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STATE OF CALIFORNIA – NATURAL RESOURCES AGENCY                                                                                       EDMUND G. BROWN, JR., GOVERNOR 
 

CALIFORNIA COASTAL COMMISSION 
South Coast Area Office 
200 Oceangate, Suite 1000 
Long Beach, CA 90802-4302 
(562) 590-5071 

 
 
 
 
 
TO: Commissioners and Interested Persons 
 
FROM: Sherilyn Sarb, Deputy Director 
  Charles Posner, Supervisor of Planning 
  Meg Vaughn, Staff Analyst 
 
RE:  Amendment Request No. 1-14 (LCP-5-HNB-14-0844-1) to the City of Huntington Beach 

Local Coastal Program, for Commission Action at its May 13-15, 2015 meeting in Santa 
Barbara. 

 
Local Coastal Program Amendment No. 1-14 

 
The Coastal Commission certified the City of Huntington Beach Local Coastal Program (LCP) in March 
1985.  Amendment Request No. 1-14 would change the zoning from Residential Agriculture – Coastal 
Zone Overlay (RA-CZ) to Residential Low Density – Coastal Zone Overlay (RL-CZ) at an 
approximately 0.29 acre area located on the east side of Hampton Lane and west side of Bolsa Chica 
Street.  The lots affected include portions of Lots D, E, and G of Tract 15374 near the southwest corner 
of the intersection of Bolsa Chica Street and Los Patos Avenue, in the City of Huntington Beach, 
Orange County.  The LCP amendment request affects only the LCP Implementation Plan (IP) portion of 
the certified LCP.  
 
The proposed changes to the City’s zoning code are contained in City Council Ordinance No. 4033 (See 
Exhibit B). The LCP amendment request was submitted for Commission certification by City Council 
Resolution No. 2014-80 (Exhibit A). The City held two public hearings for the ordinance: City Council 
Meeting 10/6/14; & Planning Commission Meeting 8/12/14. The LCP amendment request was 
submitted and deemed complete on November 10, 2014. The Commission granted a one-year time 
extension on January 8, 2015 (extending the time limit to act to January 9, 2016). 
 

STAFF RECOMMENDATION 
 
The change proposed in this LCP amendment will bring the zoning at the subject site into conformance 
with the certified land use designation at the subject site.  However, because the proposed amendment 
will change the zoning at the subject site, this amendment is categorized as major rather than minor, 
even though the proposed amendment does not raise any significant coastal issues. 
 
Staff is recommending that the Commission, after public hearing, certify the LCP amendment request as 
submitted. The motion to accomplish this recommendation is on Page Three. 
 
 
 

 

April 23, 2015 

W 15b 
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STANDARD OF REVIEW 
 
The standard of review for the proposed amendment to the LCP Implementation Plan (IP), pursuant to 
Sections 30513 and 30514 of the Coastal Act, is that the proposed IP amendment conforms with, and is 
adequate to carry out, the provisions of the certified Land Use Plan (LUP). 
 
 
SUBSTANTIVE FILE DOCUMENTS 
 
1. City of Huntington Beach certified Local Coastal Program (LCP), originally certified March 1985 
2. City of Huntington Beach local Coastal Development Permit 98-17 (Signal Landmark, Sandover 

Development) 
 
 
EXHIBITS  
 
Exhibit A – City of Huntington Beach City Council Resolution No. 2014-80 
Exhibit B – City of Huntington Beach City Council Ordinance No. 4033 
Exhibit C – Existing Zoning Designations 
Exhibit D – Proposed Zoning Designations 
Exhibit E – Certified Land Use Designation 
Exhibit F - Vicinity Map 
 
 
FOR ADDITIONAL INFORMATION 
 
The LCP Amendment file is available for review at the South Coast District office located in the Molina 
Center, 200 Oceangate, Suite 1000, Long Beach, 90802. The staff report can be viewed on the 
Commission’s website: www.ca.coastal.ca.gov. For additional information, contact Meg Vaughn in the 
South Coast District office at (562) 590-5071.  

http://www.ca.coastal.ca.gov/
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I. MOTION AND RESOLUTION 
 

Motion: I move that the Commission reject Amendment No. 1-14 to the City of Huntington 
Beach Implementation Plan as submitted by the City." 

 
Staff recommends a NO vote.  Failure of this motion will result in certification of the Implementation 
Plan amendment as submitted and the adoption of the following resolution and findings.  The motion 
passes only by an affirmative vote of a majority of the Commissioners present. 
 

Resolution to Certify the IP Amendment as Submitted 
 

The Commission hereby certifies Amendment Request No. 1-14 to the LCP Implementation 
Plan for the City of Huntington Beach as submitted and adopts the findings set forth below on 
grounds that the Implementation Plan as amended conforms with, and is adequate to carry out, 
the provisions of the certified Land Use Plan.  Certification of the Implementation Plan as 
amended 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 Implementation Program on the environment, or 2) there are 
no further feasible alternatives and mitigation measures that would substantially lessen any 
significant adverse impacts on the environment. 

 
II. FINDINGS 
 
A. Description of the LCP Amendment Request 
 
The LCP amendment proposes to change the zoning from Residential Agriculture - Coastal Zone 
Overlay (RA-CZ) to Residential Low Density – Coastal Zone Overlay (RL-CZ) at an approximately 
0.29 acre area located on the east side of Hampton Lane and west side of Bolsa Chica Street.  The lots 
affected include portions of Lots D, E, and G of Tract 15374 located near the southwest corner of the 
intersection of Bolsa Chica Street and Los Patos Avenue, in the City of Huntington Beach, Orange 
County.  The existing zoning at the subject site splits the subject lots (Lots D, G, and E).  The western 
portion of these lots are zoned RL and the eastern portion of these lots are zoned RA (See page 3 of 
Exhibit B).  The proposed changes to the certified LCP are attached as Exhibit B (Ordinance No. 4033).  
The proposed changes are also depicted in Exhibits C (Existing Zoning Designations) and D (Proposed 
Zoning Designations).  The proposed change will be reflected on Zoning Map DM 34 of the Huntington 
Beach Zoning and Subdivision Ordinance portion of the City’s certified Implementation Plan.  The LCP 
amendment request affects only the Implementation Plan (IP) portion of the certified LCP.  The 
proposed zone change is intended to bring the zoning into conformance with the certified land use 
designation. 
 
 Local Area Background 
 
The subject site is located on the Bolsa Chica Mesa.  The Mesa and adjacent lowlands have been the 
subject of much debate over the years.  With the exception of the two remaining undeveloped properties 
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(known as the Ridge and Goodell properties), most of the major questions regarding development on the 
Bolsa Chica Mesa and lowlands were resolved with the State’s acquisition of the lowland wetlands and 
lower bench, the Bolsa Chica Restoration Project (Consistency Determination 061-01), the 
Commission’s approval of Coastal Development Permit 5-05-020, and the City’s approval of Local 
Coastal Development Permit 98-17.  Coastal Development Permit 5-05-020 in 2005 allowed subdivision 
and development of 349 homes and related infrastructure, preservation and restoration of 37.1 acres of 
sensitive habitat, and public parks and trails.  The subdivision also approved creation of an 11.8-acre 
residual parcel located on the lower bench of the Bolsa Chica Mesa, which has been acquired by the 
State of California and is now a part of the Bolsa Chica Ecological Reserve managed by the California 
Department of Fish & Wildlife.  The Signal Landmark Company has been the historic owner of the 
Bolsa Chica Mesa, and is the permittee on 5-05-020.  The development approved under 5-05-020 is 
known as “Brightwater.”  At the time of the Commission’s action, the Brightwater area was located 
within unincorporated County area.  At that time, the City/County boundary crossed diagonally through 
the northeastern most corner of the Bolsa Chica Mesa.  The Brightwater area has since been annexed 
into the City of Huntington Beach, but has not yet been incorporated into the City’s LCP.  East of the 
former diagonal boundary, is an area within the City of Huntington Beach and located within the City’s 
LCP jurisdiction.  Signal Landmark is also the permittee for a 16 lot residential development located in 
this northeastern most portion of the Bolsa Chica Mesa.  This 16 lot residential subdivision is known as 
“Sandover.”  Sandover is located in an area that has been a part of the City of Huntington Beach and 
covered in its certified LCP since the time the LCP was originally certified. The 16 lot residential 
Sandover development was approved by the City in 1999 under Local Coastal Development Permit 98-
17. 
 
The area subject to this LCP amendment is a triangular area located in southeastern most portion of the 
Sandover site. The southern boundary of the subject site abuts the Brightwater development area. 
 
B. Consistency with the Certified Land Use Plan 
 
The standard of review for the proposed amendment to the LCP Implementation Plan (IP), pursuant to 
Sections 30513 and 30514 of the Coastal Act, is that the proposed IP amendment conforms with, and is 
adequate to carry out, the provisions of the certified Land Use Plan (LUP).  The certified LUP sets forth 
policies to control development, protect coastal resources, and enhance shoreline access.  The site of the 
proposed zone change is currently land use designated Residential Low Density (RL-7), which allows 
single family residential development with a maximum density of 7 units per net acre.  The existing 
zoning at the subject site is Residential Agriculture which allows agricultural uses, and, subject to 
approval of a building permit, single family dwellings on lots with a minimum size of one acre and 
subject to a maximum density of one unit per acre and a maximum of five units on any single parcel.  
The subject site’s total area is 0.29 acre. Even if considered with the entirety of the three lots’ acreage 
area, their total acreage is less than one acre (the entirety of the three affected lots total acreage is 
approximately 0.6 acre).  The entirety of each of the three lots affected by the proposed zone change is 
currently land use designated Residential Low Density (RL-7 maximum density 7 units per acre).  The 
proposed zoning is Residential Low Density – Coastal Zone Overlay (RL-CZ), which is the zone that 
implements the land use designation Residential Low Density (RL-7).  Currently, the center lot (Lot G) 
is developed as the entry street into the Sandover residential community (Sandover Drive), and the 
remaining two lots (Lots D and E) support entry landscaping.  No change to the entry street is proposed. 
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At the time the Sandover development was approved by the City, the developer (Signal Landmark) 
expected it to eventually tie it in to the future Brightwater development.  And so the entry area (Lots D, 
E, and G, the eastern portions of which are the subject of this LCP amendment) was designed to 
eventually be converted from lettered lots into residential lots, with the entrance into Sandover to be 
combined with the entry into Brightwater at Brightwater Drive.  However, because Sandover was 
approved as a private, gated community and Brightwater was approved with public streets, parking and 
access, shifting of the Sandover entry is no longer under consideration.  Now that that has been 
finalized, the Sandover developer (Signal Landmark) intends to retain the entry at Sandover Drive (in 
Lot G) and ultimately convert the remaining entry area to residential lots.  In addition, Signal Landmark 
intends to resolve the remnant lots created due to the former City/County border.  Signal Landmark has 
proposed this in three related steps: 1) this LCP amendment, 2) a lot line adjustment, and 3) a new 
subdivision. The lot line adjustment would affect Lot D of this LCP amendment as well as lots in the 
adjacent Brightwater development.  The lot line adjustment is being proposed via Coastal Development 
Permit Amendment Application 5-05-020-A4.  The subdivision proposed under Coastal Development 
Permit Application 5-14-1837, if approved, would create three new residential lots in Sandover.  Two of 
the residential lots would be created by converting two lettered lots to numbered lots (these lots are 
located on either side of the Sandover Drive entrance), as well as a third lot to be created from remnant 
lots along the former City/County boundary in the northwest corner of Sandover.  In addition, four new 
residential lots would be created in the adjacent Brightwater area. Coastal Development Permit 
Amendment Application 5-05-020-A4 and Coastal Development Permit Application 5-14-1837 will be 
considered separately from this LCP amendment by the Commission. 
 
The City’s 1999 approval of the Sandover development included subdivision of the approximately 5-
acre property into sixteen residential lots and five lettered lots (TTM 15734).  The five lettered lots were 
approved as the private streets serving the residences (now Shelburne Drive, Hampton Lane, and 
Sandover Drive), landscape easements, and undeveloped, triangular remnants along the then 
City/County boundary.  The three lots that are the subject of this zone change were created as part of the 
City’s approval of the original Sandover subdivision as landscape areas and Sandover Drive.  Because 
no residential development was proposed on the three lettered lots, no zone change was pursued at that 
time.  However, the property owner (Signal Landmark)  intends to pursue residential development in the 
area of these lettered lots, which requires correction of the zoning inconsistency. 
 
The subject site (and entire Sandover area) has been land use designated low density residential since the 
City’s Land Use Plan was first certified in 1982.  Likewise, the zoning at the Sandover development site 
has been Low Density Residential (RL-7 [formerly called R-1]) with the notable exception of the 
triangular area in the southeast corner which is the subject of this LCP amendment (including the eastern 
portions of Lots D, E, and G of Tract 15734 [see Exhibits B, C, and D]).  The triangular subject site has 
been zoned Residential Agriculture since the City’s Implementation Plan was first certified in 1985.  
This land use designation/zoning inconsistency appears to have been an oversight in the LCP 
certification process that was not recognized by Commission staff until submittal of the subject IP 
amendment.  In addition, at the time the City acted on the Sandover subdivision in 1999, no 
inconsistencies were presented as no development other than the entry street and landscaping were 
approved on the subject lots.  Thus, the development approved by the City in 1999 was consistent with 
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both the certified land use designation and zoning.  However, the City now wishes to rectify the 
inconsistency. 
 
The standard of review for the requested zone change is whether it will be consistent with and adequate 
to carry out the certified land use designation at the site and the policies and standards of the certified 
LUP.  The proposed zone change will eliminate the existing inconsistency between the certified land use 
designation and the zoning at the subject site.  The site has been land use designated low density 
residential since the City’s Land Use Plan was first certified.  The land use designation at the subject site 
is consistent with the existing land use designation and existing development in the Sandover 
community in which the site is located.  In addition, the proposed RL-CZ zone will be consistent with 
existing and approved development in the immediate Sandover and Brightwater vicinity.  The Sandover 
development includes 16 single family residences with lot sizes similar to the subject site lots.  The 
Brightwater development abuts the Sandover development on the south and west.  The proposed zoning 
will be consistent with the existing and approved development in that community, including similar lot 
sizes.  Moreover, the proposed zoning is the appropriate zone to support the currently certified land use 
designation at the subject site. 
 
The changes proposed in this IP amendment will make the zoning at the subject site consistent with the 
land use designation at the subject site. Further, the proposed zone change does not include any changes 
that would adversely affect coastal resources.  Therefore, the Commission finds that the proposed 
change conforms with, and is adequate to carry out, the provisions of the certified LUP. 
 
C. California Environmental Quality Act (CEQA) 
 
The City of Huntington Beach is the lead agency for the purposes of California Environmental Quality 
Act review of the proposed LCP amendment.  Pursuant to the California Environmental Quality Act 
(CEQA) and the California Code of Regulations [Title 14, Sections 13540(f), 13542(a), 13555(b)] the 
Commission's certification of this LCP amendment must be based in part on a finding that it is 
consistent with CEQA Section 21080.5(d)(2)(A).  That section of the Public Resources Code requires 
that the Commission’s regulatory program require that a proposal not be approved or adopted if there are 
feasible alternatives or feasible mitigation measures available which would substantially lessen any 
significant adverse affect which the activity may have on the environment. 
 
The Commission finds that, for the reasons discussed in this report, the proposed LCP amendment 
complies with the California Environmental Quality Act because: 1) feasible mitigation measures and/or 
alternatives have been incorporated to substantially lessen any significant adverse affects of the plan on 
the environment, and 2) there are no further feasible alternatives and mitigation measures that would 
substantially lessen any significant adverse impacts which the LCP Amendment may have on the 
environment. The Commission finds that the proposed LCP amendment will be consistent with Section 
21080.5(d)(2)(A) of the Public Resources Code. 
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