STATE OF CALIFORNIA - THE RESOURCES AGENCY ARNOLD SCHWARZENEGGER, Governor

CALIFORNIA COASTAL COMMISSION

South Coast Area Office
200 Oceangate, Suite 1000
Long Beach, CA 90802-4302

(562) 590-5071 Filed: March 27, 2006
49th Day: May 15, 2006
180th Day: September 23, 2006
. Staff: Anne Blemker-LB
T7J Staff Report:  May 25, 2006

Hearing Date: June 13-16, 2006
Commission Action:

STAFF REPORT: CONSENT CALENDAR

APPLICATION NUMBER:  5-06-120

APPLICANT: City of San Clemente
AGENT: Ben Parker, Associate Civil Engineer, City of San Clemente
PROJECT LOCATION: 221-225 West Marquita and 320 Encino Lane, San Clemente

(Orange County)

PROJECT DESCRIPTION: Storm drain improvements within Palizada Canyon, including
replacement of existing catch basin junction structure and
approximately 85 linear feet of storm drain pipe, slope reconstruction,
and replanting with native species. Approximately 1,160 cubic yards
of grading (570 cy cut and 590 cy fill) are proposed for trenching and
slope reconstruction.

LOCAL APPROVALS RECEIVED: San Clemente Planning Division Approval-in-Concept dated
February 15, 2006

SUMMARY OF STAFF RECOMMENDATION:

The applicant is proposing to replace an existing storm drain pipe buried along a coastal canyon
slope in a residential neighborhood of San Clemente. The major issues raised by the proposed
development are water quality and potential habitat impacts.

Staff recommends the Commission APPROVE the proposed project subject to two (2) special
conditions. Special Condition No. 1 requires compliance with construction best management
practices and Special Condition No. 2 requires replanting of the slope with native vegetation for
habitat enhancement and erosion control purposes.

At the time of this staff report, the applicant is in agreement with the staff recommendation and
special conditions.

SUBSTANTIVE FILE DOCUMENT: City of San Clemente Certified Land Use Plan.
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LIST OF EXHIBITS:

1. Location Map
2. Assessor’'s Parcel Map
3. Project Plans

STAFF RECOMMENDATION:

MOTION: I move that the Commission approve the coastal development permit applications
included on the consent calendar in accordance with the staff recommendations.

STAFF RECOMMENDATION TO ADOPT CONSENT CALENDAR:
Staff recommends a YES vote. Passage of this motion will result in approval of all the permits
included on the consent calendar. The motion passes only by affirmative vote of a majority of the

Commissioners present.

RESOLUTION:

l. APPROVAL WITH CONDITIONS

The Commission hereby APPROVES a coastal development permit for the proposed development
and adopts the findings set forth below on grounds that the development as conditioned will be in
conformity with the policies of Chapter 3 of the Coastal Act and will not prejudice the ability of the
local government having jurisdiction over the area to prepare a Local Coastal Program conforming
to the provisions of Chapter 3. Approval of the permit 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 development on the
environment, or 2) there are no further feasible mitigation measures or alternatives that would
substantially lessen any significant adverse impacts of the development on the environment.

Il STANDARD CONDITIONS

1. Notice of Receipt and Acknowledgment. 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 this permit is reported to the Commission. Development shall be pursued in a diligent
manner and completed in a reasonable period of time. Application for extension of the
permit must be made prior to the expiration date.

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

4, 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.
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Terms and Conditions Run with the Land. These terms and conditions shall be perpetual,
and it is the intention of the Commission and the permittee to bind all future owners and
possessors of the subject property to the terms and conditions.

SPECIAL CONDITIONS:

Storage of Construction Materials, Mechanized Equipment and Removal of Construction
Debris

The permittee shall comply with the following construction-related requirements:

€) No construction materials, debris, or waste shall be placed or stored where it may
enter the storm drain system leading to the Pacific Ocean;

(b) Any and all debris resulting from construction activities shall be removed from the
project site within 24 hours of completion of the project;

(c) Erosion control/sedimentation Best Management Practices (BMP’s) shall be used to
control sedimentation impacts to coastal waters during construction. BMPs shall
include, but are not limited to: placement of sand bags around drainage inlets to
prevent runoff/sediment transport into coastal waters, installation of silt fencing, and
a pre-construction meeting to review procedural and BMP guidelines;

(d) Construction debris and sediment shall be removed from construction areas each
day that construction occurs to prevent the accumulation of sediment and other
debris which may be discharged into coastal waters. Debris shall be disposed of
outside the coastal zone, as proposed by the applicant.

Submittal of Revised Revegetation Plan

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the applicant shall
submit, for the review and approval of the Executive Director, a revised plan for
revegetation to prevent erosion and enhance the habitat value of the canyon. The plan
shall be prepared by a licensed landscape architect or qualified professional.

1. The plan shall demonstrate that
(a) all planting will be completed within 60 days after completion of construction;

(b) all required plantings will be maintained in good growing condition through-out
the life of the project, and whenever necessary, shall be replaced with new plant
materials to ensure continued compliance with the landscape plan;

(c) To minimize the need for irrigation and minimize encroachment of non-native
plant species into the canyon and adjacent or nearby native plant areas, except
as allowed in subsection (d) of this condition, all vegetation shall consist of plant
species that are native to coastal Orange County and appropriate to the habitat
type. No plant species listed as problematic and/or invasive by the California
Native Plant Society, the California Exotic Pest Plant Council, or as may be
identified from time to time by the State of California shall be employed or
allowed to naturalize or persist on the site. No plant species listed as a ‘noxious
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weed’ by the State of California or the U.S. Federal Government shall be utilized
within the property. Except as allowed in subsection (d) of this condition, any
existing landscaping that doesn’t meet the above requirements shall be
removed;

(d) existing vegetation on private property outside of the canyon that is not subject
to disturbance by the proposed project may be retained. If disturbed, existing
vegetation on private property outside of the canyon that is subject to
disturbance shall be replaced with native or drought tolerant non-invasive non-
native species;

(e) No permanent irrigation system for the proposed project shall be allowed within
the proposed project area. Temporary above ground irrigation to allow the
establishment of the plantings is allowed.

2. The plan shall include, at a minimum, the following components:
(@) a map showing the type, size, and location of all plant materials that will be on
the developed site, topography of the developed site, the temporary irrigation

system, and all other landscape features, and

(b) a schedule for installation of plants and installation and removal of the temporary
irrigation system.

B. The permittee shall undertake development in accordance with the approved final plan.
Any proposed changes to the approved final plan shall be reported to the Executive
Director. No changes to the approved final plan shall occur without a Commission

amendment to this coastal development permit unless the Executive Director determines
that no amendment is legally required.

V. FINDINGS AND DECLARATIONS:
The Commission hereby finds and declares:

A. PROJECT LOCATION AND DESCRIPTION

The subject site is located in Palizada Canyon between 221-225 West Marquita and 320 Encino
Lane, within a residential neighborhood in the City of San Clemente, Orange County (Exhibits 1 &
2).! The site is designated RM (Medium Density Residential) in the San Clemente certified LUP.

The project involves improvements to a deteriorated storm drain system that becomes plugged and
overflows during major storm events, causing erosion of the canyon slope. The improvements are
not intended to accommodate new development, but will serve existing development. The applicant
is proposing to replace an existing catch basin junction structure and approximately 85 linear feet of
12" diameter corrugated metal storm drain pipe with new 18" diameter High Density Polyethylene
pipe in the same location along a coastal canyon slope (Exhibit 3). The existing and proposed drain

! Where the project extends onto private property, the applicant has invited the owner to become a co-
applicant in the current application. No invitations to become a co-applicant have been accepted.
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pipe will be buried under ground. The project also involves slope reconstruction and replanting with
native species. Temporary irrigation is proposed to establish the vegetation. The proposed project
does not qualify for an exemption from permit requirements for repair and maintenance activities
due to its location within a coastal canyon.

The project requires approximately 1,160 cubic yards of grading (570 cy cut and 590 cy fill) for
trenching activities and slope reconstruction. During construction, the applicant will be required to
implement best management practices (BMPs) designed to minimize erosion and prevent debris
from entering the storm drain system. Runoff from the storm drain system at this site drains to a low
flow diversion system downstream. As such, no new structural BMPs are proposed as part of this
project.

After construction, the applicant will be required to restore the site and revegetate any disturbed
areas. Palizada Canyon currently contains a majority of non-native plant species. San Clemente’s
certified LUP advocates the preservation of native vegetation and discourages the introduction of
non-native vegetation in coastal canyons. While no rare or endangered species have been
reported to exist within the subject area, the City has designated all coastal canyons, including
Palizada Canyon, as environmentally sensitive habitat areas (ESHA) in the certified LUP. The
coastal canyons act as open space and potential wildlife habitat, as well as corridors for native
fauna. Decreases in the amount of native vegetation due to displacement by non-native vegetation
have resulted in cumulative adverse impacts upon the habitat value of the canyons. As such, the
quality of canyon habitat must be assessed on a site-by-site basis.

The subject canyon is considered somewhat degraded due to the presence of both native and non-
native plant species. No portion of the area affected by the proposed development contains
resources that rise to the level of ESHA. Nonetheless, the applicant proposes to revegetate the
areas disturbed by construction activities with native plant species. A “Reconstruction Planting
Plan” was submitted by the applicant. The plan provides a list of native species to be used along
the canyon slope. However, it is unclear which plant species will be used within the canyon bottom
and on the adjacent residential properties. The plans state that the contractor shall “comply with the
Coastal Commission’s plant materials list and requirements for detention basin planting zone.” (It is
assumed that the canyon bottom is considered the detention basin planting zone.) With regard to
the residential properties, the plans state, "Remove existing shrubs and replace in kind.” Itis
unknown if the existing shrubs are native or non-native species.

To improve the habitat value of the canyon and to prevent potential erosion, the applicant will be
required to submit a revised revegetation plan demonstrating that only plant species native to
coastal Orange County and appropriate to the habitat type will be used in their restoration efforts
on the canyon slope and canyon bottom. Existing non-native plants located within the back yards
of the residences that are outside of the canyon and not disturbed by the proposed development
may be retained. If disturbed, any plants to be replanted must be native plants or non-native
drought tolerant plants, which are non-invasive. Special Condition 2 specifies these requirements.

The placement of vegetation that is considered to be invasive which could supplant native
vegetation should not be allowed. Invasive plants have the potential to overcome native plants and
spread quickly. Invasive plants are generally those identified by the California Invasive Plant
Council (http://www.cal-ipc.org/) and California Native Plant Society (www.CNPS.org) in their
publications.
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Furthermore, any plants in the revegetation plan should be drought tolerant to minimize the use of
water. The term drought tolerant is equivalent to the terms 'low water use' and 'ultra low water use
as defined and used by "A Guide to Estimating Irrigation Water Needs of Landscape Plantings in
California” prepared by University of California Cooperative Extension and the California
Department of Water Resources dated August 2000 available at
http://www.owue.water.ca.gov/landscape/pubs/pubs.cfm.

The project site is located approximately ¥4 mile from the beach. Public access to the beach is
available at Linda Lane Park to the southwest. The subject site is located in a residential
neighborhood and does not serve as a primary access route to the beach. Therefore, the project
will not adversely affect the public’s ability to access the coast.

B. WATER QUALITY

The proposed work will be occurring in a location where there is a potential for a discharge of
polluted runoff from the project site into coastal waters. The storage or placement of construction
material, debris, or waste in a location where it could be carried into coastal waters would result in
an adverse effect on the marine environment. To reduce the potential for construction and
post-construction related impacts on water quality, the Commission imposes special conditions
requiring, but not limited to, the appropriate storage and handling of construction equipment and
materials to minimize the potential of pollutants to enter coastal waters and for the use of on-going
best management practices following construction. As conditioned, the Commission finds that the
development conforms to Sections 30230 and 30231 of the Coastal Act.

C. HABITAT, RECREATION AND PARK IMPACTS

As conditioned, the development will not result in significant degradation of adjacent habitat,
recreation areas, or parks and is compatible with the continuance of those habitat, recreation, or
park areas. Therefore, the Commission finds that the project, as conditioned, conforms to Section
30240(b) of the Coastal Act.

D. PUBLIC ACCESS

The proposed development will not affect the public’s ability to gain access to, and/or to use the
coast and nearby recreational facilities. Therefore, as proposed, the development conforms to
Sections 30210 through 30214, Sections 30220 through 30224, and 30252 of the Coastal Act.

E. LOCAL COASTAL PROGRAM

The Commission certified the Land Use Plan for the City of San Clemente on May 11, 1988, and
certified an amendment approved in October 1995. On April 10, 1998, the Commission certified
with suggested modifications the Implementation Plan portion of the Local Coastal Program. The
suggested modifications expired on October 10, 1998. The City re-submitted on June 3, 1999, but
withdrew the submittal on October 5, 2000. As conditioned, the proposed development is
consistent with Chapter 3 of the Coastal Act and with the certified Land Use Plan for the area.
Approval of the project, as conditioned, will not prejudice the ability of the local government to
prepare a Local Coastal Program that is in conformity with the provisions of Chapter 3.


http://www.owue.water.ca.gov/landscape/pubs/pubs.cfm
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F. CALIFORNIA ENVIRONMENTAL QUALITY ACT

As conditioned, there are no feasible alternatives or feasible mitigation measures available which
would substantially lessen any significant adverse effect which the activity may have on the
environment. Therefore, the Commission finds that the proposed project, as conditioned to
mitigate the identified impacts, is the least environmentally damaging feasible alternative and can
be found consistent with the requirements of the Coastal Act to conform to CEQA.

H:\Staff Reports\June06\5-06-120 (Marquita Storm Drain) ALB.doc



ELA

5-06-120 (San Clemente)
Staff Report—Consent Calendar
Page 8 of 13

w W w v wWw w w w

(€ 2006 Rand McNally % Compary  —s—-a
Ll T

ad

L CTE CALGR
7 C7E reRLAND

s

s i
e AvEn(
o 00 i)
e e
£ o

Eriy

AT

s %\Wm
i 7

7

©

SEE /TGgT T\

n

NN

2 2t
~'5“;\/ 3 ‘5\
2, 0%, B %

& A
A
AP R
g
SR
9

s ¥

RECEIVE

" | -
:Bouwtir Cocst Rec

HCTPAL

n

e
o

<

M

MAR 2 412008

 CALFORNIA
COASTAL COMMISSION

AL

s, 4,
S e
S5

%

e

o
RN

£
o

BEAL il

GLE RuEON

Yieny ity

0 MAP

£E

boin. = 2400 ft.

miles

702 3NV

| S COASTAL COMMISSION |/
> S-06-120 ||
| EXHIBIT # -]
E PAGE_M.LM‘,“OF-—L—-' |
o~ | E8
N
(@)
. = : " 2 w’;\m d 33?' < ’\ = ! ‘




5-06-120 (San Clemente)
Staff Report—Consent Calen
Page 9 of 13

8—-45

COASTAL cogwussmm
0&-0l-120
—

EXHIBIT #

PacE L __oF. &=

NCTE - ASSESSORS BLOCK &
PARCEL NUMBERS
SHOWN IN CIRCLES

dar

THIS MAP was FPREPARED FOR ORANGE

COUNTY ASSESSOR DEFT orme

¢ ) T. PURPOSES ONL v

T JISSESSOR MAKES NO GUaRanter . 70

e 07"-;.&/' ;ZI,SEfYOR ASSUMES ANy j4gi Ty
HER USES, NOT 7 cE

ALL RIGRTS REsgmyep © O REPRODUCED:

© COPYRIGHT ORANGE county assrssop 1994

]

ASSESSORS juar
200K 892 P4cE 07

COUNTY OF ORancE



5-06-120 (San Clemente)
Staff Report—Consent Calendar
Page 10 of 13

©
@
'}

fstorm prRAm.*
EASEMENT

COASTAL COMMISSION
i A
EXHIBIT #

PAGE = OF

TRACT NO. 779 MM 23-197025iN
TRACT NO 784 MM 23-35

TRACT NO. 793 MM 24 m@c
TRACT NO. 9794 MM 429-3, K~

PARCEL MAP P M. /45’?&
OITE —> 23
., S %

MARCH 1975 z



5-06-120 (San Clemente)
Staff Report—Consent Calendar

Page 11 of 13

o
QF_,g:;

EXHIBIT #

SHEET3 OF 7

PAGE

£ pen

® 6@

AEMIVE EXISTING PLE. AND CONSTRUST HEW
EHA S0 PLAN Mo J205

alaloe)

©
@
® H OPE TRENCH DRAIK, TYPE 4w10b,
o ot e
e B s TR
®

DISPOSITION NOTES

[0] evarcer w euace

LEGEND
(Y o tame us. s
@ 31 s e

B L e
Lz6rw0c0 e
oSG Aocess Lt
e
ek puatren
o0 Fence

SECTION B-B

H3S

§ vucca TaEE

SHALL/LEARESS TREE

WP, CONRIL PORT

KABBARA
ENGINEERING
gl HORTH HARWOID m.«uﬂw,«

SRR R R

GRAPHIC SCALE
[ 7

m 221-225 W. MARQUITA STORM DRAIN RECONSTRUCTION
i .@ SLOPE RESTORATION PLAN

e CROIECT Ho.13803
CITY OF SAN CLEMENTE

221226 NARGNTA STORS GRAN RLSGHSTRUCTION PROECT Wa. 13603




5-06-120 (San Clemente)
Staff Report—Consent Calendar

Page 12 of 13

50
77
ZA\ M
M’ E.JA
= W} 9
e
AN
S5 Wi
I 9
ERRT = 18 Eﬂm
N ERaN %
98_

R At CONSTRUCTION

@ commierin 15 smvie s 7w sene s rorr

£

D savour  ew

BEFRESSIN PR DLENA ST P
LS

DISPOSITION _NOTES

[} sewzcr m e

STORM DRAIN PROFILE
PROJECT No.13503

CITY OF SAM CLEMENTE




5-06-120 (San Clemente)
Staff Report—Consent Calendar

Page 13 of 13

1AL COMMISSION

|20

COAS

5100 -
EXHIFT #
= ,’,D.,WOF

— PANT LIST

[ arr | BizE | wEiGHT | BOTANICA. NAHE Cormion N

2 GaL -3F1.[ RBES VIBLRIFGL UM
S

CATALINA PERFES

1§

oA | 4o PT| misgs sreEciosn FUCHS A FLOMERING

AL | 3-5FL| ENCELIA CALlFoRiCA CALFORN A BNCELIA

GAL[ £-BFL} GALVEIL BPECICSA

1L AN BISH BHAPDRAGIN

ALY 510 FT;  Raus NTEGRFCLIA LEMONADE BERRY

0| B22es | FLART CHENGE PER L. FIRE

AITHORITT R AT (18T

folofols

GAL | 512 F1] RCIMETA COULTER MATILILA POPST

i

LEGEND

FRAGARIA CHILOENSB - BEACH STRAUEERRY
GROWD COVER - FLATS ® ' O,

Or—em

PLANTING NOTES

3. Al sisting Ieprevemsnts, mstsriale, andl plant matarisl ls 1a ramalr in the

4. Contracter ahalt vi

5.

6. Lnlsse shour. olhszuise on fha plen, restora n

1

e

tecied From camags diring

ot ohas dad ik | b prop ey s chea
T Tar ok o rapisca sni svising heme cmeged o
Titrbad 43 dirsdiad by tre Oner % o AOGIHGS1 Cont 36 Tha e

e prior to bid. No char.
70 acwial or clsinec] Glacrapancies Deluasn ki
[piane.

conlract pres will b aliwsd
e conditions, snct those shoun o1

Contzactor wkl ba 1ully rsapaslbls for rssloring all a-sae clsturbad g the
SSPLE AR < “ =

[placa msting lanciscapa masarail and
Irigation tyster canaged by conlruction activities. Graveshall ba rapiacad siin scd.

Linlaas shown Stharuise on the plan rasiors In piace exising wrigaiion sysler dsnsgsd by
Comnuction Sctivikies with I tation sctmnent In kad.

Contractor's raiensncs paricd shall ba 2 days fror chy final spproval.

NoTE

CENTRACTORN 10 FEFLACE 40D REFAIR To 118 ORIGHAL CODITOR 4 ExsTeis
LADBEAPE, IRRIGATION STSTENS, UTA TLES, A STRICTRES S HAS BEEN
DarI2GED BY CONTRACT oS JORK. COHTRUCTOR SHALL ASSIE RAL REAPONSLITY
Fve TIE COB? T MRAM (043 REPLACE $UD [ AMAGED 135148, MIDFICATCS.

48 DIFECTED 57 THE CITY 8ulaLL BE FROVDED B T CONTRACTOR AT Hg.
AEOMNAL CoaT 19 T G,

CONTRACIION SLILL GALATER T BATAL OF ALL L AHDSCARE PLlelt MATERIE.
T3 WL AL AREAY WUESE DAMAGE Wi COORRED CAE 10 HS™ALLATON

r e w0 prens 43 DIECTED
BT THE CITY T0 REPLACE DAAGED PLYTHG MATERAL SHALL BE FROVOED BT T
CONTRACTOR: &1 NO ADOIONA. COT T 1o SITY. CONTRAGTOR SALL ASUME

L RESCONNBILITY For T CO8T 10 REPLACE DAleArls M e8! MHATERI L
CONTRATIOR SHALL COr¥a.T ATH T COAST COMMESION' 1o MATERIALS LIST
1D MEGINEITS 0R DETNTIO PASH PLANTRG Z0HE

KOBATA ASSOCIATES, INC,
LANDSCAPE ARCHITECTURE

AL
LELA

REVISIDHNS

REFERENCES

— are, ¢ 221-225 W. MARQUITA STORM DRAIN
TREVH BY 1 3 RBECONSTRUCTION RAVTIG 4D
CHECKED BY PLANTING PLAN
APPROVEL 1« PROJECT No.13603 ShEET & _
APPROVALS CITY OF SAN CLEMENTE 53 ’

£-235 MARQUITA STORM DRAIR REDONSTRUCTICN PROSECT Ne, 12803




	STAFF REPORT:  CONSENT CALENDAR
	I. APPROVAL WITH CONDITIONS
	II. STANDARD CONDITIONS
	III. SPECIAL CONDITIONS:




