one-to one basis, a decreased
number of spaces will be acceptable to meet the overriding need of maintaining public
safety. The removal of public parking from these parking lots raises potential concerns
with regard to consistency with public access policies. Absent language which addresses
exploring other alternatives first before removal of such parking and that if removal of
parking is found necessary, that parking removal be kept to a minimum and be reserved
for public use only, the proposed LCP language cannot be approved as submitted.

A fourth and last recommendation that raises concerns is with regard to the provision of
public trails throughout the park. As there are numerous foot trails throughout Sunset
Cliffs Park and paths that lead down to the beach, it is important to assure that maximum
access to the sea is provided by maintaining the existing trails and paths. Closure would
be permissible if necessary to eliminate impacts on sensitive vegetation and/or to reduce
off-shoots from existing trails to protect the fragile coastal bluffs from further erosions.
Throughout the Sunset Cliffs Master Plan, existing trails will be more clearly defined
through installation of rope barriers, signage, etc. However, absent language to provide
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the maximum protection for existing trails and paths, the plan cannot be approved as
submitted.

2icu2;. Drainage/Water Quality.

The Chapter 3 policies most applicable to this planning issue are as follows, and state, in
part:

Section 30230.

Marine resources shall be maintained, enhanced, and where feasible, restored.
Special protection shall be given to areas and species of special biological or
economic significance. Uses of the marine environment shall be carried out in a
manner that will sustain the biological productivity of coastal waters and that will
maintain healthy populations of all species of marine organisms adequate for long-
term commercial, recreational, scientific, and educational purposes.

Section 30231.

The biological productivity and the quality of coastal waters, streams, wetlands,
estuaries, and lakes appropriate to maintain optimum populations of marine
organisms and for the protection of human health shall be maintained and, where
feasible, restored through, among other means, minimizing adverse effects of waste
water discharges and entrainment, controlling runoff, preventing depletion of ground
water supplies and substantial interference with surface water flow, encouraging
waste water reclamation, maintaining natural vegetation buffer areas that protect
riparian habitats, and minimizing alteration of natural streams.

Section 30232.

Protection against the spillage of crude oil, gas, petroleum products, or hazardous
substances shall be provided in relation to any development or transportation of such
materials. Effective containment and cleanup facilities and procedures shall be
provided for accidental spills that do occur.

The master plan discusses the need to correct the severe drainage and erosion problem in
the park. As stated in the plan, “A casual walk along the Park reveals evidence of man’s
intrusions on natural processes: accelerated bluff retreat and excess erosion due to
inadequate drainage methods; compacted soils and lack of native vegetation from random
foot traffic; eroded gullies from artificial drainage courses; unnatural seawall and rip rap
erosion control materials; and once pristine views marred by unnatural foreground
elements.

Urban runoff is causing significant erosion to the Park from the top down as water
movies from the hard surface of streets and sidewalks to the soft soils and sandstone of
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the parkland. When water seeps through the land in subsurface channels, it emerges at
the cliff face as cliff weeps.

As stated in the Master Plan, the first priority of the Master Plan is the recovery and
preservation of the natural resources of the Sunset Cliffs Natural Park. In fact, the first
recommendation under this section addressing drainage and erosion controls states the
following:

“Prior to implementation the following recommendations for the development of the
Park, the initiation and implementation of an environmentally responsible comprehensive
on-site drainage study and drainage plan for the Park, resulting in specific
recommendations should be developed and approved.”

The plan then divides the proposed recommendations into two predominant sections--
those for the linear park and those for the hillside park, followed by those for the Coastal
Terraces, South Coastal Terrace and Ridge Slope areas. The first group for the linear
park includes some of the following:

Implement a new on-site comprehensive drainage system (capture, collect, treat
and convey) to minimize surface/subsurface erosion; groundwater seepage and
pollutant discharge using best management practices. Provide controls to
minimize discharge of pollutants to the maximum extent practicable to maintain
groundwater and ocean water quality.

Pipe out fall construction methods and techniques shall be unobtrusive in design;
conduct runoff safely to the ocean without damage to the cliffs, inter tidal/subtotal
zones, reefs and surf; and minimize pollutant discharge.

The hillside park recommendations include the following:

Recover eroded and exposed soil areas with native vegetation per proposed native
plant preservation and revegetation program.

For the South Coastal Terrace area, a recommendation states the following:

Divert drainage away from the eroded canyon areas (drainage gully) by
implementing new comprehensive drainage solutions. Restore the eroded canyon
by filling to more natural finish grade (following contours of the natural canyon)
and revegetate with native shrub and ground cover plants.

Eliminate the existing athletic field. Initial phase: discontinue irrigation and turf
maintenance. Future phase: remove fence, remove fill on western edge,
recontour and revegetate with native plant material.
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¢ Eliminate erosion on steep slopes through planting of native plants. Remove non-
native plants.

Throughout the entire master plan document, it is stated again and again that the first
priority to is to implement a comprehensive drainage study prior to implementation of the
recommended improvements for the park. The only improvement described in the plan
document that has been completed to date is the refurbishment of the Ladera stairs, a
public beach access stairway at the foot of Ladera Street. This component of the plan (c)
was completed in 2004 as it was a public safety issue and needed immediate attention.

In the hillside park, there is a very deep and severely eroded gully, known as “the
badlands” in exhibits contained in the SCNPMP which is the result of uncontrolled runoff
from improvements to the east of the park. Through implementation of the drainage
improvements, it is the plan goal to prevent any further erosion of the park area and to
repair the existing eroded areas through revegetation, etc. A primary goal throughout the
plan for revegetation and restoration of the park’s resources is to phase-out and remove
existing invasive and non-native vegetation and replace with native vegetation

compatible with the habitat value of the park.

PART V. FINDINGS FOR APPROVAL OF THE SUNSET CLIFFS NATURAL
PARK MASTER PLAN LAND USE PLAN, IF MODIFIED

A. SUMMARY FINDING/CONFORMANCE WITH CHAPTER 3 OF THE
COASTAL ACT

There are a number of recommendations pertaining to protection of public access and
protection of public views to, and along the ocean in the submitted Land Use Plan/Sunset
Cliffs Natural Park Master Plan.

1. Public Views. The SCNPMP contains recommendations for improving visual
access to the ocean such as installation of observation points in several places of the park.
In addition, as stated in the introduction to the master plan, “The scenic and dramatic
cliffs bordering the Point Loma peninsula’s western shoreline have long served as a
natural attraction for San Diego residents and visitors alike. Rising over 300 feet above
sea level, the Park site offers expansive views overlooking the Pacific Ocean...”, “People
enjoy the Park environment for its prime location with ocean views and its many
recreational activities...” Pertaining to the protection of public views, the Commission is
suggesting a modification be made to a recommendation contained in the plan that refers
to the provision of visual screening of the Lower Parking Lot from the adjacent
neighborhood in a manner not to interfere with public views. The language is not clear
that it is the ocean view that must be protected. Similarly, a modification is suggested to
a recommendation contained in the plan that refers to the reconfiguration of the Upper
Parking Lot to accommodate park needs only and which includes a statement about
restoring the area with native vegetation. It is not clear that through installation of such
vegetation, that public views to the ocean be preserved. Therefore, language is added in
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Suggested Modification #1 & 7 to refer to the protection of public views toward the
ocean from the parking lot(s).

Another recommendation calls for the visual screening of the Lower Parking Lot from
the adjacent neighborhood in a manner not to interfere with favorable views. Again, the
language does not specifically call for the protection of public views to the ocean from
the public right-of-way (i.e., in this case such views might be from Ladera Street). As
such, language is added to the recommendation to make it clear that the public view
corridors to the ocean from the public right-of-way will also be maintained.

On a related point, the master plan describes improvements to the Western Loop Road in
several places in the master plan. It calls for visual screening of the road from view of
park users west of the Western Loop Road. Again, it is not made clear that through the
installation of such vegetation or screening, the public views to the ocean from the
parking lot will be protected. Langauge is added (Suggested Modification #5) to
strengthen the recommendation that visual screening of the road from view of park users
west of the Western Loop Road will be provided, but that such planting will be low-level
vegetation (generally, about three feet in height), that does not obstruct public views of
the ocean from the public parking lot.

2. Public Access. Several other recommendations proposed in the master plan
address the potential for removal of the Western Loop Road in the future after an
agreement with the City expires (in the year 2017). Other recommendations address a
possible reduction in the amount of parking in the parking lots in the linear park.

As stated in the findings for denial, the Upper Parking Lot provides an excellent
opportunity for the public to view the ocean from an unobstructed and scenic vantage
point. As such, it is a coastal resource of public importance. Therefore, Suggested
Modification #4 adds clarifying language to a plan recommendation addressing vehicular
circulation to assure the parking facility is recognized as parking for park users where
panoramic views of the ocean can be seen, and that it is important facility and public
resource. The recommendation is strengthened through additional language which
clearly states that removal of the upper parking lot should not be considered unless
alternatives are developed that provide equal or better public access and public views.
The revised recommendation states that alternative access must be in place first, if access
is to be eliminated at this location in the future.

With regard to the parking lots adjacent to the linear park, the master plan discusses the
problems with erosion in the area and re-striping/reconfiguration of the parking lots so
that the cars will not be located as close to the bluff edge as they presently are. Part of
these improvements also include a recommendation that if it is not feasible to replace
parking spaces lost due to the turnout parking bay closures proposed on a one-to-one
basis, a decreased number of spaces will be acceptable to meet the overriding need of
maintaining public safety. Given the importance of maintaining public access to this
nearshore area, it is necessary to clarify in the plan recommendation that, if it becomes
necessary to reduce the parking in these parking lots, that all feasible measures to replace
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any removed parking spaces in the immediate vicinity on a one-to-one ratio shall first be
explored. Ifit is then determined that such parking cannot be provided in the immediate
area, removal of parking spaces shall be kept to a minimum and said parking areas shall
be reserved for public use only. With inclusion of this language, it can be assured that
public access will be protected, consistent with the Chapter 3 policies of the Coastal Act.

Also pertaining to public access, the Commission is suggesting a modification be made to
a recommendation contained in the plan that addresses trails throughout the park. There
are numerous informal, undeveloped foot paths and trails throughout the park. Some of
these are proposed to be closed to eliminate impacts on sensitive vegetation and/or to
reduce off-shoots from existing trails to protect the fragile coastal bluffs from further
erosion. However, to assure that maximum access to the sea is provided, language is
added to the section of the master plan that provides that trails and paths may only be
eliminated in those limited situations. Only with this language can the master plan be
found consistent with Section 30210 and 30211 of the Coastal Act.

PART VI. CONSISTENCY WITH THE CALIFORNIA ENVIRONMENTAL
QUALITY ACT (CEQA)

Section 21080.5 of the California Environmental Quality Act (CEQA) exempts local
government from the requirement of preparing an environmental impact report (EIR) in
connection with its local coastal program. Instead, the CEQA responsibilities are
assigned to the Coastal Commission and the Commission's LCP review and approval
program has been found by the Resources Agency to be functionally equivalent to the
EIR process. Thus, under CEQA Section 21080.5, the Commission is relieved of the
responsibility to prepare an EIR for each LCP.

Nevertheless, the Commission is required in an LCP submittal or, as in this case, an LCP
amendment submittal, to find that the LCP, or LCP, as amended, does conform to CEQA
provisions. As discussed above, as modified, the amendment can be found fully
consistent with the public access, public views and drainage/water quality protection
policies of the Coastal Act. No adverse impacts to coastal resources are anticipated.
There are no feasible alternatives or feasible mitigation measures available which would
substantially lessen any significant adverse effect which certification of the LCP, as
modified, may have on the environment.

(G:\San Diego\Reports\LCP's\City of San Diego\Peninsula, Point Loma\SD LCPA 2-04B Sunset Cliffs Natural Park Master Plan.doc)
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rRESOLUTION NUMBERR- 30001 0 R , EE@@@
apopTED ON _DEC 07 2004 |\

DEC 2 2 2004

A RESOLUTION OF THE COUNCIL OF THE CITY OF SAN DIEGO
ADOPTING THE SUNSET CLIFFS NATURAL PARK MASTER
PLAN.

WHEREAS, the Sunset Cliffs Natural Park constitutes one of the unique coastal environments in

San Diego County; and

WHEREAS, this natural resource lacks a comprehensive master plan to address the sensitive

nature of the site and the recreational needs of the community; and

WHEREAS, this Master Plan is the result of fourteen years of Community input and revisions,

NOW, THEREFORE,
BE IT RESOLVED, by the Council of the City of San Diego, as follows:

1. That the Sunset Cliffs Natural Park Master Plan, filed in the office of the City Clerk as

Document No. RR- 3 0 O O 1 0 , 1s adopted.

2. That this resolution shall not become effective until such time as the California Coastal
Commussion effectively certifies these actions as Local Coastal Program amendments as to the areas of

the City within the Sunset Cliffs National Park.

APPROVED: CASEY GWINN, City Attormey

Shannon M. Thomas

Deputy City Attorney
SMT:als EXHIBIT NO. 1
11/22/04 APPLICATION NO.
Or.Dept: P&R SD LCPA 2-04B/
R-2005-504 ‘ Sunset Cliffs
MMS#859 Natural Park Master
Plan
, Resolutions of
approval
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@California Coastal Commission
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Passed and adopted by the Council of The City of San Diego on December 7, 2004, by the

following vote:

YEAS: PETERS. ZUCCHET, ATKINS, MAIENSCHEIN, FRYE.
MADAFFER, AND MAYOR MURPHY.
NAYS: INZUNZA.
NOT PRESENT:  NONE.
VACANT: DISTRICT FOUR.
AUTHENTICATED BY:
DICK MURPHY

Mayor of The City of San Diego, California
CHARLES G. ABDELNOUR
City Clerk of The City of San Diego, California

(Seal)

By: __GIL SANCHEZ , Deputy

IHEREBY CERTIFY that the above and foregoing is a full, true and correct copy of

RESOLUTION NO. __R-300010 _, passed and adopted by the Council of The City of San

Diego, California on __December 7, 2004

CHARLES G. ABDELNOUR
City Clerk of The City of San Diego, California

(SEAL)

, Deputy




| (R-2005-497)
RESOLUTIONNUMBERR- 300009

ADOPTED ON __DEC 07 2004 RE@EHW@@

A RESOLUTION OF THE COUNCIL OF THE CITY OF SAN LDEC 2 2 2004
DIEGO CERTIFYING THE MASTER ENVIRONMENTAL

IMPACT REPORT AND ADOPTING THE MITIGATION,  coasTar comssion
MONITORING AND REPORTING PROGRAM. IAN DIEGS COAST DisTRICT

WHEREAS, the Park and Recreation Department has prepared a Master Plan for the

management of Sunset Cliffs Natural Park; and

WHEREAS, the Development Services Department has completed an independent
evaluation of the Master Environmental Impact Report pursuant to the California Environmental

Quality Act [CEQAJ; and

WHEREAS, the Sunset Cliffs Natural Park Recreation Council provided substantial

positive input to the development of the Master Plan and Master Environmental Impact Report;

and

WHEREAS, no significant unmitigated environmental impacts have been identified and a
Mitigation, Monitoring, and Reporting Program has been prepared to fully mitigate all

significant environmental impacts; and

WHEREAS, the Planning Commission of the City of San Diego recommends approval of
the Master Plan, certification of the Master Environmental Impact Report, and adoption of the

Mitigation, Monitoring, and Reporting Program; and

WHEREAS, the Master Plan and Master Environmental Impact Report were set for a

public hearing to be conducted by the City Council of the City of San Diego; and
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WHEREAS, the issue was heard by the City Council on December 7, 2004; and

WHEREAS, the Council of the City of San Diego considered issues discussed in the

Master Environmental Impact Report No. 91-0644 (SCH 97101071; NOW, THERFORE,

BE IT RESOLVED, by the City Council that it be, and it is heréby certified, that
Environmental Import Report No. 91-0644 (SCH 97101071), has been completed in compliance
with the California Environmental Quality Act of 1970 (California Public Resources Code
section 21000 et seq.), as amended, and the State Guidelines thereto (California Administrative
Code section 15000 et seq.), that the report reflects the independent judgment of the City of San
Diego as Lead Agency, and that the information contained in said report, together with any

comments received during the public review process, has been reviewed and considered by the

City Council.

BE IT FURTHER RESOLVED, that pursuant to California Public Resources Code
section 21081.6, the City Council hereby adopts the Mitigation Monitoring and Reporting

Program, or alterations to implement the changes to the project as required by this body, in order

to mitigate or avoid significant effects on the environment, a copy of which is attached hereto,

and incorporated herein by reference.
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BE IT FURTHER RESOLVED, that the City Clerk is directed to file a Notice of

Determination [NOD] with the Office of the County Recorder for the County of San Diego

-regaxding the above project.

APPROVED: CASEY GWINN, City Attorney

By \/%M\cwwn M Teomas

Shannon M. Thomas
Deputy City Attorney

SMT:als
11/22/04
Or.Dept: P&R
R-2005-497
MMS#859

ATTACHMENTS: Exhibit A, Mitigation Monitoring and Reporting Program
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Passed and adopted by the Council of The City of San Diego on December 7, 2004, by the

following vote:

YEAS: PETERS, ZUCCHET, ATKINS, MAIENSCHEIN. FRYE.
MADAFFER, AND MAYOR MURPHY.
NAYS: INZUNZA.
NOT PRESENT:  NONE.
VACANT: DISTRICT FOUR.
AUTHENTICATED BY:
DICK MURPHY

Mayor of The City of San Diego, California
CHARLES G. ABDELNOUR
City Clerk of The City of San Diego, California

(Seal)

By: _GIL SANCHEZ , Deputy

ITHEREBY CERTIFY that the above and foregoing is a full, true and correct copy of
RESOLUTION NO. _R-300009 _, passed and adopted by the Council of The City of San

Diego, California on __December 7, 2004

CHARLES G. ABDELNOUR
City Clerk of The City of San Diego, California

(SEAL)




Sunset Cliffs Blvd. (Type B)
- (Same as type A with the exception of the
elimination of the western parking lane}

Sunset Cliffs Blvd. (Type A)
- Two-way traffic
- 10' travel lanes

Park Entry
- Provide park indentification
- Remove guardrail where feasible
- Provide trail head - Two 8' parallel parking lanes
- Remove chain link fencing where - Reconstruct western curb
possible - Conduct guardrai/boliard Jocation study

Native Plant Revegetation
- Remove exotic species

- Revegetate disturbed and compacted areas
Parking Lots

- Retain existing number of spaces

- Redesign as head-in

- Reduce excess pavement

- Slope to drain runoff towards slreet
- Provide ADA accessible spaces

— Sunset Cliffs Coastal Trail
- 6' maximum width
- ADA Accessible

Observation Point
- Provide appropriate seating

Erosion Control
- Provide more natural
appearance

— Secondary Trail

- 4 maximum width, natural surface trait
- Provides clear pedestrian circulation route
- Provide observation areas with seating

— Existing
Edge of Pavement (Typ.)

MATCHLINE

Bird (Ross)

Smuggler's
Cove

Osprey Point

Rock I

Spalding Point

Pacific Ocean

Refer to Sunset Cliffs Natural Park Master Plan beginning on page 102.
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— Sunset Cliffs Coastal Trail Sunset Cliffs Bivd. (Type A) —————————— Native Plant Revegetation
- 6' maximum width - Two-way traffic - Remove exotic species
- ADA Accessible - 10’ travel fanes - Reveg i and areas
- Two 8' parallel parking lanes
- Reconstruct western curb

———— Erosion Control
- Provide more natural
appearance

- Conduct guardrail/boltard location study

Secondary Trail

- 4' maximum width, natural surface trail

- Provides clear pedestrian dirculation route
- Provide observation areas with seating

— Observation Point
- Provide appropriate seating
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MATCHLINE
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No Surf Beach
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Needle's
Eye

Rock Slides
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Native Plant Buffer —————— Lower Parking Lot Restored Canyon Secondary Traif
- Screen undesirable views without - Recanstruct and reduce pavement - Redirect storm runoff - 4" maximum width, natural surface trail
imapcting scenic views - Direct runoff to storm drain system - Fill eroded areas

- Provides clear pedestrian circulation route
- Provide observation areas with sealing
- Provide interpretive/ educational markers

- Provide ADA accessible spaces - Revegelate
- Provide accessible pedestrian bridge
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Loma Land Properties
- Demolish and revegetate
- Demoiition of Corbin House shatl be

ined upon further histarical analysi

Native Plant Buffer
- Screen undesirable views without
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Upper Parking Lot
- Reconstruct and reduce pavement
- Pravide ADA accessible spaces
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- 4' maximum width, natural surface trail
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- Provide interpretive/ educational markers —— Park Entry
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_ CALIFORNIA COASTAL COMMISSION '

STATE OF CALIFORNIA—THE RESOURCES AGENCY PETE WILSON, Governor

GFERY
SAN DIEGO COAST AREA COASTAL DEVELOPMENT PERMIT NO. A-6-PEN-91- 55%?:5%
3111 CAMINO DEL RIO NORTH, SUITE 200 Page 1 of 4 e
SAN DIEGO, CA 92108-1725
(619) 521-8036
On July 16, 1991 , the California Coastal Commission granted to

Point Loma Nazarene College

this permit for the development described below, subject to the attached
Standard and Special Conditions.

Description: Amendment to Conditional Use Permit to allow additions
and modifications to existing college campus to
include, in part: construction of four new buildings
and additions to four existing structures, which will
bring the total area of all campus facilities to
1,140,000 sq.ft.; closure of the campus Western Loop
Road and an existing parking lot; and implementation of
erosion control and drainage improvements off-site on
adjacent public parkland.

Lot Area 87 acrees
Building Coverage 571,000 sq. ft. (15%)
Pavement Coverage 734,000 sq. ft. (19%)

Landscape Coverage 2,080,000 sq. ft. (52%)
Unimproved Coverage 535,000 sq. ft. (14%)

Parking Spaces 1450
Zoning R1-5000/HR
Plan Designation School
Ht abv fin grade 30 feet
Site: 3900 Lomaland Drive, Point Loma (Point Loma Nazarene

College), San Diego, San Diego County
APN 534-51-02, 03, 04

Issued on behalf of the California Coastal Commission by

PETER DOUGLAS
Executive Director
and

Wﬁ/ i B Dend
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O;N . Sunset Cliffs
i
const A MMISSION - | Natural Park Master
SAN DIEGO COAST DISTRICT Plan

CDP# A-6-PEN-91-55
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COASTAL DEVELOPMENT PERMIT NO. A-6-PEN-91-55
Page 2 of 4

IMPORTANT:  THIS PERMIT IS NOT VALID UNLESS AND UNTIL A COPY OF THE PERMIT
WITH THE SIGNED ACKNOWLEDGEMENT HAS BEEN RETURNED TO THE COMMISSION OFFICE.

ACKNOWLEDGEMENT

The undersigned permittee acknowledges
receipt of this permit and agrees to

abide by all terms and conditions
thereof.

OctoberS z?fz_(Zﬂ@éé
Date | Signature of Permitfde

STANDARD CONDITIONS:

1. Notice of Receipt and Acknowledgement. The permit is not valid 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 on which the Commission voted on the application.
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 compiiance with the
proposal as 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 development during construction, 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. Terms and Conditions Run with the Land. These terms and conditions §ha11
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.

P B ord .




COASTAL DEVELOPMENT PERMIT NO. A-6-PEN-91-55

Page 3 of _4

SPECIAL CONDITIONS:

The permit is subject to the following conditions:

1. Non-Closure of Western Loop Road. Prior to the issuance of the
coastal development permit, the applicant shall submit to the Executive
Director for review and written approval:

a. An agreement between the College and Coastal Commission to maintain
public access through the college property to the Western Loop Road extending
to Sunset Cliffs Natural Park. The agreement shall provide that public use of
the road shall be maintained until such time that the Sunset Cliffs Natural
Park Master Plan is reviewed and approved by the Commission and an amendment
to the College's coastal development permit or a separate coastal development
permit for either road closure or alternative access, if necessary, is
obtained. The agreement shall be in a form and content acceptable to the
Executive Director and shall be executed and recorded, free of prior liens and
encumbrances, prior to the issuance of the permit.

b. A program to facilitate and enhance public use of the upper parking

lot by means of the installation of signage at the following locations, at a
“minimum: 1) Lomaland Drive entrance to the College at the existing kiosk; 2)

Entrance to the upper parking lot; and, 3) on Catalina Boulevard. Said

signage at the kiosk and upper lot shall read, "Public Access to Parking Lot -
" Open to the Public" and/or “Public Parking Lot - Open to the Public" or
similar lanquage. The signage on Catalina Boulevard shall state that public
access to Sunset Cliffs Natural Park can be obtained through the College and
shall include appropriate language directing the public to this location.

Said program shall also include a provision that college personnel shall not
interfere with the public's use of the parking lot. In addition, the kiosk at
Lomaland Drive at the College campus entrance shall be open to hours
consistent with the hours of operation of the upper parking lot. Any proposed
change to the hours of operation or use of the public parking lot shall
require a separate coastal development permit to be obtained by the City.

2. Agreement between City and College Regarding Use of Western lLoop
Road. Special Condition #28 of the City's Coastal Development
Permit/Conditional Use Permit (CUP) No. 87-0142 which provides that the
College's use of the Western Loop Road shall be terminated and the road closed
to all but emergency vehicles, shall be deleted and superseded by the
conditions of this coastal deve]opment permit. Closure of the Western Loop

Road on the City property shall require a separate coastal development perm1t
to be obtained by the City.

3. Non-Closure of Upper Parking Lot. Special Condition #30 of the City's
Coastal Development Permit/Conditional Use Permit (CUP) No. 87-0142 which
addresses the College's interim use of the upper parking lot and requires the
College to be responsible for removal, regrading and revegetation of the lot,
shall be deleted and superseded by the conditions of this coastal development
permit. Closure and removal of the parking lot on the City property shall
require a separate coastal development permit to be obtained by the City.

Sx Boahs




COASTAL DEVELOPMENT PERMIT NO. A-6-PEN-91-55
Page 4 of 4

—

SPECIAL CONDITIONS, continued:

4. Erosion/Drainage Control Plan. Prior to issuance of the coastal
development permit, the applicant shall submit a drainage/erosion control
plan, approved by the City Engineer pursuant to Special Condition #38 (c) and
(d) of the City of San Diego Coastal Development Permit/Conditional Use Permit
#87-0142 consistent with the requirements of the Environmental Impact Report
(Figure 4-14 and 4-15) dated November 27, 1989 attached as Exhibit #s 5 and
6. Said plan shall assure that all existing runoff from the upper parking lot
and the parking lot adjacent to Young Hall which is directed towards Sunset
Cliffs Natural park shall be discharged at a non-erosive velocity and
elevation in order to protect the scenic resources, stability and habitat

values of the adjacent bluffs from degradation by scouring or concentrated
runoff.

Said plans shall include supporting calculations and, at a minimum, shall
consist of: a) a plan of all existing drainage improvements on College and
park property designed to handle existing runoff from college property toward
the west and hydrology calculations for current and projected flows; b) a plan
for repair and placement of additional rip rap and associated remedial grading
to the existing rip rap dissipator shown on Figure 4-14 (Exhibit #5); and, c)
a drainage swale plan, as indicated on Figure 4-15 (Exhbit #6) and including

an energy dissipator or other method designed to eliminate scour downstream of
the discharge point.

This condition modifies only that portion of Condition #38(c) which allows for
deferral of construction of the improvements. The remainder of Condition
#38(c) remains part of the City's Conditional Use Permit. Implementation of
the approved erosion control measures shall occur prior to or concurrent with
the first improvements to the College implemented pursuant to CUP #87-0142.

5. Landscaping Plan. Prior to the issuance of the coastal development
permit, the applicant shall submit a detailed landscape plan approved by the
City for the proposed off-site landscaping at Sunset Cliffs Natural Park,
pursuant to Special Condition #38 of the City of San Diego Coastal Development
Permit/Conditional Use Permit #87-0142. Said plan shall indicate the type,
size, extent and location of all plant materials, the proposed irrigation
system and other landscape features. Drought tolerant plant materials shall
be utilized to the maximum extent feasible. Said plan shall be submitted to,
reviewed and approved in writing by the Executive Director.

6. Other Special Conditions of CUP. The following special conditions of
the City's Coastal Development Permit/Conditional Use Permit #B87-0142 are
modified herein and are a part of the subject coastal development permit:
Special Condition #s 28, 30, and 38c. A1l other special conditions of the
City of San Diego's CDP/CUP #87-0142, shall remain subject to the City's
jurisdiction as a part of the City's Conditional Use Permit for the College
campus. All special conditions of the City of San Diego's COP/CUP #87-0142,

unless specifically modified herein, are not modified as part of this coastal
development permit.

(1055P)
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'STATE OF CALIFORNIA—THE RESOURCES AGENCY PETE WILSON, Governor

_ CALIFORNIA COASTAL COMMISSION

SAN DIEGO COAST AREA

3111 CAMINO DEL RIO NORTH, SUITE 200
SAN DIEGO, CA 92108-1725

(619) 521-8036

Martin Bohl

Gray, Cary, Ames & Frye
401 'B' Street, Suite 1700
San Diego, CA 92101-4297

NOTICE OF ACCEPTANCE

Date: October 8, 1992

Applicant: Point Loma Nazarene College

Document or

Plans: 1. Deed restriction regarding non-closure of Western Loop Road
recorded as document #1992-0625001 on 10/1/92 and updated title report dated
10/1/92; 2. Agreement dated 10/8/92 agreeing to record map as amendment to
deed restriction; 3. Sign Program dated 3/27/92 and letter dated 10/7/92 from
Point Loma Nazarene College; 4. Drainage plans and drainage study dated
6/25/92 by Sholders and Sanford; 5. Letter from City of San Dieqo Department
of Engineering and Development dated 6/23/92; and, 6. Landscape Plans for
Master Plan for Point Loma Nazarene College dated 2/26/90.

Submitted in compliance with Special Condition(s) No(s)._ 1(a) & (b), 4 & 5
of Coastal Development Permit No. A-6-PEN-91-55.

Material submitted in compliance with said Special Condition(s) of your
development permit has been reviewed by the District Director and found to
fulfill the requirements of said condition(s). Your submitted material and a
copy of this letter have been made a part of the permanent file.

Sincerely,

Charles Damm
District Director

By:

& Guene”

Ladrinda R. Owens

(3554N)
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Laurinda Owens, Staff

California Coast District Office
California Coastal Commission
7575 Metropolitan Drive, Ste. 103 -
San Diego, CA 92108-4402

Dear Laurinda,

Friends of Sunset Cliffs, Inc. (FRIENDS) supports the Sunset Cliffs Natural Park
Master Plan and is eager for the master plan for Sunset Cliffs Natural Park to be placed
on the California Coastal Commission’s agenda as soon as possible so there can be
closure to the long planning and approval process. We’re hoping this issue can be on the
agenda when the Coastal Commission meets in San Diego, in July, or even earlier if
possible.

The master plan represents the culmination of fifteen years of consistent
community input in favor of the natural park concept. One of the master plan’s primary
goals is to develop and implement a comprehensive drainage plan that addresses urgently
needed solutions for the park’s serious erosion issues. Adam Wexler, Councilman
Zucchet’s aide, recently reported that money is available for the design of the
comprehensive drainage plan. We are pleased that the City is prepared to proceed
expeditiously with comprehensive drainage plans following approval of the SCNP Master
Plan.

Laurinda, FRIENDS appreciates your efforts through the years dealing with
issues related to the unique, irreplaceable Sunset Cliffs Natural Park. FRIENDS looks

forward to final approval of the master and to the opportunity to proceed with protective
measures for this endangered coastal gem.

Sincerely,

FEvbiaia

Barbara Booth Keiller, PhD

President of FRIENDS
EXHIBIT NO. 4
685 Silvergate Ave.; San Diego, CA 92106 (619) 223-2738 APPLICATION NO.
bbkeiller@aol.com SD LCPA 2-.04B/
Sunset Cliffs
Natural Park Master

Plan

& Letters from

S (Cep # | interested parties

3.-0'{ b @Caﬁfemia Coastal Commission




Ann E. Swanson

Friends of Sunset Cliffs, Inc. U\g! CSENIN/ARY ‘{:
3611 Warner St. S
San Diego, CA 92106 MAR 0 7 2005
) CALIFORN
Laurinda Owens _ COASTAL commsspm
California Coastal Commission SAN DIEGO COAST DisTRic

7575 Metropolitan Drive, Suite 103
San Diego, CA 92108-4402

Dear Laurinda;:

I was pleased to talk with you on the phone and look forward to the FRIENDS OF SUNSET
CLIFFES, INC. (FRIENDS) meeting with you regarding the Sunset Cliffs Natural Park Master
Plan. In preparation for the meeting, we thought you might like some prior information about our
endorsement of the long awaited master plan as well as some thoughts about timing and
implementation.

FRIENDS supports the September 2004 Draft of the Sunset Cliffs Natural Park Master Plan
(SCNPMP), an environmentally focused plan for this breathtaking but fragile 68 acre regional
park which extends 1 2 miles along the San Diego coast. Due to continuing significant erosion
problems, FRIENDS hopes approval of the master plan and the proposed LCP Amendment will
include conditions specifying a realistic time frame: 1) for planning and implementing the
comprehensive drainage solution and 2) for ceasing irrigation of the ballfield, re-contouring the
area to its natural land form, and restoring with native habitat and trails.

Since the SCNPMP is conceptual, the next step in the process will be to develop definitive
precise plans for the various elements, beginning with the comprehensive drainage plan. It is
urgent that the comprehensive drainage plan move forward expeditiously in view of 1) the
ongoing loss of parkland caused by unnecessary severe erosion, 2) the need to protect the City’s
high pressure sludge line so there will be reduced risk of rupturing, and 3) the need to reduce
pollution in the intertidal zone. In 1992 the Executive Officer of the California Regional Water
Quality Control Board, San Diego Region, sent a letter to the Engineering and Development
Department of the City of San Diego regarding their determination that the “accelerated erosion
in this park is contributing large amounts of sediment into sensitive ocean waters adjacent to the
park.” They requested remedial action before the next rainy season.

Unfortunately, the hillside section’s approximately 800 feet long “Culvert Canyon™ which
reaches 50 feet in width and more than 30 feet in depth serves as a de facto City “storm drain
system” for downhill runoff. With every rain, parkland is lost, access becomes more restricted,
sediment and pollutants impact the ocean and especially life in the intertidal zone. A solution for
this catastrophic drainage problem in the hillside section needs to be the top priority. It is our
expectation that if the engineers and environmental review staff work together collaboratively.
the comprehensive drainage plan for the hillside section could be completed within a year and
implemented within 3 years.

Sp LLpA & 3048
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We are pleased that the master plan calls for removing the “temporary” ballfield and restoring
that area with native habitat which will be consistent with the natural park concept. with the
hillside section’s designationas a Multiple Habitat Preservation Area (MHPA) and with the
Master Environmental Impact Report (MEIR) which states “It is anticipated that elimination of
the athletic field and revegetation of the area with native plants would reduce future erosion and
stress created by the perched water table. Therefore, conversion of the athletic field to native
habitat associated with the Master Plan is regarded as an environmental benefit of the project
with respect to reducing erosion.” (MEIR 4-38, paragraph 3)

Ideally, irrigation of the field should cease immediately. According to the current month to
month use agreement between the City and Point Loma Nazarene University (PLNU), use can be
terminated with 30 days notice. It should be noted that in 1979 the City allowed PLNU to
construct and maintain the athletic field in the park as a 10 year temporary accommodation while
PLNU was in the master planning process for their campus and the City was developing a master
plan for Sunset Cliffs Natural Park. The resulting field was substandard in size for both collegiate
women’s softball and Little League. Although PLNU chose not to include another ballfield in
their campus design, PLNU currently has two fields on their campus; 1) a state of the art men’s
baseball field and 2) the interior of their track, an area which would be more than adequate to
accommodate collegiate women’s softball. You no doubt remember that in 1997 PLNU chose to
sell property, which was surrounded on three sides by Sunset Cliffs Natural Park and included an
historically designated World War Il bunker, to a private party instead of using it to -

accommodate campus needs or offering it to the City for purchase and inclusion in Sunset Cliffs
Natural Park.

Now is the time to meet the needs of Sunset Cliffs Natural Park, an irreplaceable, though
endangered, regional public resource. Since irrigation of the ballfield combined with
“loading” of the perched water table contribute to erosion, we envision restoration of the
ballfield area as one element of the hillside section’s comprehensive drainage plan. As the
master plan proceeded through the City’s review process, the Park and Recreation Board
recommended the field use be discontinued within a maximum of two years; during their
deliberations, the Planning Commissioners said they thought irrigation should cease
immediately; the City Council did not object to City staff assisting PLNUJ to find another field.
FRIENDS would like to see irrigation cease so as to eliminate the continued erosion.

In summary, FRIENDS supports both the current draft of the Sunset Cliffs Natural Park
Master Plan and the LCP Amendment. Because of the urgent need to protect this
endangered and fragile regional parkland, we hope the California Coastal Commission will
initiate requirements with respect to a realistic yet prompt time frame for:

1) completing a comprehensive drainage plan, giving priority to the hillside section
including the ballfield area,

2) implementing the comprehensive drainage plan,
3) ceasing irrigation of the ballfield and restoring the natural contours & native habitat.

x4




Again we are eager to meet with you to discuss these and other issues. I look forward to your
call to schedule the meeting. Thanks!

Sincerely,
/f/y/ A

Ann Swanson, FRIENDS OF SUNSET CLIFES
(619) 222-8141

T<. 4
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Cory Wilkinson Date: May 14, 2005
By FAX 619-446-5499 and mail
Coastal Project Permits, MStn #

REEEIVE

From: Dedi Ridenour

Environmental Chair MAY 18 2005

Friends of Sunset Cliffs CALIFORNIA

1071 Sunset Cliffs Blvd COASTAL COMMISSION

San Diego, CA 92107 SAN DIEGO COAST BISTRICT
Subject: FIRP emergency erosion repair Project #60421

Poini Loma Nazarene University (PLNU) Young Hall
Adjoining Sunset Cliffs Natural Park
Project Manager: Corey Wilkinson (619-557-7900)

The pending permit (#60421) to allow PLNU to construct a drainage structure and
dispersion device that will allow storm water to leave PLNU’s land and drain into
the City’s Regional Coastal Park (Sunset Cliffs Natural Park) is environmentally
destructive to the Park and unacceptable. Any proposed design that continues to
use the park as a storm drain or leach field is not the best environmental alternative.

Recommendation:

The proposed permit should be delayed or rejected. It should be redesigned in
coordination with the Comprehensive Drainage Study (CDS) approved in the
Master Plan for SCNP on Dec. 7, 2004. Prior to dny permit issuance is imperative that
a full environmental review be conducted by PLNU and MWWD, the joint sponsors of
this proposed project, for the following reasons:

1. Irreversible Long Term Damage: A coastal development permit cannot be issued if
implementation will cause long-term irreversible environmental damage to a fragile
coastal resource (Sunset Cliffs Natural Park), as this proposal will.

2. Erosion Accelerated: The current proposed permit concentrates storm water from
both PLNU westernmost parking lots and the adjacent road at the northwest corner of
Young Hall parking lot and then disperses it just east of the sludge (FIRP) line and into
the Sunset Cliffs Natural Park (SCNP).

This proposed design places the entire storm water subsurface about 10-20 feet from the
park boundary. It must be questioned whether allowing water to run over the surface as it
currently does where it can be observed and mitigated is preferable to draining the storm
water subsurface where it will cut unobservable subsurface channels in the pervious soil.
Subsurface channels develop sinkholes, deep gullies and cause episodic cliff retreat
through block fall. This proposed design has the potential to increase the City’s liability
not reduce it. This proposal will make the erosion damage worse on both the sludge line
and the park.

1/3
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3. Violates Master Planning Process: The proposed alternative violates the spirit and
intent of the Master Plan for Sunset Cliffs Natural Park and its MEIR. First Guiding
Principle in the Master: “Do no harm, protect, conserve and enhance.” Page 12. The
MEIR states that erosion is the number one problem of the park. MEIR and the Master
Plan call for a Comprehensive Drainage Study (CDS) to be commenced immediately to
propose the best solutions. Throughout the planning process full environmental review
was promised for all projects in or affecting the park.

This permit application is premature and has the potential to preclude or contradict the
CDS. It should be delayed and redesigned in conjunction with that study’s
environmentally preferable solutions.

NOTE. In 1995 PLNU proposed a similar design dumping their storm water into Ab
Trail just next to this site. Due to environmental, community and PLNU’s concerns that
was rejected by the City Council in favor of a comprehensive solution.

4. Impacts Environmentally Sensitive Lands:

Regional Recreational Area: The receptor site for this storm water drainage device is a
heavily eroded highly pervious steeply westward sloping area adjacent to SCNP’s
precipitous 50 foot cliffs above a regularly used beach, surfing and tide pool area.
Continuity of the park: The important 1.5 mile linear path proposed for this park goes
directly thru this area. The Park narrows at this point and connectivity with the
historically significant Ab trail is threatened. Continuity of the Coastal trail is imperiled
by any further erosion at this site.

Sensitive Biology: The entire area surrounding the proposed drainage device to the west
is a Multiple Habitat Protection Area in a dedicated city nature open space park. The
connectivity to the 740 plus acre Federal Ecological Reserve to the south of SCNP is very
narrow here and must be preserved. Loss of topsoil, native vegetation and accelerated
cliff retreat from erosive storm water is unacceptable.

Archeological: Significant archeological remains are in this area and may be unearthed
or undermined and destroyed by continued erosion.

5. Liability Potential: The proximity of the drainage device to the cliff face in this
geology has a high probability of accelerating cliff retreat potentially resulting in episodic
block fall endangering beach goers and park users below. This is a regularly and heavily
used surfing and tide-pooling area year-round. Increasing liability by redirecting storm
water toward an area already subject to block fall on a regularly used narrow beach is
problematic and not advisable.

Rock hazards: The proposed rock revetments shown in drawings will gradually erode
and roll downhill into the park causing more erosion, destruction of park usability,
narrowing of the park’s access to the south portion and non-natural visual disruption.
Note: Large rocks already placed in the park have rolled down into the westward gullies
and pose an increased hazard to beachgoers below.

6. Water Quality Impacts: As the MEIR for SCNP Master Plan discussed,

sedimentation in tide pool and shallow reef area (nursery habitat for lobsters) can pose a
serious adverse environmental impact. Allowing storm water to percolate into the subsoil
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will transport this water to the cliff face and into the tidal area. Note: the underlying
impervious Point Loma formation is only about 20 feet under the proposed rock device.
This geology assures lateral transport of any water to the cliff face. Weeps and caves are
already apparent westward of this site.

7. Unacceptable Engineering: Approving a permit to dispose of storm water to any area
not designated a waterway or a true storm drain is not best management practices (bmp).
This disposal method violates State Law, City and County ordinances. The sludge line is
not protected by this proposal. The rock revetment has the potential to accelerate
transverse water flow adjacent to the sludge line. A sounder engineering solution would
be to place underground vertical stakes at specified intervals to prevent lateral migration
of the sludge line pipe. The sludge line is subject to hydrological pressure from the
subsurface water coming from PLNU property that is not captured by the incompletely
constructed drainage channel east of Culvert Canyon. This hydrologic pressure is exerted
on the sludge line in several places as it crosses PLNU and SCNP.

8. Not needed: Currently the rapidly eroding site that prompted the emergency placement
of sand bags and temporary erosion dissipation devices (waddle and sand bags) has not
eroded further during the last three rain events since placement. It is apparent that no
further emergency exists and that this proposal is premature and not needed at this time.

In summary, Friends of Sunset Cliffs would strongly urge full environmental review and
require redesign in coordination with the pending CDS project. Thank you for your
prompt attention to this matter. I can be reached at 619-222- 8983. Please don’t hesitate
to call if I may be of any assistance.

Thank You, wb;} Dedi Ridenour, Environmental Chair of Friends of Sunset Cliffs

Distribution List:
Ellen Oppenheim, Director of Parks and Recreation, City of San Diego
Councilman Michael Zucchet, Second Council District City of San Diego
Richard Snow, MWWD, City of San Diego
Cory Wilkinson, Coastal Projects, City of San Diego
Dirk Smith, Project contact, City of San Diego
Joellen Jacoby, Park and Recreation Planner, City of San Diego
Deputy City Attorney Shannon Thomas, San Diego City Attorney’s Office
Laurinda Owens, Sharilyn Sarb,
California Coastal Commission Staff of the San Dlego Region
Cynthia Conger, Chair Peninsula Planning Board
Friends of Sunset Cliffs Board of Directors
Sunset Cliffs Natural Park Recreation Council Chair
Reference: Letter dated April 26,2005 from Friends of Sunset Cliffs, Dedi Ridenour

Subject FIRP Emergency Erosion Repair -
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RECEIVE])

MAY 1 9 2005

CALIFORNIA

COASTAL COMMISSION
SAN DIEGQ coART DISTRICT

April 28, 2005

April Penera W pmé

Deputy Director

Park Planning

202 C Street, MS 35

San Diego, CA 92101-3860

Dear April,

At the April 4, 2005 meeting of the Sunset Cliffs Natural Park Recreation Council, it was voted
by the membership to reiterate that the Erosion Control Study for Sunset Cliffs Natural Park be
the highest priority and be initiated as soon as possible. We were extremely excited when Adam
Wexler, representative for Michael Zucchet, Council District 2 announced that you had identified
$175,000 for the Erosion Control Study from a non-City source. These funds, combined with the
$90,000 committed by Point Loma Nazarene University for erosion control, should allow this
project to move forward immediately. The recreation council is looking forward to working with
you and Ali Darvishi to help focus the scope of work, so that we can start on this work as soon as
posstible.

We also wan to clearly state that even though the Erosion Control Study is the SCNPRC’s
highest priority; we recognize that the structures on parkland will have to be removed sometime
after the final approval of the master plan by the California Coastal Commission. We request
that any eviction and demolition of the buildings occur only after adequate plans and funding are
available to contour the area and re-vegetate it with native plants.

niel Mendiguc Ma\

Corresponding Secretary
Sunset Cliffs Natural Park Recreation Council

Best regards,

Cc: Councilman Zucchet, Deputy Mayor
Ali Darvishi, Park Planner
Laurinda Owens. California Coastal Commission
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Hon. Dick Murphy, Mayor Af\los}gTAL COMMISSION
San Diego City Council . , GO COAST DISTRICT

Decemb_er 6, 2004

RE: SUNSET CLIFFS NATITRAL PARK MASTER PLAN lTEM 334 TUESDAY
DECEMBER 6, 2004

Dear Mayor Murphy and Councﬂ members

The San Diego Sierra Club respectﬁllly requests your approval of this 1mportant Master
Environmental Impact Report and the associated Sunset Cliffs Natural Park Master Plan.
The document is not only a good plan, it is an important community achievement.
Attached, you will find our letter as previously submitted to the San Diego Planning
Commission and the San Diego Park and Recreation Board.

Our position today remains the same. Please approve the documents to allow the .
protections and improvements to go forward.

Sincerely, ﬂ
E Joanne H. Pearson, Co-Chair

San Diego Sierra Club Coastal Com:mttee

Cc: Laurinda Owens, Cahforma Coastal Commission
Ellen Shively, Chair, San Diego Sierra Club Conservation Cormmttee
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IMEMORANDUM TO:  ISAN DIEGO PARK & RECREATION BOARD

REGARDING: ‘ UNSET CLIFFS NATURAL PARK MEIR
DATE®-17-04 1 "

Memo to members of San Diego Park and Recreation Bdard:

The San Diego Slerra Club respectfully rsquests the Board’s approval of the Sunset Cliffs Natural Park
Master Plan EIR and the Sunset Cliffs Natural Park Master Plan. We have followed and commented on
the development of this plan since its inception. (Please see Sierra Club comments on the NOP), Today,
we would like to express our appreciation for the City's efforts in developing an environmentally sensitive
plan for this irreplaceable natural park.

To fiesh out the Club’s miost recent action, please review the following letter previously sent to the Board
and other decisionmakers in January, 2004,

At its January 13, 2004 mecting, the Conscrvation Committee of the

Sierra Club voted unanimously to recommend approval of the Scptember
2003 Draft of the Sunset Cliffs Natural Park Master Plan (SCNPMP). Since
Sunset Cliffs Natural Park (SCNP) is environmentally sensitive, the

Sierra Club also recommends: 1) a no bicycle policy on the park trails

and 2) the use of portable tollets instead of permanent comfort

stations.

The Slerra Club is especially pleased that the current draft of the
SCNPMP specifies the removal of the athletic field and the revegetation
of that area with native habitat. Removal of the field and revegetation
with mative plants 1) will bring that ares into compliance with the
official designation of the 50 acre hillside section as a Multiple
Habitat Preservation Area (MHPA), 2) will insure continuity and
integrity to the park plan, 3) will provide a natural area to enjoy the
coastal bluffs as they once were, natural and qaiet, 4) will sapport the
natural ccosytem by restoring wildlife habitat, and 5) will remove the
field's potential to accelerate cliff retreat, By stopping frrigation

" of the field, irrigation will no longer be a contribator to the
groundwater seepage which tends to weaken intact geologic units leading
to sink holes nnd undergrnund water channels (piping) which accelerate

x4

2RI PDavr Clwnnst Cam NMimmm A DTN 2L0D



FROM :SJ PEARSON FAX NO. :8584567567 Dec. B6 2094 B3:41PM P3

Office (619) 299-1743

E D\ S IERRA A Conservation (619) 299-1741

Fax (619) 299-1742

C LUB | '  VoiceInfo. (619) 299-1744

Email admin@sierraclubsandiego.org
FOUNDED 1892

San Diego Chapter
Serving the Environment in San Diego and Imperial Counties

Sierra Club Memo .t° Park and Recreauon Board
June 17, 2004
Page 2

cliff retreat. It should be noted that blnck falls have already occured
mthedﬂfstoﬂnenonhwutofﬂleﬁdd.

The Sierra Chub supports a "no" bxcyde policy due to the highly erosive
surfaces found throughout Sunset Cliffs Natural Park and to the
difficulty in providing paths that are compatible for both pedestrians
and bicyclists. There is currently considerable evidence of bicycle
damage in the hillside section of SCNP,

The Sierra Club recommends the use of portable toilets instead of a
permanient comfort station becanse they require no disturbance for the
installation of water and sewer pipes, ensure no danger of subsequent
Jeakage which could coutribute t¢ erosion, and have the flexibility to
be relocated if desived. Aware that City comfort stations are
sometimes locked, the Sierra Club supports facilities which can be
avaijable to the public at all times.

The Sierrz Club commends the City staiﬂ’, master planner, and communuity
for developing this environmentally sensitive plan for Sunset Cliffs
Natural Park, one of the few remaining natnral areas along our precmus
coast.

Today, the San Diego Sierra Club would like to thank you in advance for yo'uf approval of the
Master Environmental Impact Report and the associated Sunset Cliffs Natural Park Master Plan.

Sincerely, ' :

oanne H. Pearson
San Diego Coastal Committee Co-Chair

Ce: Hon. Dick Murphy
Hon. Michael Zucchet

Laurinda Owens, California Coastal Commission
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