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101. PURPOSE

The Coastal Element is an element of the City of San Clemente General Plan and is the
adopted policy statement for growth, development, and preservation of the Coastal Zone.
As such, the Coastal Element is the primary planning document for reviewing coastal
related issues and development in the Coastal Zone. It identifies specific goals and
policies regarding the use and development of land and the preservation and enhancement
of coastal resources. The Coastal Element establishes the appropriate locations for
residential, commercial, recreational, and mixed use development within the Coastal
Zone. The document also identifies areas that should remain free from development in
order to preserve the remaining coastal canyons, coastline, coastal bluffs, and coastal
access points.

102. STATUTORY REQUIREMENTS

The California Coastal Act of 1976 is the successor to Proposition 20, the 1972 ballot
initiative that first recognized the significant value of coastal resources as a statewide
issue. The Coastal Act is intended to assure that coastal areas of California are developed
in a manner responsive to public objectives. The Act establishes these objectives as
coastal policies, and it provides guidelines for municipal governments to re-evaluate their
coastal area planning and zoning concepts to achieve consistency with the Act.

The California Coastal Act of 1976 declares that "to achieve maximum responsiveness to
local conditions, accountability and public accessibility, it is necessary to rely heavily on
local government and local land use planning procedures and enforcement in carrying out
the state's coastal objectives and policies." To this end, the Act directs each local
govemment lying wholly or partly within the Coastal Zone to prepare a Local Coastal
Program (LCP) for its portion of the Coastal Zone,

Coastal Commission
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Chapter 1: Introduction

An LCP consists of, a local government's land use plans, zoning ordinances, zoning
district maps and implementing actions which, when taken together, meet the
requirements of, and implement the provisions and policies of the Coastal Act at a local
level.

The land use plan, the heart of the LCP, is defined as, "the relevant portions of the local
government's general plan or local coastal element, which are sufficiently detailed to
indicate the kinds, location and intensity of land uses, the applicable resource protection
and development policies and, where necessary, a listing of implementing actions."

Section 15265 of the State EIR Guidelines exempts local governments from the
provisions of the California Environmental Quality Act (CEQA) relative to the
preparation and adoption of Local Coastal Programs. This does not imply that
development projects which are consistent with the adopted Coastal Element are exempt
from environmental analysis.

Where policies of the Coastal Element overlap, the policy which is the most protective of
coastal resources shall take precedence. Where there are conflicts between the policies
set forth in the Coastal Element and those set forth in any element of the City's General
Plan, such conflicts shall be resolved in accordance with Section 65300.5 of the
Government Code in a manner which gives full effect to provisions of the Coastal
Element.

103. PLAN ORGANIZATION

The City of San Clemente Coastal Element consists of goals and policies for specific
coastal land uses contained in the plan. The Coastal Element text is organized as follows:

o Introduction - describes the purpose, organization, and process used to develop
the Coastal Element and the development history of the Coastal Zone.

) Area Description - identifies the resources of the Coastal Zone. These resources
include an inventory of environmentally sensitive habitat areas, cultural resources,
circulation, shoreline access, existing urban development, and recreational
resources.

. Goals and Policies - identifies the goals and policies for shoreline access;
recreational and visitor serving facilities; coastal visual resources; water and
marine resources; sensitive habitat areas; and location and planning of new
development and land uses.

Coastal Commission
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Implementation Measures - is a partial summary of the measures which shall be
supplied in the implementation plan portion of the local coastal program that will
carry out the Coastal Element Goals and Policies.

Definitions - defines important terms used in this document for clarification of
their meaning and intent. .

RELATIONSHIP WITH OTHER PLANNING DOCUMENTS

General Plan - The City of San Clemente General Plan is the base planning
policy document of the City of San Clemente; it defines and sets forth the basic
policy and guidelines by which the community will be permitted to develop in the
future. The General Plan is intended to guide all planning, environmental
decisions, and development in the community over the next twenty years. Among
other things, the General Plan establishes what kinds of land uses will be permitted
and where; how dense the development may be; and the proportional relationship
of the built environment.

The policies in the Land Use Element of the General Plan provide the guiding
polices for the Coastal Element. The supplemental policies in the Coastal Element
are consistent with the policies contained throughout the General Plan. The
Coastal Element is the primary planning document for reviewing coastal related
issues and guiding development in the coastal zone.

Local Coastal Program - The California Coastal Act mandates that all local
jurisdictions lying wholly or partially within the Coastal Zone prepare a LCP. The
purpose of the LCP is to establish policies, procedures, and implementation
measures that preserve coastal resources as defined in the Coastal Act. - The LCP is
divided into two components: 1) A Land Use Plan, which establishes the guiding
coastal policies for review of coastal related issues and development in the Coastal
Zone; and 2) an implementation plan which includes zoning ordinances, zoning
district maps and other implementing actions which conform with and are
adequate to carry out the goals and policies of the certified Land Use Plan.

Zoning Ordinance - The City's Zoning Ordinance shall include sections which
will implement the Coastal Element. The Zoning Ordinance shall provide
regulations regarding land use, development review processes, and development
standards for the entire City. The portions of the Zoning Ordinance which apply
to the Coastal Zone make up the majority of the Implementation Plan component
of the City's LCP.

Coastal Commission
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Chapter 1: Introduction

. Pier Bowl! and Pico Corridor Specific Plans - The Pier Bowl Specific Plan and
portions of the Pico Corridor Specific Plan that are within the Coastal Zone
constitute the coastal zoning for these two important coastal development areas.
These two Specific Plans provide coastal zoning, development standards, design
guidelines, landscape requirements, and other design standards which implement
the Coastal Element policies for these areas.

. Parks and Recreation Master Plan - The Parks and Recreation Master Plan
establishes goals, policies, development standards and guidelines for the City's
parks and recreational facilities. The Master Plan implements Coastal Element
policies for park and recreation facilities and coastal accessways within the
Coastal Zone and is, thus, another component of the LCP.

105. PROCESS OF THE COASTAL ELEMENT UPDATE

The City‘§ Coastal Element was certified by the Coastal Commission on May 11, 1988.
The City is now completing the final components of the LCP.

In 1990, the City began a comprehensive update to the General Plan. The process for
development of the General Plan included a two year public participation and preparation
period, with adoption of the General Plan by the City Council on May 6, 1993. The
conclusion of the General Plan process created new coastal land uses which mandated
that the Coastal Element be updated to make it consistent with the Land Use Element of

the General Plan.

The process for updating the Coastal Element involved the following sequence of
planning work tasks:

1, Extensive background information and public input were developed during
the General Plan process. This information was used as the background for
the Coastal Element update.

2, The existing Coastal Element was reviewed by staff for consistency with
the goals and policies in the General Plan and the Coastal Act. Staff then
updated the document to improve its accuracy, completeness, format, and
readability.

3. The revised Coastal Element was then reviewed by the Coastal Commission
and City staff to ensure consistency with the General Plan and the Coastal
Act. The Draft Coastal Element was subsequently made available for
public review and comment,

Coastal Commission
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4. The Coastal Element was reviewed at public hearings before the City and
the Coastal Commission.

106. COASTAL ZONE BOUNDARY

The San Clemente Coastal Zone is established through the California Coastal Act of 1976
(as amended), and is shown on the map in Figure 1.1 At the northern end of the city, the
coastal boundary generally follows Camino Capistrano to Del Gado Road, where it turns
inland towards Interstate 5. At Via Montezuma, the Coastal Zone boundary turns south
and runs to the northem terminus of Via Socorro. At this point the boundary follows the
traditional limit of 1,000 yards from the shoreline, rather than the city street pattern. This
boundary is maintained until roughly Avenida de los Lobos Marinos, where it picks up
and follows Interstate 5, first on the west side of the lughway, and then along the east side

until reaching the San Dlego County line.

107. DEVELOPMENT AND PLANNING HISTORY

San Clemente's first Sunday school was held on the beach.

In order to understand the relationship between the Coastal Element and the coastal
community of San Clemente, it is important to have a sense of historical events. The
abundant visual and physical resources of San Clemente's coastline have helped to
establish the community's character. Native descendants of the Shoshone Indians were
the first inhabitants of the land that is now known as San Clemente. The Shoshone lived
near the coast and in the local foothills. The ocean, abundant with sea life, provided a
valuable source of food, tools, and ceremonial items. The Shoshone seasonally moved
inland to harvest acorns, berries, and other plants used for food&an iilé
Ofmmission
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Chapter 1: Introduction

The native Indian influences faded in 1775, when the mission was built in San Juan
Capistrano, seven miles north of San Clemente. At this time, San Clemente was used by
the mission for cattle pasture land. Near the end of the mission's period of influence, the
rancho era was in its heyday. The rancho owners soon replaced the padres as the
principal traders with sea vessels and other commercial activity along the coast. In 1834,
the last Mexican govemor of California, Pio Pico, deeded the mission lands to private

individuals,

The San Clemente area changed hands a number of times, being utilized for ranching and
coastal grazing purposes, before being purchased by a syndicate headed by Hamilton H.
Cotton in 1924. Having previous associations with Hamilton H. Cotton and the Rancho
Los Desechos area, Ole Hanson expressed his dream for a planned village to be built on
the site, and entered into a partnership with Cotton. Hanson's concept was to create a
Spanish Village-by-the-Sea, where the entire city would be a park. The site would
comprise 2,000 acres, with the grading of streets to fit into the natural contour of the land.
As a condition to the purchase of residential lots, Hanson required all construction plans
to be reviewed by an architectural review board to maintain the white stucco and red tile
roof Spanish style. Hanson believed beauty to be an asset and intended to "preserve for
all time these hills from the heterogeneous mixture of terrible structures which so often

destroy the beauty of our cities."

The City of San Clemente was founded by Ole Hanson on December 6, 1925, and
property worth over $125,000 was sold to the first San Clemente residents on that day.
Hanson began his construction program with an administration building and community
clubhouse built in the Spanish style, and the dedication of 3,000 feet of beach to remain
free and clear of all encumbrances. After developing bridal paths, which ran along the
ocean and back up to the city and hills, Hanson built and deeded over to the city the
fishing and pleasure pier. A schoolhouse and its Plaza Park, the Ole Hanson Beach Club,
and land designated for an 18-hole golf course were also dedicated to the city. Growth
continued in San Clemente and by 1928, when citizens voted for incorporation, there
existed more than 500 buildings and over 1,000 permanent residents, Ole Hanson also
built his ocean view home, later named Casa Romantica, on the bluffs overlooking the
pier. Hanson's vision of the Spanish Village-by-the-Sea had been achieved and exists
today in the rolling hills, downtown, and ocean beaches of San Clemente.

San Clemente has had a long history of coastal recreational activities, from swimming
and surfing to fishing and community events. From the time the pier was constructed in
1928, until the completion of the Dana Point Harbor, a fleet of fishing boats was
anchored at the pier for the convenience of sportsmen who were later involved in
establishing the San Clemente Yacht Club. Sportfishing was very popular in the initial
years of San Clemente. Aside from private gatherings on the beach, community
sponsored activities included the annual lighting and decorating ef 3, hygs Ebristmps &8,
Exhibit 1
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Chapter 1: Introduction

erected on the beach and the annual Fourth of July citywide celebration at the pier.
Today, the community still holds a number of community events on the beach, including
the Fourth of July fireworks show and the Ocean Festival during the month of July.

San Clemente's beaches have been well known since the 1940's for their quality waves
and surf. The sport of hardboard surfing generated considerable interest in its early days
as a healthy recreational activity, leading to the formation of organizations such as the
San Onofre Surf Club and the T-Street Surf Club. The San Clemente Surf Club began in
the 1960's at the municipal pier, where surfing events and contests were held, including
the "Surfcapades.” During the 1970's, surfing continued to grow and conflicts with
swimmers became more prevalent, eventually leading to designated "surfing only" areas.
Today, San Clemente maintains its surfing heritage and continues to produce excellent
surfers, evidenced by national surfing titles won by San Clementeans in 1990, 1991 and
1992,

L

The Municipal Pier in 1930
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The Hanson family on a horseback ride along the
beach circa 1928

Fisherman with his catch circa early 1930's

San Clemente s first train stop was located
at North Beach circa early 1930's
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201. INTRODUCTION

San Clemente's Coastal Zone includes natural, cultural, and urban resources. In order to
develop a Coastal Element that preserves and enhances San Clemente's ocean front,
coastal access, and recreational attractions, it is important to identify these resources.
This chapter identifies significant habitat areas, cultural resources, access and circulation
routes, shoreline access points, the urban environment, and the recreational resources

within the Coastal Zone.

202. ENVIRONMENTALLY
SENSITIVE HABITAT

"Environmentally sensitive habitat" means
any ecosystem or habitat that has rare plant
or animal life or is itself rare (See definitions
in Chapter 5). An example of
environmentally sensitive habitat is the
Coastal Sage Scrub plant community, which
is not only environmentally important
because it supports a variety of native plants
and animals (including: two rare species, the
California Gnatcatcher and the Cactus
Wren), but also because the habitat itself is
becoming increasingly scarce.
Environmentally sensitive habitat areas in
San Clemente's}&oastal Zone are limited to the Trefulgar Canyon
few remaining undeveloped areas in the Coastal Zone. There are limited amounts of
wetlands, riparian, native grasses, and coastal sage scrub on the 253 acre Marblehead
Coastal site, an area of deferred certification. There are also seven coastal canyons
Coastal Commission
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Chapter 2: Area Description

within the urban areas of San Clemente's Coastal Zone which contain valuable open
space and may contain coastal sage scrub and are designated as Environmentally
Sensitive Habitat Areas. A comprehensive detailed assessment of biological resources
within the Coastal Zone has not been completed. The approximate locations of
environmentally sensitive habitat areas within the Coastal Zone are depicted in Figure 2-1

A.

COASTAL BLUFFS/ICANYONS

The coastal bluffs and canyons contain important natural habitat. The identified
coastal canyons in San Clemente include; the Marblehead Coastal Canyons,
Palizada Canyon, Trafalgar Canyon, Toledo Canyon, Lobos Marinos Canyon,
Riviera Canyon, Montalvo Canyon, and Calafia Canyon (see Figure 2-1). The
coastal bluffs in San Clemente run parallel to the coastline, interrupted only where
coastal valleys and canyons intersect with the bluff face.

No rare or endangered plants or animals have been reported to exist within the
coastal canyon habitat of San Clemente. The Blochman's Dudleya, a small
succulent plant, is recognized by the California Native Plant Society as a rare
plant which has been placed on their Category 4 list, a "watch list" of plants that
may become endangered. Populations of the Blochman's Dudleya are known to
exist along the bluffs on Marblehead Coastal and the San Clemente State Park.

The coastal canyons contain areas of flourishing coastal sage scrub as well as areas
of coastal sage scrub intermixed with introduced vegetation. The native vegetation
is drought tolerant and has deep root systems which help consolidate the surface
soils on coastal canyons and coastal bluffs. There are no permanent water courses
found within them; the principal source of water is runoff from excessive
residential irrigation. The coastal bluffs support Coastal Bluff Scrub habitat, a
variation or subset of Coastal Sage Scrub. This habitat is characterized by species
especially tolerant of coastal conditions.

San Clemente's coastal canyons represent remnants of what was once a much
larger habitat zone. Most of the City's coastal canyons (the only exception being
the canyons located in Marblehead Coastal) are surrounded by residential
development. The canyons have been cut off from larger habitat areas since the
1930's. Increasing build out around the coastal canyons has led to the introduction
of invasive non-native plants. In addition, the introduction of domestic animals
has impacted the native fauna. The introduction of domestic dogs and cats from
the surrounding urban areas impacts native bird, small mammal, and reptile
populations. Despite these impacts, indicator species of Coastal Sage Scrub and
Coastal Bluff Scrub plant communities are present. The primary environmental
value of these habitat areas is that they represent an ever diminishing resource
within urbanized portions of the coast. Coastal Commission
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Chapter 2: Area Description

The City's canyon and bluff preservation ordinance (Ordinance #1071) establishes
requirements that prevent development from encroaching into the coastal canyons
and bluffs. This ordinance does not however protect the area's habitat from urban
impacts. The original integrity of the habitat in the coastal canyons cannot be
restored without linking the canyons to larger open space areas. Since creating
wildlife corridors is not an option, any restoration measures for the coastal
canyons should be designed to enhance integrity of the habitat but should not be
expected to return these areas to a state that existed prior to their isolation.
Developing a successful restoration program for Coastal Sage Scrub and Coastal
Bluff Scrub will be difficult because invasive plant species will continue to
encroach into the canyons. To compound this problem, the canyons are divided
into hundreds of privately owned parcels, limiting the scope of any replanting plan
to small fragments, rather than the canyon as a whole.

TOPOGRAPHY

Coastal bluffs are the vertical landform that lines most of the San Clemente
coastline. The exceptions are the locations where streams have cut into the bluffs
to form arroyos, canyons, or gently sloping valleys. The coastal bluffs and
canyons are the prominent topographic feature within the Coastal Zone.

The origin or geomorphology of the
coastal bluffs began,as the coastline |
was slowly uplifted from the ocean
bottom during the Pliocene Epoch (1.6
million years ago). For this reason,
marine fossils--similar to the species
living in deep water today--show up in
the Capistrano Formation (the marine
deposit that makes up much of San
Clemente's coastal bluffs).

The uplifted coastline has formed a
steep bluff face. As the coastline
emerged, coastal processes began to
work on the bluff face. The wave
action then eroded away the bluff face

and caused chunks of the bluff to break off, further steepening the face. In San
Clemente, this erosional process has been interrupted by the development of the
railroad and Pacific Coast Highway. There is no longer a wave undercutting effect
on the bluff face. However, over steepened conditions of the bluff face exist as a

direct result of the railroad and the Coast Highway. Large talus accumulations at
Coastal Commission
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the base of the bluff are periodically removed by maintenance crews whose
purpose is to keep Pacific Coast Highway and the railroad open. Despite the
elimination of natural processes, the coastal bluff remains a very prominent coastal

feature.

The City's Certified Land Use Plan and the Coastal Act contain policies for
restricting development on coastal bluffs. There are some cases where the bluffs
have been developed; however, this development occurred prior to the enactment
of the Coastal Act. In other instances, the coastal bluffs have been graded in the
interest of public safety, which is the reason for grading the Marblehead Coastal

bluffs along the Coast Highway.

MARINE ENVIRONMENT

San Clemente's coastal marne
environment is limited to a
continuous open coast sandy beach.
Such beaches are sparsely populated
by marine plants and animals in
comparison with rocky shores.
There is a large diversity of marine
animals that can be found along San
Clemente's shoreline: however, only
siX or seven common animals occur
in any abundance on heavily surf
swept sand beaches. Two of these
animals, the Pismo Clams and Razor
Clams, are very uncommon resulting
from loss of sand, deterioration of T .

. . . alifornia Sea Lion
water quality and human activities.
Animals commonly found along the
beach include the following:

. Several species of isopods (i.e., pill bugs), including Alloniscus
perconvexus and Tylos punctatus. These are air breathing animals 1/4 to
5/8 inches long which make mole like burrows just beneath the sand

surface.

. Sand crabs, Emerita analoga, often occur in dense patches on the beach,
with the largest individuals at the lowest part of the beach. They reach a
maximum size of about 1-1/2 inches long. Spiny sand crabs, Blepharipods
occidentalis, also about 1-1/2 inches long, occur in the subtidal region of

Coastal Commission
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sandy beaches, as do Archaecomysis maculata, a small shrimp like
crustacean.

. Various clam species inhabit the sandy beach. These include the Bean
Clam, Donax gouldi, a small, wedge shaped clam averaging one inch in
length; a Razor Clam, Sisiqua patula, a long (shell up to six inches) thin
clam with fragile shining valves; and the Pismo Clam, Tivela stultorum, a
large (up to seven inches or more in length), slow growing species, which
requires surf to survive.

As Previously mentioned, both the Razor Clam and Pismo Clam are rarely
found along San Clemente's beach, as well as most Southern California
beaches. Their habitat has been extensively disturbed by man. Unlike most
animals which live on sandy beaches, these clams are very long lived, and
are, thus, vulnerable because of the difficulty for populations to become re-
established once the breeding stock has been reduced.

) An elongate hydroid, Chytia bakeri, often found on Pismo Clams and Bean
Clams, is the only hydroid found on exposed sandy beaches.

. Ooziness mucronata, the Bloodworm, is a bright red opeliid worm about 1-
1/2 to 2 inches long, which lives in a narrow band at about mid tide level.
A Polychaeta worm, Nainereis dendritica, which reaches a length of 12
inches is sometimes found at and below the lowest tide level.

The near shore and surf zone contain a number of fish species, many of which are
popular as food. These species include Surf Perch, Corbina and Striped Bass.
While not an intertidal form, the famous Grunion, Leuresthes tenuis, a Smelt like
fish, is common in the local area. San Clemente is not a principal breeding ground
for the Grunion. ‘

In addition to the sandy beach and near shore habitats, there are numerous rock
and clay finger reefs off the San Clemente shoreline that help form kelp forest and
rich marine habitat. Three of the larger reef formations include:

. West Reef

The main portion of this rock reef is located approximately 1,700 feet off
shore from Mariposa Point (see Figure 2-2). There are a number of smaller
rock formations located between the outer reef and the shoreline. These
rocks are partially exposed during mean low tide. The reef is an occasional

surf spot during larger swells and is known for ié Oegg%%ticélgl r%'xr%hllg i%%d
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diving. This rock reef is an important habitat for a large number of marine
species. The rocks located along the coastline are a good location to
observe intercostal species during extreme low tides.

San Mateo Rocks

These rocks, with a total exposed surface area at mean low tide of
approximately 14,000 square feet, are located 2,400 feet offshore, opposite
the Riviera storm drain (see Figure 2-2). This is an important habitat area,
supporting an extensive array of marine life. California Sea Lions,
Zalophus Californianus, are often observed basking themselves on the
rocks. The San Mateo Rocks are relatively undisturbed because wave and
tidal action make it extremely difficult to approach them.

San Matee Rocks are more commonly referred to as "Seal Rock”.
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Pier Pilings and Artificial Reefs

The San Clemente Pier wharf pilings
form a distinctive habitat area. Pilings
are of interest to students of marine
biology  because  they  clearly
demonstrate life zones of the near shore
environment. There is an artificial reef
located along both the north and the
south sides of the Municipal Pier (see
Figure 2-2). The pilings and artificial
reef create a living environment for both
marine plants and animals, which, in
tum, help to make the Pier a good place
for fishermen.

Water in the San Clemente Coastal Zone
serves a variety of purposes: it is a
habitat for marine life, a recreation and
visual resource, and a recipient of storm
runoff.

Assuming current conditions persist, Fishermen at the pier

existing plant and animal life along the

sandy beach can probably maintain themselves indefinitely. It is
questionable whether Pismo and Razor Clams can ever be re-established
within the inter tidal zone as long as heavy recreational use, dramatic shifts
(erosion and accretion) of sand and pollution continues. Neither of these
animals is rare or endangered nor unique to the San Clemente area.

The California Least Tern, Sterna albifrons browi, an endangered species,
has been observed in the San Clemente area, but is not known to nest here.
The Least Tern is a summer visitor from April through September along the
coastline from Mexico to San Francisco. During the winter, the Least Tern
breeds at a series of nesting sites, most of which are located along the
Southemn California coast. Sandy beaches, free from human disturbances,
are necessary to assure successful nesting. The closest major nesting site to
San Clemente 1s at the Santa Margarita River Tern Sanctuary, which is five
miles south of San Clemente on the Camp Pendleton Marine Corps Base.

Coastal Commission
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The City's Coastal Zone is primarily urban in nature. As such, the water
and marine resources in the area are impacted by pollutants normally
associated with urban activities and land uses. Nuisance and storm water
runoff is the principal source of pollutants discharged into the ocean within
San Clemente's Coastal Zone. The list of potential pollutants is quite long
and includes fertilizers, pesticides, vehicle hydrocarbons, greases, oil,
rubber, plastics, asbestos, paint and metal fragments, bacterial organisms,
and coarse litter, all of which can enter coastal waters through storm drains
and flood control channels. In addition, the SERRA sewage outfall, located
north of the City's Coastal Zone at Capistrano Beach, contributes organic
material, bacteria, viruses, and possibly toxic substances. The San Onofre
Nuclear Power Plant, located south of the City, contributes heat and
thermal pollution.

Extensive urbanization and recreational use of San Clemente's beach over a
number of years has resulted in a situation where the principal animals
remaining are those which coexist well with man.

203. CULTURAL RESOURCES

Casa Pacifica/The Western White House

Founded by Ole Hanson in 1925, San Clemente was envisioned as a "little Spanish
Village by-the-Sea". Development followed a unifying theme which required white
stucco buildings with red tile roofs. Many of San Clemente's earlier Spanish style

residential, commercial, and public buildings remain, lending adﬁg@’c%i:}&%?ﬁtﬁ{i 5)5{8;]
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community. The buildings constructed during the Ole Hanson era (1925-1945) that have
not been torn down, constitute the City's list of historical structures. This list totals
approximately 270 structures, the majority of which are located within the City's Coastal
Zone. Five of the City designated historic structures are considered to be especially
significant, with all but one included on the National Register of Historic Places. These

buildings include:

Hotel San Clemente

Located at 114 Avenida Del Mar in the heart of San Clemente's downtown,
this three story building was constructed in 1927. The building was built
by Ole Hanson and designed by Wilmer Hershey. The hotel was listed on
the National Register of Historic Places in 1988.

Oscar Easly Block Building

This building is located at 101 El Camino Real, where El Camino Real
intersects with Avenida Del Mar. Best recognized by its Moorish arches,
which can be seen from Avenida Del Mar, the building was constructed in
1929. The owner/builder was Oscar Easly and the architect was Virgil
Westburg. The building was listed on the National Register of Historic

Places, in 1983.

Casa Romantica

The Casa Romantica, 415 Avenida Granada, is located on the coastal bluffs
overlooking the Pier Bowl. This structure is the original home of Ole
Hanson, the City's founder. Ole Hanson built the Casa Romantica in 1927,
the architect was Carl Lindbom. The Casa Romantica is the. City's most
recent addition to the National Register of Historic Places, listed in 1994,

Ole Hanson Beach Club

The Ole Hanson Beach Club, located at 105 Avenida Pico, is one of many
public buildings given to the town by Ole Hanson. Constructed in 1927,
the swimming pool staged the United States Olympic Trials for swimming
that same year. The Beach Club is one of the City's primary recreational
and entertainment centers. The architect who designed the Beach Club was
Virgil Westburg. The Beach Club was listed on the National Register of
Historic Places in 1981.

Coastal Commission
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. Casa Pacifica/Westemm White House

The Casa Pacifica was built in 1927 by H.H. Cotton. The original estate
included 110 acres. Approximately one-half of the original estate was used
for stables and a one-half mile race track. The Cottons raised and trained
thoroughbred horses there for over thirty years. The Casa Pacifica was
subdivided in the 1960's; the original ten room home, however, has
remained unaltered over the years. President Richard Nixon purchased the
Cotton Estate in 1969. During Mr, Nixon's presidency, the Casa Pacifica
became known worldwide as the "Western White House." President Nixon
sold the Casa Pacifica in 1979, and is now owned by Gavin Herbert.

204. ACCESS ROUTES

A.

REGIONAL VEHICULAR CIRCULATION

The principal component of the regional transportation system affecting San
Clemente is the San Diego Freeway (I-5). This freeway provides a direct link with
the Orange County/Los Angeles County metropolitan areas, as well as with San
Diego. San Clemente is 29 miles from downtown Santa Ana, 58 miles from
downtown Los Angeles, and 48 miles from downtown San Diego via [-5. Inter-
changes on the freeway which provide links to San Clemente's local street system
are listed on Table 2-1, and shown on Figure 2-3.

TABLE 2-1

I-5 ON AND OFF RAMPS SERVING SAN CLEMENTE

Northbound Southbound
(Los Angeles) (San Diego)

Location On Off On Off

Camino de Estrella
Avenida Pico
Avenida Palizada
Avenida Presidio

El Camino Real
Avenida Magdalena
Avenida Calafia
Cristianitos

AU N N A
AN N N N NN
A N N N

D N N N
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CALAFA  \NK
(STATE BEACH)
O FREEWAY INTERCHANGES
——— PRIMARY CIRCULATION ROUTES
BEACH CLUB SIGNS
(L)  LINDA LANE SIGNS
(P) PERSIGNS
(T) T STREET SIGNS
(C)  SAN CLEMENTE STATE BEACH SIGNS
FIGURE 2-3 . T e
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In 1982, Caltrans completed major improvements to the San Diego Freeway
through San Clemente. This project involved the widening of the freeway from six
to eight lanes, reconstructing the present interchanges and constructing a new
interchange at Cristianitos Road, as well as removal of the overcrossing at Avenida
Santa Margarita. The freeway improvements began in June, 1979, and were
completed in the fall of 1982. An additional freeway interchange is proposed at
Avenida Vista Hermosa to serve the inland Ranch areas and Marblehead Coastal
property located northeast of the intersection of Avenida Pico and North El
Camino Real. This proposed new interchange will also serve to relieve potential
traffic congestion along Avenida Pico by providing a secondary access route into
the area.

Pacific Coast Highway provides a second regional link for beach access in San
Clemente. Paradoxically, the Coast Highway is outside the Coastal Zone in San
Clemente for much of its length. Known as El Camino Real throughout San
Clemente, it defines the major commercial business district of the City. El
Camino Real is subject to heavy utilization and congestion on summer weekends
and on all holidays.

PUBLIC TRANSPORTATION

There are four existing bus routes in the City operated by the Orange County
Transportation Authority (OCTA) that provide access to shopping and recreational
areas as well as employment centers to the north. Illustrated in Figure 2-4, OCTA
provides service between Laguna Hills and San Clemente primarily along Pacific
Coast Highway/El Camino Real, and provides service to the Pier Bowl, via
Avenida Pico, Calle Frontera, and Pacific Coast Highway. OCTA provides
service between San Clemente and Santa Ana as well as service between San
Clemente and Newport Beach along the Coast Highway. '

RAIL SERVICE

The railroad line between Los Angeles and San Diego runs through San Clemente.
A single track, owned and maintained by the OCTA, parallels the coastline.
Although. the right-of-way is maintained by the OCTA, protective fencing along
limited areas of the right-of-way and improved pedestrian grade crossings were
constructed and are maintained by the City of San Clemente. Amtrak intercity
passenger trains, Atchison, Topeka and Santa Fe freight trains, and Metrolink
commuter rail utilize the railroad line.

Coastal Commission
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A total of sixteen Amtrak passenger trains, two to four freight trains, and three
Metrolink trains pass through the City limits daily. All of these trains must
comply with a City ordinance, approved by the Public Utilities Commission,
limiting their speed to 40 miles per hour when traveling within the central 1.6
miles of the City. This restriction is intended to help reduce the risk of individuals
being struck by trains at locations where the only access to the beach is an at-grade
crossing of the tracks.

The San Clemente Amtrak station is located at the base of the Municipal Pier.
Two Amtrak trains between Los Angeles and San Diego make two stops per day at
this station. The Metrolink station is located at North Beach néar the San
Clemente Beach Club. Three commuter rail trains make six stops a day at this
station. Amtrak intends to transfer its station to North Beach, after Metrolink

service begins.

BIKE AND PEDESTRIAN CIRCULATION

There are several bike routes through the City of San Clemente - two run parallel
to the coast: one along El Camino Real and one along South Ola Vista. There is a
proposed connection to the South Ola Vista bike route that will lead from this
route into the Pier Bowl via Avenida Del Mar and then reconnect with the trail via
Avenida Victoria. The north/south routes are located on Avenida Pico, Camino de
los Mares, and Avenida Vista Hermosa (see Figure 2-4).
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205. SHORELINE ACCESSES

This section presents a comprehensive description of existing shoreline access in San
Clemente. A major portion of the coastline through San Clemente is a public beach
maintained by the City. Comprising a total area of twenty acres, the coastline provides
such amenities as restrooms, lifeguard facilities, picnic areas, showers, children's play

areas, fire pits, food concessions, and public parking.

In an effort to better identify the various beach access points, the coastline has been
divided into four areas. These areas were defined based on the coastal access points
within each area sharing common coastal circulation routes from the I-5 Freeway and the
Pacific Coast Highway. Figure 2-5 delineates these divisions as follows:

A.  Estrella/North
B. Pico/Palizada
C. Presidio/Central
D. Calafia/South

The access points within these areas have been given numerical designations, starting
with "1" at the northernmost portion of the shoreline and ending with "18" at the
termination of Calle Ariana adjacent to the Cotton Estate in the south. A summary
identifying the method of access, types of public facilities, and extent of parking for each
of the eighteen specific access points is presented in Table 2-2.

AREA A - ESTRELLA/NORTH (Access Points 1 and 2)

The Estrella/North Area represents the most northerly section of beach within the City of
San Clemente (see Figure 2-5). Pacific Coast Highway is located adjacent to the
shoreline along the entire length of this area. The private beaches along this stretch of
coastline restrict public accessibility to the ocean.

Camino de Estrella and Avenida Pico provide the principal links between this area and
the San Diego Freeway (I-5). Both streets have four way diamond interchanges at the
freeway. This area can be reached from Camino de Estrella via Camino Mira Costa and
then Camino Capistrano, or by following Camino de Estrella to its termination at Camino
Capistrano. Camino Capistrano connects with the Pacific Coast Highway at the northerly
portion of the Estrella/North area. This area can also be reached from the south by
exiting the freeway at Avenida Pico, then proceeding west to El Camino Real.

Coastal Commission
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TABLE 2-2 |
SUMMARY OF EXISTING SHORELINE ACCESS POINTS IN SAN CLEMENTE

Area JAccess Location/Mame Reglona! Access: Type of Develaped Type of Railroad Amenilies # of Parking Spaces l
1 Division |Point # Conneclionto -5 Public Access Crossing
I Ofi-St_| On-St_| Total |
Estreffal 1 |Poche Ave, Pico Stalrs & tunnel beneath PCH  |Storm Drain Tunnel None 0 10 0]}
Norlh 2 Capistrano Shores Mobile Home Park Ave, Pico None {Privale) Al-Grade None 0 0
3 Nerlh Beach Ave. Pico Foot-Path Asphalt Paved At-Grade  |Picnic fables, snack 250 100
bar, showers,
. restrooms, child
icol play areas & fire
Palizada pits
4 Dije Court Ave. Pico or Ave. Palizada Stairway Al-Grade None 0 10 5
5 Ave. W. El Portal Ave, Pico or Ave, Patizada Stairway At-Grade/Below Trestle None 4] 10 1
6  |Mariposa Ave, Pico or Ave, Palizada Asphalt paved ramp Al-Grade None G 15 15
7 Linda Lane City Park Ave. Palizadal Fool-Path Storm Draln Tunnel Turf plenle area, 135 0 135
Ave, Presidio restrooms, vol!eybaﬂ! u
courts, showers
8 {CortoLane Ave. Palizadal Stairway Al-Grade Shares Linda Lane o 5 5
Ave, Presidio Amenllies
9 San Clemente Municipal Pier Ave. Palizadal Foot-Palh Underpass & Paved Restaurant, tacide, 133 102 235
Presidiol Ave. Presidio Asphalt At-Grade reslrooms,
entral showers, picnic
tables
10 |"T"Slhreet El Camino Real Fool-Path Overpass Restrooms, a 150 1
showers, fire pits,
incnic tables,
volleyball courts
11 |La Boca del Canon El Camino Real MNone {Privale) At-Grade None 0f 0
12 |Losi Wirds El Camino Real Foot-Path/Slairway Al-Grade None 0, 10 1
13  |Riviera Ave, Calafia Slairway Storm Drain Tunnel None G 101 1
14 |Montalvo Ave, Calafia Fool-Path/Stairway Below Treslle None 0 ¢
15 |Califia - 8. C, State Beach Ave, Calalia Fool-Path Al-Grade Restrooms, snack 210 0 21
bar, fire pits,
Califial showers g
South 16 {San Clemente State Beach Ave, Calafia Foot-PathiTunnet At-Grade Underpass Restrooms, 200 1) ]
showers, picnic )
tables, barbecues )
17 lAve. de Las Palmeras Cristlanitos None {Privale) Al-Grade Underpass None 0 0
18 jCalle Ariana Cristlanilos None (Private} At-Grade None 0 0} g
Total 928 422} 1.350!, o
0
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Access 1: Poche

The location of Access Point 1 is shown in Figure 2-6. This is the northemn
most beach access in the City, serving beaches in both the cities of San
Clemente and Dana Point. This beach is privately owned with its use
restricted to residents of the Shorecliffs community and their guest.
Improvements on this beach include a beach club, two paddle tennis courts,
and a basketball court. Poche Beach is a popular surfing and body boarding
area. Public access and a public beach are located just north of the
privately owned Shorecliffs beach; however, this portion of the beach is
located in the City of Dana Point. The access is a walkway that uses the
Prima Deshecha storm drainage channel for safe passage under the Coast
Highway and the railroad tracks.

Just south of Poché beach is a short stretch of beach owned by the Palm
Beach Mobile Home Court. This beach has no improvements, and it is only
accessible to residents of the mobile home park.

Access 2: Capistrano Shores Mobile Home Park

This access is shown in Figure 2-7. Access Point 2 is not open for public
use. The access point is from the Capistrano Shores Mobile Home Park.
This development consists of a three and a quarter mile stretch of beach
with 89 mobile homes developed parallel to the shoreline. The mobile
home park is an existing non conforming use under the City Zoning
Ordinance. Access is from one driveway at the intersection of North El
Camino Real and Avenida Estacion. Utilization of the beach at this point is
limited to residents of the mobile home park, The road which provides
access to the mobile homes is posted as a private drive at the point where
the entrance driveway crosses the OCTA railroad tracks. The beach
entrance adjacent to this area is quite narrow. Access to this area from the
public beach located to the south is impossible during high tide due to a
combination stone and wood bulkhead designed to protect the mobile
homes from large surf. There are no public amenities within this area of the
coastline. ‘ :
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FIGURE 2-6
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AREA B - PICO/PALIZADA (Access Points 3 through 6)

This 4,000 foot stretch of beach extends south from a public access area near the

-San Clemente Beach Club at the north, to a point just south of the termination of
Avenida La Paloma (see Figure 2-5). This area is characterized by a major public
access point at North Beach and a 100 foot high bluff that makes the remainder of
the access points less convenient to use.

The northern portion of the Pico/Palizada Area can be reached by Avenida Pico,
which has a four way diamond interchange with the San Diego Freeway. The area
can also be reached from the San Diego Freeway via Avenida Palizada, which has
a southbound off/northbound on interchange. The area contains one of the most
accessible City beaches from the I-5 Freeway North Beach.

e  Access Point 3: North Beach

North Beach, one of the principal beach access points in San Clemente, is

~ located in this area (see Figure 2-8). North Beach, as its name indicates, is
the northern most public beach in the City, and is located within the
boundaries of the Pico Corridor Specific Plan. Vehicular access to North
Beach is from El Camino Real to Avenida Estacion or Boca de la Playa,
where several public parking areas can be reached. An off-street parking
lot with metered parking, as well as on-street metered and non metered
spaces, are available. There are approximately 350 parking spaces
available at this location, consisting of 250 metered off-street and 100
metered on-street spaces.

North Beach is the location of the City's Metrolink train station. The
Metrolink station shares 150 parking spaces with beach and recreational
parking. Approximately 100 spaces are reserved for recreational and beach
parking only. The station includes a platform with three canopies designed
in a Spanish Colonial Revival motif. In the future the Metrolink station
could be expanded into a multi modal transportation center. This expansion
may include a traditional Spanish Colonial Revival style building that could
encompass a ticket sales office, a transit information area and commercial
and/or restaurant space, etc. (refer to the Pico Corridor Specific Plan).

The beach itself is reached by crossing the railroad right-of-way at-grade.
There is one public asphalt crossing at the southern end of the Avenida
Estacion parking area with signalized warning devices, which is used as a
pedestrian access and access for emergency vehicles.
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FIGURE 2-8
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Beach amenities maintained by the City include: picnic tables, a snack bar,
restrooms, showers, and a children's play area. North Beach is a family oriented
beach that experiences heavy use in the summer. The beach connects with the
publicly owned two acres of the Ole Hanson Beach Club located on the bluff at
the southeastern portion of this area. The Ole Hanson Beach Club contains picnic
benches, a 25 yard lap pool, a wading pool, a recreation building (the Ole Hanson
Beach Club), and a lookout point which affords a panoramic view of the coastline.
The Beach Club is a historic building (designated on the National Register of
Historic Places) with a Spanish Colonial Revival design, and is owned and
operated by the City. The building is used for a variety of community and
recreational activities, and it is available to be rented for weddings, social and

other special events.

The Pico Corridor Specific Plan provides for the revitalization of the North Beach
area as a community and visitor serving mixed use, high activity center of the City.
The Pico Corridor Specific Plan integrates new land uses with existing historical
structures, open space, and the Metrolink Train Station. The Specific Plan
provides land uses, development standards, and design guidelines that encourage a
pedestrian oriented "village atmosphere.” Retail shops, gift shops, restaurants,
hotels, bed-and-breakfast inns, entertainment, and residential units on upper floors
are all uses allowed under the plan. Public improvement projects envisioned in the
plan include the establishment of a multi modal transportation center, landscape
and streetscape improvements, directional signs and a beach walk connection to
the Pier Bowl and T-Street Beach.

In addition to Access Point 3, there are three other access points within the
Pico/Palizada area designated as Access Points 4, 5 and 6 (see Figures 2-9, 10, and
11). They are similar to one another in that they primarily serve adjacent
residential areas, have very limited on-street parking, and require the use of steep
stairways and/or ramps to reach the beach.

J Access Point 4: Dije Court (204 Beach)

The Dije Court access is located at the termination of Dije Court at Buena
Vista. The access connects to "Two-O-Four" (204) beach via a steep
stairway descending from a 100 foot bluff. The railroad is crossed at-grade
without the benefit of safety waming or control devices, and there are no
public amenities on the beach. This beach is one of the more popular
surfing beaches in the City (see Figure 2-9).
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FIGURE 2-9

 Beach Access 4 - Dije Court

Concrete stairway down to at-grade crossing

Access Point 5: El Portal (204 Beach)

The El Portal access is located at the intersection of West El Portal and
Buena Vista. A series of stairways and ramps down a narrow canyon lead
to "204 Beach." At the top of this access is a picnic table with a panoramic
view. The beach access is an at-grade crossing or by a drainage channel
under the railroad trestle. There are no public facilities at the beach (See

Figure 2-10).
Access Point 6: Mariposa

The Mariposa access is located at the junction between West Escalones and
West Mariposa (see Figure 2-11). Mariposa beach is accessed by a 300
foot concrete ramp down a narrow canyon which terminates at a dirt
footpath and at-grade railroad crossing. There are no public facilities on the
beach; and because Mariposa is a point, the beach sand is depleted in this
area.  West Reef, a popular fishing and diving area, is located
approximately one-third mile offshore in front of this access.
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FIGURE 2-10

ACCESS EASEMENT
AND BTAIRS

AVENIDA 4

BELOW TRESTLE OR
AT GRADE CROSSING

005, __ACCESS POINT #5
NOT TO SCALE

Access Point 5- W. El Portal

View from beach toward the train trestle and stairs

FIGURE 2-11

PAYED ACCESSWAY W/
AT-CRADE GROSIING

Access Point 6 - Mariposa

2-26

Concrete walk down 10 e g SR THSSION
Exhibit 1

Page 44 of 163



Chapter 2: Area Description

AREA C - PRESIDIO/CENTRAL (Access Points 7 through 12)

The Presidio/Central Area includes those beach areas immediately west of the traditional
downtown or central area of the City of San Clemente. There are more access points
(six) in this area than in any other sector of the City. Three of the access ways (Linda
Lane Park, Municipal Pier, and T-Street) lead to the City's most popular and highly

developed concentration of beach improvements.

The Avenida Presidio and El Camino Real I-5 Freeway exits provide the most direct
means of access to the beach in the Presidio/Central area. The Avenida Palizada
interchange can also be used to reach the area, and is particularly convenient to reach the
facilities at Linda Lane Park. Avenida Palizada and Avenida Presidio interchanges are
two way, "paired" ramp systems, each having the two ramps which the other does not
have. The El Camino Real ramp system is a full four way diamond interchange.

Local access is provided by a number of connector streets, all of which intersect El
Camino Real. Although all streets which cross El Camino Real lead toward the beach,
seven streets provide the most direct access. These streets are: Avenida Palizada,
Avenida Del Mar, Avenida Granada, and Avenida Victoria (all of which are located in
the central core of San Clemente's commercial downtown area), Avenida Barcelona,

Esplanade, and Paseo de Cristobal.

The six access points within the Presidio/Central Area are shown in Figure 2-5.

° Access Point 7: Linda Lane Park

Linda Lane Park was constructed by the City of San Clemente in 1975 (see
Figure 2-12). The park facilities provide excellent parking and beach
recreation opportunities. There are approximately 135 parking spaces in
the Linda Lane area. Recreation facilities within the park include a
children's play area and a picnic area. The recreational facilities on the
beach, coined "Second Spot" by the locals, includes two volleyball courts
and restrooms. Vehicular access to Linda Lane is provided by Linda Lane
itself (which is one way westbound). Beach and park users exit via Mecha
Lane (one way northbound), which intersects Avenida Marquita. The Pier
Bowl Specific Plan recommends that Linda Lane Park be redesigned to
relocate the recreational uses closer to the beach front and move the parking
lot further up the canyon (see the Pier Bowl Specific Plan).

Most people access this beach at-grade over the railroad tracks without the
benefit of a safe control crossing. The beach can also be accessed by a

large storm drain tunnel under the railroad right-of-way. The storm drain is
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often filled with debris and water. There is also an approved access that
will lead from Arenoso Lane to Linda Lane Park. This walkway will be
constructed with the development of the Arencso Lane condominium
project.

Access Point 8: Corto Lane

Corto Lane access is located on Corto Lane, a short street with a cul-de-sac
at the end. The access is located between two large condominium projects
and leads to a long stairway that makes its way down the coastal bluff. The
beach access is an at-grade crossing. This access point leads to the beach
called "Second Spot" (see Figure 2-13).

Access Point 9: Municipal Pier

The Municipal Pier access is in the Pier Bowl, a City Redevelopment
Project Area (see Figure 2-14). This access is located at the base of the
Municipal Pier adjacent to commercial shops, train and bus stops, a park,
the beach and the Marine Safety Headquarters. The beach is very popular
for surfing, body boarding, swimming, and sunbathing. The pier offers
fishing and scenic walks, as well as a small concession and bait-and-tackle
shop at the end and the Fisherman's restaurant, bar, and beach concession
stand at the base. The Pier Bowl area is also known for its special
community events--such as the Fourth of July fireworks show, the Chowder
Cook-Off, and the Ocean Festival. Due to the diversity of attractions in the
Pier Bowl, the Municipal Pier access receives the highest use of any access
in the City.

The Municipal Pier access can be reached by a number of routes through
San Clemente. The most direct route is provided by Avenida Del Mar and
Avenida Victoria, turning west from El Camino Real. The configuration of
Avenida Del Mar and Avenida Victoria form the "bowl" of the pier area,
and are the main components of the roadway network in the vicinity.
Avenida Granada, Avenida Rosa, and Avenida Algodon also provide
convenient access to the Pier Bowl by connecting with Avenida Del Mar
and Avenida Victoria west of El Camino Real. Access to the Pier Bowl is
also available by bus and by established bicycle routes. A future beachwalk
is planned that will connect the Pier Bowl with T-Street and North Beach.
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FIGURE 2-12
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FIGURE 2-14
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The Pier Bowl Specific Plan calls for extensive public improvements and
development of a mix of tourist related commercial, recreational, and
residential uses. The public improvements proposed in the Specific Plan
include: expansion of Parque Del Mar; possible enhancement of the train
depot; improvements to the main entrance to the pier; new pedestrian
walkways; a park that connects Avenida Victoria to Coronado Lane; a bluff
top walk; new and/or improved beach accesses; new recreational
development on the pier; and a redesign of Linda Lane Park. These
projects are capital improvements that will be coordinated by the City. The
implementation of these projects will ultimately be dependent on a design
feasibility study that determines the cost and the City's ability to finance the

projects.

The subterranean Municipal Pier access under the railroad tracks is used
significantly less than the vehicular at-grade crossing located a few hundred
feet to the north. The Pier Bowl Specific Plan calls for the underpass
entrance to be opened up, creating a small plaza and making the entrance
more inviting to pedestrians. The City will formulate a Specific Plan for
the Pier Bowl area which shall include details of the proposed
improvements. The Specific Plan shall be included in the City's submittal
of the Implementation Plan.

Access Point 10: T-Street

The T-Street access is located at West Paseo de Cristobal, which can be
reached by the Avendia Presidio exit from the I-5 Freeway, using either
Esplanade or West Paseo de Cristobal from El Camino Real. The means of
access is a pedestrian railroad overpass from an on-street metered parking
area which accommodates approximately 150 cars (see Figure 2-15). The
concrete overpass was constructed in 1981 for safe pedestrian access over
the railroad tracks. Public facilities on the beach at T-Street include
restrooms, showers, fire pits, and picnic tables. There are no ¢ommercial
recreational facilities in the immediate vicinity.

The bluffs overlooking T-Street include a bluff top walk with benches
overlooking the coast. The public improvement section of the Pier Bowl
Specific Plan includes a plan to connect the T-Street bluff top walk to
Parque Del Mar in the Pier Bowl and to add a beach access at the bottom of
Trafalgar Canyon. In addition, there are plans to build a beach walk that
would connect T-Street with the Pier Bowl and North Beach.
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FIGURE 2-15
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Access Point 11; La Boca del Canon

This private access is reached by either Avenida Presidio or El Camino
Real exits from the I-5 Freeway. It is located on La Boca del Canon, a
private residential street which connects to West Paseo de Cristobal. The
beach is reached by crossing the railroad track via two at-grade locations

(see Figure 2-16).

Parking is limited to on-street spaces for residents, and their guests, of La
Boca del Canon. There are no public facilities on the beach at this location.

Access Point 12: Lost Winds

The Lost Winds beach access is located 435 feet south of Leslie Park, off
the streets Calle de Los Alamos and Calle Lasuen (see Figure 2-17).
Originally named after the street "Lasuen," mispronunciation over the years
has transformed the name of this beach to "Lost Winds." The Lost Winds
access 1s a ten foot wide easement between two residences with a dirt path
that leads from the street down a steep slope. Steps formed from railroad
ties lead to a dirt path that slopes gradually down a small valley to the
beach. The railroad is crossed at-grade, and there are no public facilities on
the beach. Parking at both Leslie Park and Calle de los Alamos is limited to

on-street spaces.

The Lost Winds access is located within a residential area, and for this
reason, it is used primarily by local residents of San Clemente. Lost Winds

is a popular swf break.
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FIGURE 2-17
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AREA D - CALAFIA/SOUTH (Access Points 13 through 18)

This area comprises almost one-half of San Clemente's two mile coastline. The area
extends from a public access known as "Riviera" (see Figure 2-5) to the southern
boundary of the City, which is also the Orange/San Diego County line. Area D contains
one improved public access, the San Clemente State Beach Park, and two private access
points. Bluffs approximately 100 feet high characterize the shoreline in this area and
greatly restrict beach access. At the southemn portion, the height of the bluffs gradually
decreases.

The northern portion of the Calafia/South Area can be reached from the San Diego
Freeway (I-5) by exiting at the Avenida Calafia interchange. To reach the two
southernmost access points, the most direct route is the Cristianitos four way interchange,
constructed in 1981. '

Four access points have been identified in this area:
e Access Point 13: Riviera

The Riviera access is shown on Figure 2-18. It is a municipally maintained

public access which primarily serves surrounding residential development.
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Located in a small canyon, the access is somewhat isolated. There are no
public facilities on the beach. The beach is very popular among local
surfers and sunbathers. Vehicular access is off South Ola Vista via
Avenida de la Riviera, Calle Monte Cristo, and Avenida la Costa to Plaza a

la Playa.

The beach access is located at the northern portion of the Plaza a la Playa
cul-de-sac. The accessway consists of a short concrete footpath and
stairway, which leads to a concrete storm drain tunnel under the railroad
tracks. This access is especially beneficial in that the location of adjacent
residences and the local topography result in the tunnel being the easiest
route to the beach, and it affords little opportunity for dangerous at-grade
crossing. Parking is limited to a small number of on-street spaces. There
are no signs indicating the access location.

In addition to reaching the beach from Plaza da la Playa, the storm drain
tunnel under the railroad tracks can also be reached from Avenida de los
Lobos Marinos. The accessway follows a footpath from a vacant lot on
Avenida de los Lobos Marinos to the bottom of the canyon, then along the
storm drain ¢asement approximately 400 yards to the tunnel (see Figure 2-
18). This route to the beach is difficult to find, has a steep decent and is not
an improved path. As such, it is most frequently used by local children and

teenagers.

Access Point 14: Montalvo

This access point is located where the street Avenida Montalvo changes
into Avenida Lobeiro (see Figure 2-19). The portion of this access
extending from the street to the canyon bottom was required as a condition
to the Sea Point Villa's development. An additional easement to complete
the access over private property within Montalvo Canyon was obtained by
the City. The access point is taken off Avenida Montalvo, along the eastern
side of the Sea Point Villa project. A stairway leads to the bottom of
Montalvo Canyon, where a small bridge extends over the drainage in the
canyon bottom, and a footpath follows the canyon to the beach. Access is
taken under a train trestle. This access is limited to daytime use and is not
accessible during, or for several days after, a moderate to heavy rain. The
access point is difficult to find and for this reason is used mainly by the
residents in the area (see Figure 2-19).
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FIGURE 2-18

RALROAD

B.8TA"

35, | ACCESS PONT #13
W MOT TO S$CaLE

Access Point 13 - Riviera

FIGURE 2-19

),
.
i1 by

ANEMBR g

ETARWAY TO FOOTPATH
SLOKG DRAINAGE SWALE

rwé.M

ACCESS POINT #14
‘ HOT 1O STALE

Access Point 14 - Montalvo

Coastal Commission
Exhibit 1
Page 54 of 163

2-36




Chapter 2: Area Description

. Access Point 15: Avenida Calafia - San Clemente State Beach

The third beach access point in the Calafia/South Area is at the
northwestern edge of the San Clemente State Beach (see Figure 2-20).
Access via Avenida Calafia, which terminates at the beach. Avenida
Calafia is one of the most direct, and therefore easiest, routes to the
shoreline.  Pedestrian access is also available from Avenida Lobeiro
through Calafia Park. Calafia Beach Park is owned by the State, leased to
the County of Orange and subleased to the City to maintain and operate.

Present facilities at Calafia Beach include:

> Beach concession stand
» Restrooms ‘
> Showers

> Picnic tables

» Metered parking

In addition to these existing facilities there are plans to provide a train
signal with a warning bell and a ramp to the beach.

FIGURE 2-20
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» Access Points 16:  San Clemente State Beach

Access to the San Clemente State Beach is taken off Avenida Calafia where
it intersects with a road accessing the campgrounds and beach area. San
Clemente State Beach consists of 6,000 feet of ocean frontage (see Figure
2-21) and contains 110 acres of beach and upland area. Perpendicular
sandstone cliffs, 70 feet in height, face the ocean beach. The sandstone
cliffs found in this area provide an excellent example of the area's ancient
submarine landscape and are often used by local colleges and high schools
for geology field studies. The campground is located on an uplifted marine
terrace at about the 100 foot elevation contour. The bluffs and terrace are
interrupted by many deeply eroded canyons and arroyos.

FIGURE 2-21
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Present facilities at San Clemente State Beach include:

Group camp

Campsites

Trailer sites with connections
Picnic sites

Day use parking spaces
Beach lifeguard facilities
Park office and facilities

Y VY

VVYVVY

The City maintains metered parking spaces on Avenida Calafia. No
improved railroad crossing is found at this site; the railroad track is crossed
at-grade at a number of places adjacent to the parking area. There is a
beach concession stand, restrooms, and showers located in the Calafia

Parking Lot.

A tunnel from a parking lot located at the top of the bluff within the State
Park provides beach access from the camp grounds and day use parking.

Access Points 17 and 18: Avenida de Las Palmeras/Calle Ariana

The two remaining access points are located in the southern portion of the
Calafia/South Area. Both accesses are privately maintained and controlled.

Access Point 17, Avenida de Las Palmeras, (see Figure 2-22) is the
principal beach access for the Cypress Shores community. There is a paved
roadway leading to the beach, with a limited number of parking spaces, a
clubhouse, park and picnic area. These facilities are used exclusively by
residents of Cypress Shores and their guests and are not open to the public.
Beach access 1s provided via an underpass beneath the trestle.

Access Point 18, Calle Ariana, (see Figure 2-23) is a foot path leading to
the beach. The path forms an extension of Calle Ariana and runs along the
boundary line between the Cypress Shores community and the Casa
Pacifica. There are no beach facilities at this location. This site is for the
exclusive use of residents and guests of the Cypress Shores community.
The railroad tracks are crossed at-grade, which is dangerous because of the
high speed of the trains at this point and the curve of the railroad tracks.
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FIGURE 2-22
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ACCESS OUTSIDE CITY LIMITS

Located just south of the City and Orange County boundary is the public parking
lot and beach access for Trestles Beach and Cottons Point. Although this public
parking lot and public access is within the jurisdiction of the United States Marine
Corps it is identified here because it is the closest public access to Cottons Point
and other private City beaches (see Figure 2-24). Coftons Point and Trestles
Beach is one of the primer surfing areas in southern California and as such is
considered an important recreational resource for not only the City of San
Clemente, but all of Southern California. Since this parking lot and access point
are on Federal land, the City, County and State Agencies have no direct
jurisdiction over the disposition of this property at present.

FIGURE 2-24
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FUTURE ACCESS POINTS

Continued public access to the beach south of Avenida Calafia, in particular the
Trestles surfing area just across the County line, is largely dependent on use of
federal lands at the San Mateo Point Coast Guard Station (the Loran Station).
State and local agencies have no direct jurisdiction over disposition of this
property at present. Moreover, there is no means of ascertaining whether the
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federal government has plans for the property which would interfere with, or
obstruct, public access. The Marine Corps officer housing project recently
approved for development at San Mateo Point retains the public access as a part of
the plan.

Development conditions have been imposed by the City of San Clemente on the
Cottons Point project which will assist in ensuring public access to the Trestles in
the event access through the Coast Guard Station is lost. The City has required an
irrevocable offer of dedication for a 15 foot access easement along the eastern
boundary of the project which will be valid until the year 2004. The City will not
accept the offer until and unless the existing access across the Coast Guard
property (or other adequate public access in the immediate vicinity) is no longer
available to the public or is unreasonably restricted for public use.

With the construction of the T-Street/Parque Del Mar bluff top walk, there will be
a new secondary access point developed at the mouth of Trafalgar Canyon. This
access will run from the bluff top trail under the existing train trestle to the beach.

The City is negotiating with the Orange County Transportation Agency for a
pedestrian and bicycle easement in the railroad right-of-way between the tracks
and the coastal bluffs, This easement would extend from North Beach to Cottons
Point and would direct pedestrians from current accesses where there is not a legal
right to cross the railroad tracks to those legal at-grade crossings, underpasses and
overpasses.

206. URBAN SETTING

The Coastal Zone is approximately 2,058 acres in area, of which approximately 80
percent is developed. The Coastal Zone includes a mixture of residential, commercial,
recreational, and industrial development. The last significant parcel of undeveloped land
is the 253 acre Marblehead Coastal site. Aside from this vacant parcel, the state park,
several city parks, and coastal canyons, the Coastal Zone consists of residential,
commercial, or industrial development.

A

EXISTING DEVELOPMENT

Single family residential uses are concentrated within the southern portion of the

Coastal Zone and an area in the northern section referred to as "Shorecliffs.”

Medium to medium-high density residential units are concentrated in an area west

of El Camino Real and north of Avenida Trafalgar; the majority of the City's

affordable housing is located within this area. The City's highest density
residential units are located in the Pier Bowl area.
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Commercial uses in the Coastal Zone are primarily categorized as general
commercial, consisting of neighborhood shopping facilities, specialty and visitor
serving retail, restaurants, bars, and other commercial facilities. Approximately 20
percent of the general commercial use is office related; 15 percent is automobile
related services; and 7 percent is hotel, motel, or other type of lodging use.

Most of the commercial uses in the Coastal Zone are concentrated along El
Camino Real and Avenida Del Mar. In general, these commercial uses exhibit the
following distribution pattern: specialty retail uses along Avenida Del Mar and the
lower end of Avenida Victoria; office uses along El Camino Real and Avenida Del
Mar; and auto related and general retail uses along El Camino Real and Calle de

Los Molinos.

Industrial, manufacturing, distribution, and auto repair uses are located in the
northern end of the Coastal Zone near the City Water Reclamation Plant. The
majority of these uses are concentrated along Los Molinos.

FOCAL AREAS

Within the Coastal Zone there are three
focal areas: the Pier Bowl, North
Beach, and the Del Mar Business
District. The Pier Bowl and North
Beach areas are considered the primary
recreational and entertainment centers
of San Clemente. The City has
developed Specific Plans for both of
these areas. The Pier Bowl Specific
Plan and the Pico Corridor Specific
Plan include development standards,
land uses, design guidelines, and public
improvements that are intended to
enhance recreational and entertainment ;7 37ar Business Distrior

amenities within these areas. The City

is preparing specific plans for the Pier Bowl and Pico Corridor which shall be
submitted with the implementation plan portion of the LCP.

The Del Mar Business District is a pedestrian oriented shopping area used by both
the local residents and visitors. This area is a unique mixed use zone of
residential, office, and commercial uses and is considered the City's traditional,
historic downtown. The downtown area is also the site of the City's Annual
Fiesta.
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207. RECREATIONAL RESOURCES

Chapter 2: Area Description

Ole Hanson realized recreational spaces and
opportunities are an important aspect in providing a high
quality of life for the citizens of San Clemente. Perhaps
the greatest recreational asset of San Clemente is its
coastal setting, enjoying a sunny Mediterranean climate
with mild winters and warm summers. The vast open
space areas along San Clemente's eastern, southern, and
western borders (Camp Pendleton, Cleveland National
Forest, and the Pacific Ocean) have helped to maintain its
small town character and enhanced its recreational
opportunities. The beaches, parks, and community focal
areas within San Clemente's Coastal Zone provide a wide
range of recreational opportunities.  This section
describes San Clemente's most valuable recreational

resources.  Figure 2-25 identifies the location of
- recreational amenities in the Coastal Zone.

A.

MUNICIPAL PIER

. Paddleball player at the pier
With the development of San Clemente, Ole

Hanson provided a number of recreational facilities.

Two of these facilities within the Coastal Zone, the Municipal Pier and the Ole
Hanson Beach Club remain in use today. The quarter mile long Municipal Pier
was built as a gift to the community in 1928. The Municipal Pier has been
destroyed by large surf and rebuilt several times, most recently in 1983. The
primary recreational use of the Pier is for fishing and for quiet strolls to enjoy the
beautiful setting and sunset. At the base of the pier is the Fisherman's Restaurant

and Bar.
OLE HANSON BEACH CLUB

The Ole Hanson Beach Club and swimming pool was also built in 1928, and has
since been a focal area for recreational activities for San Clemente. The Beach
Club is situated at North Beach on Avenida Pico and Boca de la Playa. The Beach
Club has two meeting rooms, two outdoor terraces, showers, bathrooms, kitchen
facilities, a six lane 25-yard pool and an instructional pool. The Beach Club is
used for a variety of uses including: open lap swimming, recreational swimming,
swim lessons, scuba, water aerobics, recreational classes, City meetings, and for
weddings and receptions.
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COMMUNITY CENTER/ SENIOR CENTER AND PUBLIC LIBRARY

The San Clemente Community Center, Senior Center, and Public Library are
situated in the heart of downtown San Clemente at Avenida Del Mar and North
Calle Seville. The Community Center contains an auditorium, kitchen, art gallery,
meeting rooms, and the offices of the Beaches, Parks, and Recreation Department.
The surrounding grounds offer shuffleboard courts and passive open space area.

The Senior Center and Library Complex, in addition to housing the County
Library, include two multi purpose rooms, an arts and crafts room, and a kitchen
area. The Senior Center is utilized for a wide variety of functions such as dining,
films, arts and crafts, meetings, and a variety of other functions.

PARKS

There are a total of eight City operated parks located within the Coastal Zone:

° Community Center Park

The Community Center Park is located at the northeast comner of Avenida
Del Mar and North Calle Seville. The park has an area of 1.75 acres and
includes meeting rooms, outdoor shuffleboard, and a grass play area. The
library and Senior Center are immediately adjacent to the Community

Center.

o San Gorgonio Park

This 23 acre community park is located south of the San Diego Freeway (I-
5) between Via San Gorgonio, Avenida Vaquero and Calle Vista Torito.
Facilities at this park include two Little League diamonds, a football field, a
soccer field, a basketball court, picnic facilities, restrooms, and 130 parking
spaces.

° Bonito Canyon Bicentennial Park

Bonito Canyon is an 11 acre community park located north of El Camino
Real at Calle Valle. This park facilities include a picnic area, Little League
diamond, children's play area, restrooms, and a grass play area. Bonito
Canyon is also the location of the Boys and Girls Club facility, which
includes two indoor gyms, game room, arts and crafts and meeting room.
There is parking for 60 vehicles,
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Max Berg/Plaza Park

This 3.62 acre neighborhood park is located in the block surrounded by El
Prado, Calle Puente, Avenida Aragon, and Avenida Del Poniente. The park
contains a children's play area, rose garden, fountain, restrooms, and grass

play area.

Linda Lane Park

Linda Lane Park is a four acre site located within the Pier Bowl and Linda
Lane, adjacent to the beach. Recreational amenities include coastal access,
swings and creative play equipment, picnic tables, benches, grass play area
and metered parking.

Parque Del Mar

Parque Del Mar is located in the heart of the Pier Bowl Area. This park
primarily serves as an extension of the pier and beach facilities. The
Parque Del Mar is a linear park that extends from the Beachcomber Hotel
to the base of the bluff below the Casa Romantica. Parque Del Mar
includes the main entrance to the Municipal Pier, the Amtrak Station, picnic

tables, and passive open space.

Leslie Park

Situated between Calle de los Alamos and the Coastal Bluff, Leslie Park is
a 4,500square foot pocket park. The park is divided into two viewing
levels, which are connected by a walkway and set of stairs built in 1980.
There is no beach access from this park. Leslie Park provides panoramic
views up and down the coast from the top of a steep cliff.

Calafia Beach Park

Calafia Beach Park is located at the end of Avenida Calafia at the mouth of
a coastal canyon. The lower portion of this park includes coastal access,
bathrooms, showers, and a beach concession facility. A portion of this park
1s located on the coastal bluff overlooking the beach and parking area. This
area includes passive open space with benches and scenic vistas.
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SCHOOLS

Three existing schools are located within the City's Coastal Zone and provide
active recreation areas:

Concordia Elementary School

This school is located west of Avenida Presidio and south of the San
Clemente State Park boundary and contains a baseball diamond and
children's play area.

Las Palmas Elementary School

Located on Calle Puente between Del Poniente and Avenida Aragon, this
school has a baseball diamond, soccer field, and children's play area.

Shorecliffs Middle School

Located at 240 Via Soccoro, the school includes basketball and volleyball
courts, track and a sports field.

BEACHES

Located between the Dana Point Headlands and San Mateo/Cotton's Point is the
Capistrano Bight. Within the Capistrano Bight is a southwestern facing stretch of
coastline with pristine sandy beaches, four-and-one-half miles of which make up
the San Clemente coastline. San Clemente beaches are popular for surfing, body
boarding, sun bathing, volleyball, fishing, and other ocean related activities. The
beaches within San Clemente are divided into State, City, and private beaches.

San Clemente State Beach

San Clemente State Beach includes 6,000 feet of shoreline, and 110 acres
of campground area at the southern end of San Clemente's Coastal Zone.
The campground facilities accommodate approximately 180,000 visitors a
year although the number of campers will fluctuate from year to year based
on weather conditions. The San Clemente State Beach campgrounds are
one of the most heavily utilized facilities in the State Park system. There
are currently 157 camping spaces: 85 family camp sites; 72 with disposal
hookups for campers. In addition there is one group campsite that
accommodates up to fifty people.
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San Clemente City Beach

The San Clemente City Beach
includes two miles, or approximate-
ly twenty acres, of coastline.
Annually, City beaches receive
approximately two million wvisitors.
The number of visitors in any one
year is greatly dependent on the
summertime weather.  The most
heavily used City beaches are the
Pier Bowl, North Beach, and “T”
Street. The Pier Bowl, with its
concentration of year round
activities, is the City's most popular
beach. Some of the facilities on the
beach include: the Municipal Pier,
volleyball courts, swings, fire pits,
picnic areas, beach concession
stands, restrooms, and showers,

Private Beaches

Chapter 2: Area Description

San Clemente Lifeguard at the Pier

Two sections of the City's coastline at the City's extreme northern and
southern borders are privately owned, restricting the access and use of these
beaches. The northem section of private beach begins at the City's northern
border and stretches south approximately one mile. This section of beach is
owned by Shorecliffs Homeowners Association, Palm Beach Mobile Home
Court, the Capistrano Shores Mobile Home Park, and scveral private
owners. Near the City's southern border is approximately one half mile of
beach owned by the Cypress Cove and Cypress Shores Homeowners

Associations.

SURFING AREAS

2-49

San Clemente is a well known surfing area and is the home of many of the world's
past, present and future surfing professionals. The surf areas located within or near
the City's Coastal Zone are valuable recreational resources that are enjoyed year
round. There are a total of eight established surfing areas within the City's
boundaries. Perhaps the most well known surfing beaches in the area, are Tres-
tles and San Onofre, located just south of the San Clemente city limits. From
north to south the surfing beaches within San Clemente include:
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Poché - Poché includes both a reef break and beach break and is located in
the northern portion of the City's Coastal Zone.

204 - Considered | purmrc s :
r&ém{:’"({'. t% . Ly -
both a rock reef | BOSErEsCvECwr L NLIIEN ISR
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- R

break and a beach
break; 204 is located
just south of North
Beach.

The Pier - The Pier is
a beach break where
wave  shape is
enhanced by the
buildup of sand next
to the pier. The Pier
break is located on
the north side of the
Municipal Pier.
Surfing on the south

side of the Pier is
prohibited, Shot from the pier of a surfer enjoying a Mariposa tube

T-Street - T-Street is a reef break that is located in front of the T-Street
overpass. During the summer, surfing is not allowed due to its popularity
with body boarders and bodysurfers. Surfing is allowed at the beach break
just south of T-Street (named "Beach House").

Lost Winds - Lost Winds is a beach break that is located in front of the Lost
Winds access point.

Riviera - Riviera is a beach break located adjacent to the Riviera Beach
storm drain and access point.

State Park - State Park is a beach break that is located south of the Calafia
Beach access point.

Cotton's Point - Cotton's Point is located at the very southern edge of the
City limits and is an outstanding left point break. The closest public access
is the Trestles access (See the discussion under Section 205. E, Access
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Outside City Limits) is located outside the boundaries of the City of San
Clemente.

COMMUNITY EVENTS

San Clemente holds a variety of
community events during the
year. Some of theses events
include:

. The Ocean Festival -
Billed as "The Greatest
Show on Surf" the Ocean
Festival features a variety
of ocean related events.
Held during the month of
July, the Ocean Festival
continues to increase in
attendance and the number
of events since its early
beginning in 1977 as a
lifeguard competition. In
addition to the traditional life-
guard competition, ocean events also include surfing contests and legends
presentation, sand castle building contest, ocean related arts and displays,
presentations on the history of surfing, music, biathlon competition,
swimming contest, junior king neptune and little mermaid competitions, and

more.

Ocean Festival - Lifeguard Competition

. The Fiesta - The Fiesta, held during the month of August, is an annual
block party event on Avenida Del Mar, During the Fiesta, downtown
streets are closed to vehicles and Avenida Del Mar is transformed into a
giant stage where the music plays all day long. This carnival atmosphere
includes three stages where performers play music that range from country
to rock-and-roll. There are also rides and games for children, food, drinks
and other types of street entertainment.

. Fourth of July Fireworks - The Fourth of July Fireworks show is among the
most popular of San Clemente's community events. The fireworks show
first began at the end of the Municipal Pier in the 1950's and has continued
every year since. The Fourth of July weekend is the most popular weekend

of the year and attracts thousands of people to the City's beaches.
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Chowder Cook-Off - The Chowder Cook-Off is an annual event held on the
San Clemente Municipal Pier. Local restaurants and citizens compete for
prizes to find out who makes San Clemente's best batch of clam chowder.

Chowder Cook-Off on the Municipal Pier
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CHAPTER 3
GOALS AND POLICIES

301 Overview of Coastal Policies

302 Coastal Land Use Goals and Policies

303 Shoreline Access Goals and Policies

304 Recreational and Visitor Serving Facilities Goals and Policies
305 Coastal Visual and Historic Resources Goals and Policies
306 Water and Marine Resources Goals and Policies

307 Environmentally Sensitive Habitat Goals and Policies

301. OVERVIEW OF COASTAL POLICIES

This portion of the Coastal Element
establishes the goals and policies that
will determine the manner in which
growth, development and preservation
occur in the City's Coastal Zone. The
policies in Chapter 3 of the Coastal Act
(Public Resources Code Sections 30200
through 30263) are the guiding policies
of the Coastal Element. This Element is
consistent with the policies stated in the
other seventeen elements of the City of
San Clemente General Plan.  The
policies stated in this chapter are directly
related to the desired goals and the
identified issues within the community,
and are intended to achieve San
Clemente's vision for the future.

In general, the Coastal Policies address
the following:

. Provide for the appropriate mix
and type of land uses which will

attract visitors to San Clemente and serve the existing and future needs of the
community.

Provide for the revitalization, adaptive reuse, and élggade of deteriorated

neighborhoods and districts. stal Commission
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. Require new development within the Coastal Zone to be consistent with the
policies of the California Coastal Act.

) Provide and maintain a comprehensive and safe beach access network.

. Provide and maintain recreational areas, recreational activities, and visitor serving
facilities.

. Protect, where appropriate, public view corridors and historic resources. '

o Pr;)vide and maintain a safe and healthy beach for the enjoyable utilization of the

marine environments.

. Protect and preserve, where possible, significant wildlife habitats which exist in
the Coastal Zone.

. Maintain San Clemente as a unique and distinctive place in southen Orange
County and the greater region (GP Goal IV.A).

302. COASTAL LAND USE GOALS AND POLICIES

The Coastal Element utilizes the same land use designations found in the Land Use
Element of the City's General Plan. This section defines the general land use policies of
the Coastal Zone pertaining to density, height, design and development standards. Land
use policies in the Coastal Element provide for the development while preserving unique
natural features of the coastal environment. This section describes the policy intent, goals
and policies for all land use categories within the Coastal Zone (see the Coastal Land Use
Map, Figure 3-1 and Table 3-1).
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Linda Lane Park

A. RESIDENTIAL LAND USE POLICIES

Policy Intent

Plan policy provides for the preservation of the existing residential neighborhoods
in the Coastal Zone. With the exception of the Marblehead Coastal area,
residential growth is limited to infill development. Only the area located between
Avenida Pico and Trafalgar Lane would realize any significant changes in density
as existing medium and high density residential properties build out to their
maximum unit densities.
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COASTAL LAND USE PLAN CLASSIFICATIONS

TABLE 3-1
Category Typical Principal Uses Maximum Density/
Intensity and Height

Residential Single family residential units. 4.5 units per gross acre

Low (7.0 units per net acre)

(RL)

Residential Single famnily residential units, duplexes, 7.0 units per gross acre

Medium Low townhouses, apartments (10.0 units/net acre)

{(RML)

Residential Single family residential, duplexes, townhouses, 15 units per gross acre

Medium apartments {24.0 units/net acre)

(RM)

Residential Single family residential, duplexes, townhouses, 24 units per gross acre

High apartments (36 units per net acre)

(RH)

Neighborhood Retail commercial, eating and drinking establish- Floor area ratio; 0.35,

Serving ments, household goods, food sales, drugstores, Height: NC 1: 1 story

(NC) building materials and supplies, professional offic- NC 2: 2 stories

es, personal services, recreational commercial, NC 3: 3 stories
overnight accommodations, cultural facilities, and
similar uses. ,

Community Same uses as NC with possible automobile center Floor area ratio/height

Serving at Camino de Estrella or Avenida Pico. Also allow CC 1: 0.5/2 stories

cey' hospital uses on CC2. CC 2: 0.5/3 stories

' If hospital use, 2.0/4 slories.
CC 3. 0.7/3 stories

Tourist/Visitor Coastal related retail, restaurants, offices, rec- Floor area ratio: 1.0 to maxi-

Serving reation, overnight accommodations, entertainment, | mum of 1.5 with public benefits

(CRC 1) and similar uses, and additional parking.
Height: per existing building
height at street elevation.

Tourist/Visitor Golf course oriented commercial, overnight, Floor area ratio: 1.0

Serving accommodations and ancillary facilities, res-

(CRC 2) taurants, and similar recreation oriented uses. Hotel: 500 hotel rooms or such
lesser number as may be per-
mitted under the Land Use Ele-
ment of the General Plan as
amended from time to time.
Height: 55 feet, or height of
adjacent freeway, which ever is

A lower.
{1 Light manufacturing, business park, professional Floor area ratio/height;
offices, supporting retail, restaurants, financial
institutions, and similar uses. 1 1: 0.35/2 stories
13 Heavy manufacturing and related uses. Floor area ratio: 0.75

Heigpt: 2 stories

! Existing light and heavy industrial uses as of the date of adoption of the General Plan, located north of Avenida
Pico, along Avenida Navarro, Calle de Industrias and Calle de los Molinos (behind Pico Pavilion) within the CC2

area, shall be considered conforming uses within the CC2 community commercial [e1Q2%&

3-4
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Maximum Density/

Category Typical Principal Uses
intensity and Height
P Govemnmental administrative and related faciities, N/A
utilities, schools, public and private parking, unde
veloped parks. :
MU 1, 1.1, 1.2, | The mixed use zones allow a combination of com- Floor area ratio/height:
2,3,4.1, and mercial uses with residential units allowed on upper
4.2 floors. MU 1.1; 0.35/2 stories
MU 1.2: 0.35/3 stories
Most MU zones allow Neighborhood (NC) and com- MU 2: 0.5/2 stories
munity serving commercial (CC) uses as described MU 3: 1.0/2 stories
above. However, the MU 1.2-p-A also allows MU 4.1; 1.0 to 2.0/30 feet
regional commercial uses. MU 4.2; 1.0/per slope
Floor area ratio/height;
Residential units are allowed on second floor and
higher when integrated with commercial, excluding MU 1.1: 1.0/3 stories MU 1.2:
large scale single use functions {e.g., grocery 1.0/4 stories
stores) and provided impacts are mitigated. MU 2: 1.5/3 stories
MU 3 2.0/3 stories
MU 4.1: 1.0 to 2.0/30 feet
MU 4.2: 1,0/per slope
MU 4.3 Overnight accommodations, restaurants, cuitural Floor area ratio: 1.0
facilities, museums, and ancillary retail.
Height;
Ocean frontage - no  view
blockage of Casa Romantica
Street frontage - height of
buildings on adjacent parcels
Same as above
Residential units on second floor and higher
integrated with commergial.
0s 1 Publicly owned existing and dedicated parkiands, N/A
_parking lots, and other,
0s2 Privately owned and intended as open space for N/A
passive recreation, aesthetic, golf courses and
ancillary uses, and /or resource management
purposes.
osC Public and private golf courses and ancillary To be determined on an indi-
facilities (e.g., clubhouses). vidual basis.
Pedestrian Uses permitted by the underlying land use category. | As specified by underlying land
-p Offices located to rear of ground fioor retail and use zone.
second floor and higher; limited street front use.
Pertinent design standards,
Architectural Uses permitted by underlying land use category. As specified by underlying land
Design Design in accordance with Spanish Colonial use zone.
-A Revival standards (Urban Design Element).

3-5
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Chapter 3: Goals and Policies

Goal

L Retain and enhance established residential neighborhoods to meet the
diverse economic and physical needs of the existing and future residents of

the City (GP Objective IV.A.2).

Policies

General

I.1  Designate lands for the preservation of existing and development of new
single and multi family residential neighborhoods on the Coastal Land Use

Plan Map (GP Policy 1.2.1).
Single Family Residential

12 Accommodate the development of single family residential units at a
maximum density of 4.5 units per net acre or 7.0 units per gross acre as
stipulated in Table 3-1 in areas designated as "RL" (GP Policy 1.2.4).

[.3  Require that single family residential units and sites be designed to convey
a high level of quality and character in accordance with the Urban Design

Element (GP Policy 1.2.5).
Multi Family Residential

14 Accommodate the development of single and multi family residential units
at maximum densities as stipulated in Table 3-1:

a. "RML": maximum density of 7.0 units per gross acre or 10.0 units
per net acre;

b. "RM": maximum density of 15.0 units per gross acre or 24.0 units
per net acre;

c. "RH": maximum density of 24.0 units per gross acre or 36 units per
net acre (GP Policy 1.2.6). '

L5 Require that multi family residential projects be designed to convey a high
level of quality and distinctive neighborhood character in accordance with
the Urban Design Element(GP Policy 1.2.7).
Coastal Commission
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COMMERCIAL AND MIXED-USE LAND USE POLICIES

Policy Intent

Plan policy provides for the attraction and accommodation of an expanded range
of retail, office, restaurant, entertainment, hotel and other commercial uses
intended to support the needs of visitors and the daily needs of residents. Plan
policy also provides for the development of mixed commercial and residential
areas. Mixing such uses is intended to reduce vehicular trips and associated air
pollution, provide housing opportunities in proximity to jobs and services, and
establish active, pedestrian oriented districts which enhance the quality of life and
the vitality of the City's coastal activity areas. The plan concentrates mixed-use
projects in the three coastal activity centers, Downtown, the Pier Bowl, and North

Beach.

Goal

1L Provide for the development of recreation oriented commercial and
supporting uses which are in harmony with, yet capitalize on the ocean and
beachfront and hillsides and canyons and are attractive and compatible with
adjacent residential neighborhoods and commercial districts (GP Objective

1.7).
Policy

II.L1  Accommodate the continuation of existing and development of a mix of
new neighborhood, visitor serving commercial centers in areas designated
respectively as "NC" and "CRC" in accordance with the density and height
standards stipulated in Table 3-1 (GP Policy 1.3.2).

IL2  Accommodate the development of a mix of residential and commercial uses
in areas designated as "MU" m accordance with the density and height
standards stipulated in Table 3-1 (GP Policy 1.3.4).

II.3  Accommodate the development of commercial uses in overlay areas
designated as "-p" (GP Policy 1.3.5).

I.4 Designate lands for the development of coastal related commercial,
recreational, lodging, and supporting uses on the Coastal Land Use Plan
Map, stipulated in Figure 3-1 and establish standards to ensure their
compatibility with adjacent residential neighborhoods and commercial

districts (GP Policy 1.7.1).
Coastal Commission
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1.5 Require that projects be designed and developed to achieve a high level of
quality, distinctive character, and compatibility with existing uses and
development in accordance with the Land Use Element and the Urban

Design Element (GP Policy 1.3.6)

1.6  Require that the first floor of structures within the Pedestrian Overlay Zone
incorporate commercial uses along the street frontage; limited office may be
permitted if retail commercial is deemed by the City to be economically

infeasible (GP Policy 1.3.7).

INDUSTRIAL LAND USE POLICIES

Policy Intent

Lands are designated for the accommodation of industrial, business park, and
similar uses which provide employment opportunities for the City's residents. The
Plan provides for the retention of existing light and heavy industrial uses and the
development of new industrial uses and related commercial uses, in the Los
Molinos area while allowing for the revitalization of the area into a cohesive

business park.

Goal

IlI.  Provide for the continuation of existing and the development of new land
uses which contribute job opportunities for existing and future residents.

(GP Objective 1.5)

Policy

IILL1  Accommodate the continuation of existing and the development of new
light manufacturing, research and development, professional offices,
supporting retail commercial (including, but not limited to, sales areas for
manufacturers and photocopy stores), restaurants, financial institutions, and
similar uses in areas designated as "I 1"(GP Policy 1.5.2)

1.2 Accommodate the development of heavy manufacturing and related
industrial uses in areas designated as 1 3 the density and height standards
stipulated in Table 3-1 (GP Policy 1.5.7).

1.3 Permit development according to the following standards for intensity and
height;
Coastal Commission
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a. "I 1": a maximum FAR of 0.35 and height of two (2) stories (GP
Policy 1.5.3).

b. "I3": a maximum FAR of 0.75 and height of two (2) stories, which
may be increased to accommodate unique physical site operations
(GP Policy 1.5.8).

IIL.4 Require that projects be designed and developed to achieve a high level of
quality, distinctive character, and compatibility with existing uses and
development in accordance with the policies contained in the Land Use
Element and the Urban Design Element (GP Policy 1.5.4).

PUBLIC AND INSTITUTIONAL LAND USE POLICIES

Policy Intent

The Plan designates lands for public and institutional uses such as governmental
administrative, recreational, cultural, and educational to support the existing and
future population and development of the City.

Goal

IV.  Provide for the continuation of existing and the development of new public
service, cultural, religious, and institutional uses and facilities which meet
the needs of the residents (GP Objective 1.6).

Policy

IV.1 Allow for the continuation of existing public recreational, cultural
(libraries, museums, etc.), educational, institutional (governmental, police,
fire, etc.), and health uses at their present locations and development of new
uses in areas designated as "P" on the Coastal Land Use Map and in other
land use zones where they complement and are compatible with adjacent
land uses and development is contingent on City discretionary review and
approval (GP Policy 1.6.1).

OPEN SPACE LAND USE POLICIES
Policy Intent

Lands are designated for parks, beaches, passive open space, and recreational trails

to provide recreatlonal opportunities and maintain the scenic beauty of the
Coastal Commission
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community. Plan policy includes the continuation of existing parks, beaches, and
trails; preservation of open space which is publicly owned, encumbered by
easements, or maintained by homeowners associations; dedication of new
parklands and open space through the development review process; preservation of
coastal canyons and significant environmental habitats, and the construction of

new pedestrian and bike trails in the City.

Goal

V.  Preserve open spaces for the City's residents which provide visual relief,
amenities and recreational opportunities, protect environmental resources,
protect the population from environmental resources, protect the population
from environmental hazards, and are in balance with new development (GP

Objective 1.9).

Policy

V.1  Designate lands for the provision of recreational open spaces on the Coastal
Land Use Plan Map which are sufficient to meet the needs of existing and

future residents (GP Policy 1.9.1).

V.2 Designate lands for the provision of passive and visual open space on the
Coastal Land Use Plan Map, which provide a balance to the urban and
suburban development of the City (GP Policy 1.9.2).

V.3 Designate lands for the protection of significant environmental resources
and protection of life and property from environmental hazards on the
Coastal Land Use Plan Map (GP Policy 1.9.3).

V.4 Provide for the development of additional open spaces for recreational
purposes in accordance with the Parks and Recreation Element and Master
Plan of Parks and Recreation (GP Policy 1.9.10).

SPECIAL DISTRICTS

Policy Intent

Plan policy provides for a hierarchy of special districts which, due to their unique
character and land uses, are considered in further detail to address their functional
role and physical form. The special districts include: Downtown San Clemente,
Pier ngl, North Beach and Marblehead Coastal. The policy intent for each of
these districts is as follows: Coastal Commission
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Downtown

Downtown San Clemente, which functions as the symbolic "core™ of the City, will
continue to emphasize its pedestrian and "village" character. Community and
visitor serving uses, with residential units on the upper stories, are encouraged.
Architecture is required to be Spanish Colonial Revival, and site design will
emphasize buildings along street frontages that incorporate courtyards, arcades,
streetscape, and similar designs to encourage pedestrian activity.

Pier Bowl

Plan policy provides for the continuation of the Pier Bowl as a recreational activity
area. Coastal recreational uses including retail, restaurant, hotel, bed and
breakfast, time share, and residential, are allowed. Cultural and recreational
activities, including the Ocean Festival, are encouraged. Building design in the
Pier Bowl is required to preserve public views, encourage pedestrian activity, to be
sensitive to the Pier Bowl's topography and to be a Spanish Colonial Revival

Architecture style.
North Beach

The Plan provides for the revitalization of North Beach into a community and
visitor serving, mixed use, high activity center of the City. This revitalization is
intended to capitalize on the areas adjacent to the beachfront, to emphasize the
historic structures including the Ole Hanson Beach Club, Miramar Theater, and

Sebastians.

Retail shops, gift stores, restaurants, hotels/motels, entertainment, and residential
units above lower level commercial will be accommodated to establish a
pedestrian oriented environment. Opportunities for additional coastal related uses,
a new train station and/or a multi modal transportation center are allowed within
this area. Extensive streetscape amenities are to be incorporated to provide
linkages among individually developed sites and to create a unique identity for the
district. ‘

- Marblehead Coastal

Marblehead Coastal is the only large vacant land holding remaining in the Coastal
Zone. The 253 acre Marblehead Coastal site is considered to be a "white-hole" in
the City's Coastal Zone and is not included as part of the certified Coastal
Element. When a specific plan for Marblehead Coastal is submitted, it will
contain a Coastal Plan Element which is expected to be consistent with the Coastal
Coastal Commission
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Act and with the City's adopted Coastal Element. It is anticipated that a specific
plan for this site would include a mix of residential development, hotel uses,
commercial uses, offices, and public and private parks.

Goal

VL

Policy

Develop special mixed use districts for these key coastal activity areas
within the Coastal Zone. The district will expand upon the general land use
policies and standards previously identified in order to accommodate these
areas unique needs. (Refer to the polices in Section 1.11 of the General
Plan Land Use Element for more detailed policies on special districts).

Downtown San Clemente (refer to Section 1.12 of the Land Use Element)

VL1

VL2

V13

Provide for the needs of residents and tourists by establishing a mixed use
district designated as "MU 3-p-A and MU 3-A" (See Table 3-1).

Accommodate the development of community and visitor serving
commercial uses, including retail, financial, household supply and
furnishings, eating and drinking establishments, food sales, drug stores,
personal and business services, professional offices, art and cultural
facilities, entertainment, overnight accommodations, public facilities, and

similar uses (GP policy 1.12.1).

Accommodate the development of residential uses on the second floor or
higher of structures containing commercial uses and or parking on the lower
levels (GP Policy 12.3).

V1.4 Consider the development of a Specific Plan for the downtown area.

Pier Bowl (refer to Section 1.14 of the General Plan Land Use Element)

VL5 Accommodate a mixture of residential, recreational and commercial land

uses within the Pier Bowl by establishing land use as "MU 4-1-p-A," "MU
4‘2*p'A," "MU4'3"‘p‘A,“ "P'A, " "RM'A," "OS}.," HRH-AM and "CRCI“p“
A" (see Table 3-1).

Formulate a Specific Plan incorporating detailed land uses, design, and

public improvement requirements to ensure consistent development of the
Pier Bow} area (GP Policy 1.14.1).

Coastal Commission
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V1.7 Maintain and/or adaptively reuse the Casa Romantica structure and
accommodate the development of overnight accommodations, restaurants,
cultural facilities, ancillary retail, and mixed commercial and residential
uses subject to City review and approval (GP Policy 1.14.11).

North Beach (refer to Section 1.13 of the Land Use Element)

VL8 Accommodate neighborhood community and visitor serving commercial,
mixed use residential and commercial, and parking uses by establishing
land uses as "MU 3-pA", "MU 2-p-A" and "P-A" (see Table 3-1).

VL9 Allow for the development of a train station and/or multi modal
transportation center and ancillary facilities (GP Policy 1.13.2).

VL.10 Provide for the reuse of the coastal trailer park in North Beach on the ocean
side of the Pacific Coast Highway for both public and recreational uses (GP

Policy 1.13.5).

VI.11 Formulate a Specific Plan incorporating detailed land use, design, and
public improvement requirements to ensure the consistent development of
the North Beach area; in particular emphasizing the siting/massing of
structures to reflect key activities (recreation, train station and other) and
establishment of unifying linkages throughout the area (GP Policy 1.13.12).

Marblehead Coastal

VI1.12 "White-hole" the Marblehead Coastal site from the Coastal Element until a
Specific Plan and coastal program incorporating detailed land uses, design,
and public improvement requirements can be formulated.

PLANNING AND NEW DEVELOPMENT

Policy Intent

Plan policy provides for planning and development principles that address the
protection of the existing character of San Clemente's Coastal Zone. In order to
maintain coastal resources, it is important that new planning and development be
designed in consideration of the following:

) Public access to the beach.

. Minimize energy consumption, reduce air emissions, improve water quality.

. The visual resourc ..
ources of the Coastal Zone, Coastal Commission
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Minimize risk to life and property.

Ole Hanson Spanish Colonial Revival design traditions.
Protection of sensitive habitat.

Protection of coastal landforms.

VII. Provide planning and new development within the Coastal Zone that is
sensitive to the area's unique character and maintains and enhances the

resources of the Coastal Zone.

Policy

Public Access (Also refer to Section 303.B)

VIL.1 The location and amount of new development should maintain and enhance
public access to the coast by:

a.

b.

Facilitating the provision or extension of transit service.

Providing commercial facilities within or adjoining residential
development or in other areas that will minunize use of coastal

access roads.

Providing non automobile circulation within the development.

Providing adequate parking facilities or a substitute means of serving
the development with public transportation.

Assuring the potential for public transit for high intensity uses.

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 on site recreational facilities to serve the new
development (PRC 30252).

Energy, Air Quality, and Water

VIL.2 New development shall:

Coastal Commission
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Be consistent with requirements imposed by an air pollution control
district or the State Air Resources Control Board as to each
particular development.

Minimize energy consumption and vehicle miles traveled (PRC
30253).

Implement the regional Air Quality Management Plan (AQMP) a1r
quality mitigation measures for new development.

Minimize water consumption rates in San Clemente through site
design, use of efficient systems, drought tolerant landscape and other
techniques (GP Policy 6.4).

Implement National Pollutant Discharge Elimination System
(NPDES) to prevent storm water run-off poliution in accordance
with the Federal Clean Water Act.

Visual Resources (Also refer to Section 305.4)

VIL3 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:

a.

To protect public views to and along the ocean and scenic coastal
area.

To minimize the alteration of coastal bluffs and canyons.

Where feasible, to restore and enhance visual quality in visually
degraded areas (PRC 30251).

Require that projects be designed and developed to achieve a high
level of quality, distinctive character, and compatibility with existing
uses and development in accordance with this Element and the
Urban Design Element (GP Policy 1.3.6).

Encourage building elevations above the second floor to be set back
from the street facing facade within the first 35 feet of property
depth to minimize the impacts of height and bulk on abutting
sidewalks and streets (GP Policy 1.3.8).

Coastal Commission
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Require that structures located in the Pedestrian Overlay Zone, as
designated on the Coastal Land Use Plan, be sited and designed to
enhance pedestrian activity along the sidewalks (GP Policy 1.10.2).

VIL4 The City's Coastal Development Permit process shall apply to all
commercial and industrial developments within the Coastal Zone, as well as
any residential development located along a coastal canyon or bluff
(including public parking structures). The Coastal Development Permit
process shall address itself to the potential for obstruction of public views
and the potential for altering or degrading an established public view. The

standard of review shall be as follows:

Permitted development shall be sited and designed to protect views

a.
to and along the ocean and to scenic coastal areas, such as bluffs and
canyons.

b. Permitted development shall be visually compatible with the
character of the surrounding area.

c. Permitted development shall, where feasible, restore and enhance
visual quality in visually degraded areas.

Hazard Areas

VIL5 New development shall:

a

Minimize risks to life and property in areas of high geologic, flood,
and fire hazard.

Assure stability and structural integrity, and neither create nor
contribute significantly to erosion, geologic instability, or destruction
of the site or surrounding area or in any way require the construction
of protective devices that would substantially alter existing
landforms along bluffs and cliffs (PRC 30253).

Cultural Resources (Also refer 10 Section 305.B)

VIL6 Where development would adversely impact archaeological or
paleontological resources, as identified by the State Historic Preservation
Officer, reasonable mitigation measures shall be required (PRC 30244),

Coastal Commission
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VIL.7 Ensure that the City's architecture in key community and tourist serving
areas maintains a high quality of design consistent with the City's history
(GP Policy 1.11).

VIL8 Require that new, adaptively reused, and renovated buildings located in
the Pier Bowl, Downtown and North Beach district be designed to reflect
the City's Spanish Colonial Revival heritage in accordance with the Urban
Design Element (GP Policy 1.11.2),

VIL9  Require that the existing Casa Romantica building be preserved and that
any rehabilitation or adaptive reuse be in accordance with the State of
California Guidelines for Historic Preservation (GP Policy 1.14.13).

Sensitive Habitat

VIL.1I0 Require a Biological Assessment Report for any development located
along a coastal canyon or bluff when the development results in the
removal of any native vegetation and when an Initial Study has
determined that there is a potential for a significant adverse impact to
biological resources. The Biological Assessment Report shall:

a.

Be prepared by a qualified professional and addresses the proposed
project’s impact on state and federally listed and candidate plants

-and animals; California Department of Fish and Game (CDFG)

Special Animals; natural communities of high inventory priority
with the CDFG's Nongame Heritage Program, and any other
special interest species or communities identified in the General
Plan Technical Background Report, or those hereafter named by
state or federal trustee agencies;

Identify mitigation measures necessary to eliminate significant
adverse impacts to sensitive biological resources; and

Define a program for monitoring and evaluating the effectiveness
of the specified mitigation measures (GP Policy 10.1.3).

VIL11 Prohibit development and grading which alters the biological integrity of
the Coastal Canyons as depicted on Coastal Canyon Map, Figure 2-1,
unless it is replaced with habitat of equivalent value (GP Policy 10.1.5).

VIL.12 Encourage activities which improve the natural biological value, integrity
and corridor function of the coastal canyons through vegetation
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restoration, control of alien plants and animals, and landscape buffering
(GP Policy 10.1.9).

Alteration of Landform Policies

VIL.13

VIL. 14

VIL.15

Development shall be concentrated on level areas (except on ridgelines
and hilltops) and hillside roads shall be designed to follow natural
contours. Grading, cutting, or filling that will alter landforms (e.g.:
bluffs, cliffs, ravines) shall be discouraged except for compelling reasons
of public safety. Any landform alteration proposed for reasons of public
safety shall be minimized to the maximum extent feasible. Bluff
stabilization and public safety is especially a concern along the bluffs that
are adjacent to the Pacific Coast Highway north of Avenida Pico. It is,
therefore, imperative that these bluffs be repaired and stabilized at the
earliest possible date in a manner that maintains the public safety and is

consistent with this Element.

Proposed development on blufftop lots shall be set back at least 25 feet
from the bluff edge, or set back in accordance with a stringline drawn
between the nearest corners of adjacent structures on either side of the
development. This minimum setback may be altered to require greater
setbacks when required or recommended as a result of a geotechnical

review.

New development shall not encroach into coastal canyons and shall be set
back either:

a. A minimum of 30% of the depth of the lot, and not less than 15
feet from the canyon edge; or

b. A minimum of 30% of the depth of the lot, and setback from the
line of native vegetation (not less than 15 feet from coastal sage
scrub vegetation or not less than 50 feet from riparian vegetation);

or

c. In accordance with house and deck/patio stringlines drawn between
the nearest corners of the adjacent structures.

The development setback shall be established depending on site
characteristics and determined after an on site visit.

Coastal Commission
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VIL.16 In adeveloped area where new construction is generally infill, no part of a
proposed new structure, including decks, shall be built further onto a
beachfront than a line drawn between the nearest adjacent corners of the
adjacent structures. Enclosed living space in the new unit shall not extend
further seaward than a second line drawn between the most seaward
portions of the nearest corner of the enclosed living space of the adjacent
structures.

VII.17 New permanent structures shall not be permitted on a bluff face, except
for engineered staircases or accessways to provide public beach access
where no feasible alternative means of public access exists.

VIL.18 All proposed large scale development projects which have, or will have,
ocean views shall prepare an analysis of the effect of the proposed project
on public views. This analysis shall pictorially or photographically
indicate the proposed site in its current state and compare it with an
illustration showing the proposed building volume (at the same scale) in
its proposed location.

VIL.19 Require that development be designed and sited to maintain the natural
topographic and physiographic characteristics of the City’s hillsides and
canyons including the:

a. Minimization of the area and height of cuts and fills;
b. Minimization of pad sizes;
c. Encouragement of the "stair stepping" of structures to conform to

slopes (by use of retaining walls and other elements); and

d. Configuration of sites to reflect natural topography, by the
clustering of sites and units on lesser slope and avoiding extensive
fragmentation of steeper slope and/or other techniques (GP Policy
10.2.8).

Affordable Housing
VIL.20 Coastal Affordable Housing Program
Introduction
Coastal Commission
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The California Coastal Act of 1976 included as legislative policy that
"housing opportunities for persons of low and moderate income shall be
protected, encouraged and where feasible, provided. . . . . " This language
led the California Coastal Commission to adopt guidelines and regulations
which required that a portion of new residential developments in the
Coastal Zone be affordable by low and/or moderate income households.
The Coastal Commission also promulgated regulations dealing with the
demolition and conversion of existing low moderate income residential
units which mandated the provisions of Affordable housing opportunities.

These Coastal Commission regulations generated substantial controversy.

In 1981, the California Legislature adopted Senate Bill 626 (Chapter 1007,
Statues of 1981), which substantially changed the regulatory scheme
regarding residential development in the coastal zone. This new stature
amended the California Coastal Act to limit the jurisdiction of the Coastal
Commission to matters of physical development. In place of the housing
regulations of the Coastal Commission, the statute created new
responsibilities for local agencies. This program is to provide stability in
the coastal development process and to clearly delineate the procedures to
be used by the City of San Clemente in implementing these housing
responsibilities.

The intent of this program is to comply with Section 65590 of the
California Government Code.

Requirement to Provide Affordable Housing

Dwelling units located in the Coastal Zone which are to be demolished or
converted, and which are occupied by households whose income is 80% or
below the county median income, shall be replaced. Requirements for
affordability, eligibility, and implementation shall be the requirement of the
Inclusionary Housing Program, Section 4.21, except as otherwise stated in
this Section.

Applicability
This program shall apply to the following projects:
° Projects located in the Coastal Zone.

° The conversion or demolition of three or more dwelling units, where

at least one of the units was occupied by a household earning 80% or
Coastal Commission
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less of the county median income, defined as an Eligible Household
in the Inclusionary Housing Program, Section 4.21 of the Housing
Element.

Withstanding the above, the program shall not apply to:

. The conversion or demolition of a residential structure for purposes
of non residential use which is "coastal dependent” or "coastal
related" as defined in the California Coastal Act of 1976, as
amended, which non residential use is consistent with the Land Use
Element of the General Plan.

. The demolition of a residential structure which has been declared a
public nuisance.

Number of Units to be Provided

The developer shall provide one below market rate rental unmit for each
dwelling unit to be demolished or converted that was occupied by an
Eligible Household, or 20% of the total number of residential units in the
project, whichever is greater.

Determination of Applicability

The Planning Division shall determine whether units to be converted or
demolished are occupied by Eligible Households. This determination may
be based upon an income survey of current residents. A dwelling unit need
not be replaced if (1) it is not occupied by an Eligible Household, or (2) a
resident income survey is not received from the resident within 30 days
after the mailing date of the survey. The Planning Division shall make its
determination, and inform the developer of the number of Below Market
Rate Rental Units to be provided, within 60 days of receipt of a complete
application.

Fees

The City shall establish fees to be paid by the developer to cover the costs
of administration and determination of applicability (Housing Element
Policy 4.22).
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303. SHORELINE ACCESS GOALS AND POLICIES

The Coastal Act directs local governments to provide for maximum public access to the
shoreline. Access should be consistent with public safety, protect public rights, protect
rights of private property owners, and protect natural resources from over use (PRC
30210). The City has a total of 18 public access points (see Figure 2-4) that provide
excellent access opportunities to both City and State beaches., There are, however a
number of private beach areas where public access is presently not available. Providing
public access to these private areas and further improvement to existing public access is

desirable.

A.  CIRCULATION/TRANSPORTATION/PARKING POLICIES

| Policy Intent

Plan Policy'provides for both the preservation and the addition of transportation
and circulation to coastal access points and coastal activity centers.
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Goal

VIII. Provide a circulation/transportation and parking system within the Coastal
Zone to:

a. Support existing, approved, and planned land uses throughout the
Coastal Zone while maintaining a desired level of service on all
streets and at all intersections.

b. Support development of regional transportation facilities which
ensure the safe and efficient movement of people to, from, and
within the Coastal Zone; encourage fewer people to drive, reducing
circulation and parking demand and promotes the focal areas within
the Coastal Zone as a destination resort area. ‘

C. Provide a citywide system of safe, efficient and attractive bicycle
and pedestrian routes for commuter, school, and recreational use.

d. Provide sufficient, well-designed zind convenient on-street parking
and off-street parking facilities throughout the City.

e. Develop and maintain an effective public trail system, including
bicycle, hiking, and equestrian trails.

Policies
Circulation

VIIL1 Create a network of accessible and prominent public places with clear
perceptual, symbolic, and circulation linkages between them (GP Policy
2.1).

VIIL.2 Develop a citywide identity graphics program to clearly mark directions to
public buildings, parks, the beach front, Del Mar business district, the Pier
Bowl, North Beach, public parking areas, prominent natural features, and
City entry points (GP Policy 2.1.6).

VIIL.3 Evaluate and implement, as feasible, a pedestrian "promenade"” connecting
North Beach with the Pier Bowl and south to Calafia Beach (GP Policy
1.13.1).
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VIIL.7

VIILS

Chapter 3: Goals and Policics

Designate pedestrian and bike routes that link selected public places to
encourage walking and exercise, and help visitors experience the City’s
attractions without complete reliance on the automobile (refer to Figure 2-

3) (GP Policy 2.1.5).

Develop and adopt the planned bikeway system depicted on Figure 2-3 of
this element which is consistent with the County of Orange Master Plan
of Countywide Bikeways, and other adopted master plans, to assure that
local bicycle routes will be compatible with routes of neighboring

jurisdictions (GP Policy 4.12.2).

Require plans for bicycle and pedestrian facilities to give priority to
providing continuity and closing gaps in the bikeway and sidewalk
network (GP policy 4.12.6).

The City shall develop bike routes to the primary and secondary beach
access points, and shall place directional signs and bike racks at each
primary and secondary access point. The area immediately fronting each
access may be considered for red curbing to make the accessway more

visible,

Combine the aims of the State Trails Plan, the County Equestrian Trails
Plan, the Local Coastal Plan, and the Circulation Element of the City
General Plan into a unified and coordinated trails plan for San Clemente.

Transportation

VIL.9 Coordinate with OCTA and other appropriate entities to improve bus

service to and within San Clemente (GP Policy 4.9.1).

VIII10 Increase commuter rail opportunities for both residents and employees of

the City and regional rail service for visitors (GP Policy 4.11).

Parking

VIIL11 Develop and implement a Parking Management Plan or other programs

that identify citywide parking requirements (GP Policy 4.14).

VIIL12 Provide better transit and parking opportunities both on-street and in

designated lots, and/or inland parking with beach transportation (GP
Policy 4.15).

Coastal Commission
Exhibit 1

3.7 Page 98 of 163



Chapter 3: Goals and Policics

COASTAL ACCESS POLICIES

Policy Intent

Provide for maximum shoreline access and recreational opportunities in the
Coastal Zone and ensure that new development shall not interfere with the public's
right of access to the sea where acquired through use or by legislative
authorization (PRC 30211).

Gaal

IX. Provide and maintain a comprehensive and safe beach access network
(depicted on Figure 2-4) and improve the City's public coastal access
system wherever possible.

Policies

IX.1 Improvements to beach facilities and beach access points which are
administered by the City of San Clemente shall specifically be intended to
provide for the maintenance and enhancement of maximum public use of
the beach and ocean.

IX.2 Monitor and attempt to improve the safety of pedestrians crossing El
Camino Real and the railway along the coast (GP Policy 4.15.1).
Specifically, the City shall work with OCTA to implement a safe and legal
railroad crossing at Linda Lane Park, at an existing access centrally located
between Linda Lane Park and North Beach, and at an existing access
centrally located between "T" Street and Calafia State Beach,

IX.3 Conduct an inventory of existing beach access facilities on a periodic basis
to determine requirements of renovation and/or future capital improvement
items, prepare a capital improvements program and adopt a prioritization
schedule for renovation (GP Policy 8.10.1).

IX.4 The maintenance and enhancement of public non vehicular access to the
shoreline shall be of primary importance when evaluating any future public
or private improvements in the Coastal Zone.

IX.5 The City's five primary beach access points are:

. San Clemente Beach Club

. Linda Lane .
Coastal Commission
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o Municipal Pier
. "T" Street
o Avenida Calafia (San Clemente State Beach)

Develop a comprehensive network of improved beach access facilities at all
designated primary beach access points (Figure 2-4) which will ultimately
provide safe access to all City owned beaches (GP Policy 8.10).

The City of San Clemente shall promote not only increased access to the
shoreline, but increased safety of access. Improved access for the
handicapped shall be provided at least one of the primary access points

administered by the City.

The City shall implement a coordinated beach access sign program to
facilitate regional access from Interstate 5 to these primary beach access

points.

The following five secondary access points are:

Dije Court
Avenida El Portal
West Mariposa
Lost Winds
Riviera

-4

The City shall encourage non vehicular access to these points, in order to
minimize conflict with local residential neighborhoods and to maximize the
capacity of the primary access points to serve regional visitors.

Although it is difficult to improve accessways with the limited parking
inherent to these areas, fire pits and trash cans shall be provided to
accommodate the citizens who utilize these accessways. The following
secondary accessways shall be provided with one fire pit and one trash can

per each accessway:

1)  Dije Court 4)  LaBoca del Canon
2)  Avenida El Portal 5)  Lost Winds
3) West Mariposa 6) Riviera

Funding shall be actively sought to maintain and improve existing

accessways. The City shall seek funding for projects that will enhance

public access, including: Coastal Commission
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) Improved pedestrian railroad crossings through the construction of
at-grade, above-grade, or below-grade crossings at existing
accessways.

. Additional off-street public parking spaces to serve beach
accessways through the maximized use of existing beach parking lots
and creation of new parking lots where feasible.

IX.12 A resting/viewplace should be provided at appropriate accessways near the

. inland entry point. Such facilities would be of benefit to older people or

others who would find negotiating the steep accessways tiring, and would
capitalize on the panoramic coastal views available from the bluff edges.

IX.13 Access management programs for the private beach area north of
Capistrano Shores and the Capistrano Shores, La Ladera, Cypress Shores
and Cottons Point, private communities shall be prepared when
development in one of these private communities is required to prepare a
public access dedication in accordance with policies IX.14, IX.17 and
IX.18. The purpose of the access management programs shall be to provide
maximum public access consistent with the Coastal Act of 1976, the
analysis contained in policies IX.17 and IX.18, and site specific constraints.
The access management programs shall be implemented by the City of San
Clemente or other public agencies or private associations wlich have
accepted the offers of dedication.

1. The access management program shall include the following:

a. Establishment of hours of public access which shall include,
at minimum, the hours between sunrise and sunset.

b. The provision of bicycle racks for a minimum of 25 bicycles
at the beach terminus of the vertical accessway.

c. The provision of signing at the entrance to the private
communities in order to make the public aware of the
existence of the accessway and its hours of operation.

d. The provision of a public restroom facility.

2. The following elements may be incorporated into the management
program:

Coastal Commission
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The accepting agency may charge a reasonable entrance or
use fee, comparable to those charged by State and City
operated day use facilities, in order to defray costs for
maintenance.

The community association may be allowed, subject to
permit approval, to erect small posts, bollards or similar
structures at reasonable intervals in order to delineate the
public access and recreation areas. Small signs describing
the uplands as private property may also be allowed, subject
to permit approval. No fences may be erected on the beach.

IX.14 Public access from the nearest public roadway to the shoreline and along
the coast shall be provided in new development projects except where:

a.

b.

C.

It is inconsistent with public safety, military security needs or the
protection of fragile coastal resources;

Adequate access exists nearby; or

Agriculture would be adversely affected.

IX.15 New developments lying between the first public roadway and the shoreline
shall provide both physical and visual access to the coastline.

a.

Any new development proposed by the private communities listed
below shall be required to provide an irrevocable offer of dedication
of an easement to allow public vertical access to the mean high tide
line. Such offers of dedication shall run with the land in favor of a
public agency or private association approved by the Executive
Director of the Coastal Commission. Such offers shall be in effect
for a period of twenty-one (21) years, and shall be recorded free of
prior liens, except tax liens. The access easement shall measure at
least 10 feet wide. Development permits will require public vertical
access for new development at the following private communities:

Private beach areas between Capistrano Shores and the

northemn City limit

Capistrano Shores Mobile Home Park

La Ladera (La Boca del Canon)

Cypress Shores (Avenida de las Palmeras/Calle Ariana)

Cottons Point Coastal Commission
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Access dedication requirements shall apply only to the extent
permissible under the “takings" clauses of the United States and
California Constitutions. (Refer to Shoreline Access Policy IX.19).
Any new development lying between the first public roadway and
the coast which has ownership interests to the mean high tide line
shall be required to provide an irrevocable offer of dedication of an
easement to allow public lateral access along the beach. Such offers
of dedication shall run with the land in favor of a public agency or a
private association approved by the Executive Director of the
Coastal Commission. Such offers shall be in effect for a period of
21 years, and shall be recorded free of prior liens, except tax liens.
The lateral access easement shall extend inland from the mean high
tide line to the toe of a bluff. In cases where development is not
located on a bluff, but on the beach, lateral access shall extend no
closer than 10 feet to a residence to allow for a privacy buffer. Inno
case shall the area available for public use be closer than ten (10)
feet to any residence with the exception that in the event that the
area seaward of the 10-foot buffer is impassable. For example, at
extreme high tides, the public shall have the right of pass and repass
within the 10-foot buffer area.

Where no beach area exists and a residential development of greater
than twenty units is proposed along a shore front bluff top lot, public
access for view purposes shall be provided rather than lateral access
along the shoreline. Such access shall run along the bluff edge, and
shall extend a minimum of twenty feet inland from the bluff edge,
but no closer than ten feet to any residential unit.

Modifications to the recommended dimensions of bluff top viewing
areas shall be permitted in order to maintain public safety (including
bluff stability), habitat values and the rights to privacy of the
property owner and adjacent property owners. In areas where a
residential structure exists in the vicinity of the proposed access, the
accessway shall be sited and designed to provide a buffer area
between the accessway and the structure. Generally, a 10-foot
buffer between the accessway and the residential structure will be
adequate to protect the right to privacy of those potentially affected.
This dimension, however, may be enlarged or diminished depending
on individual site characteristics.

Coastal Commission
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IX.16 For purposes of this section, "new development" does not include:

a.

Replacement of any structure pursuant to the provisions of
Subdivision (g) of Section 30610 of the Public Resources Code.

The demolition and reconstruction of a single family residence,
provided that the reconstructed residence shall not exceed either the
floor area, height, or bulk of the former structure by more than ten
percent and that the reconstructed residence shall be sited in the
same location on the affected property as the former structure.

Improvements to any structure which do not change the intensity of
its use, which do not increase either the floor area, height or bulk of
the structure by more than 10 percent, which do not block or impede
public access, and which do not result in a seaward encroachment by
the structure.

Any repair or maintenance activity for which the Coastal
Commission has determined, pursuant to Section 30601, that a
coastal development permit will be required unless the Commission
determines that such activity will have an adverse impact on lateral
public access along the beach.

IX.17 For the purpose of determining when a project is required to provide access,
the following shall be considered:

Access dedication requirements shall apply only to the extent
permissible under the "takings" clauses of the United States and
California Constitutions.

The provision and protection of public access to the shoreline can be
considered a "legitimate governmental interest." If the specific
development project places a burden on this interest, then the City
may have grounds to deny the development or impose conditions on
the development to alleviate the burden.

The following questions should be addressed to determine whether
or not a development project places a burden on public access which
would justify either requiring the dedication of public access or
recommending denial of the project:

Coastal Commission
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Does the project physically impede or block an area used for
public access?

Example -- Does the project block access established by an
easement or ownership?

If the answer is "yes", then the City may deny the project or
require that the project be modified to preserve the existing
access easement.

Does the project interfere with public access rights that have
been "acquired through use"?

Example -- Is there reasonable evidence that the project may
block a prescriptive easement?

If there is evidence of a prescriptive easement, then the City
may recommend postponing the project until the landowner
establishes clear title. If a prescriptive easement exists, then
the City may deny the project or require that the project be
modified to preserve the access easement.

Does the project encroach on public land?

Example -- Development projects located seaward of the
terrestrial vegetation line or bluffs may be located on public
trustlands.

If the project is located seaward of the bluffs then the City
may recommend postponing the project until the landowner
establishes clear title. If the project encroaches on public
land, then the City may deny the project, or require that the
project be removed from public land or require that the
project be modified to provide public access.

Does the project individually or cumulatively impact public
access to or along the coast?

Example -- Projects which may create impacts or
substantially increase use of the shoreline are the construction
of seawalls, an increase in the density or intensity of uses

Coastal Commission
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through the subdivision of property, and/or the addition of
visitor serving commercial uses on the coast.

If the answer is "yes", then the City must make findings
supported by evidence which state how the proposed
development project negatively impacts public access. These
findings may serve as justification for requiring public access
as a condition of approval for the project. A yes answer to
this question should be accompanied by a yes answer to
Question 5 and a no answer to Question 6 in order to create a
strong case for requiring access.

If the answer is "no", then public access cannot be required as
a condition of approval for the development.

5. Will the proposed regulation or condition alleviate the burden
imposed on the public access interest?

Example -- There must be a direct connection between the
regulation proposed and the burden created by the
development.

If the answer is "yes", then public access may be justified as a
condition of approval for the development. The City should
state clearly how the access condition alleviates the burden.

If the answer is "no", then public access cannot be justified as
a condition of approval for the development.

6. Does the regulation or condition preclude all reasonable
economically viable use of the property?

If the answer is "yes", then the regulation or condition may be
considered a "taking."

If the answer is "no", then public access may be justified as a
condition of approval for the development.

IX.18 Trash receptacles shall be placed at appropriate accessways and should be
placed in aesthetically pleasing enclosures.

Coastal Commission
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304. RECREATIONAL AND VISITOR SERVING FACILITIES GOALS AND

POLICIES

Coastal Act policies (PRC 30212.5,30213,30220-30223 and 30250(c)) require provisions
for public and low cost recreation and visitor serving facilities by requiring that suitable
land be designated for these uses and that they be given priority. This plan contains
policies and land uses designed to maintain and expand the mixture of both public and
private recreational and visitor serving facilities in the City. Visitor serving facilities
include public and private development that provide service, food or accommodations.
Some of the existing visitor serving
uses within the San Clemente Coastal
Zone include hotels, motels, bed and
breakfast inms, youth hostel, time
share units, campgrounds, restaurants,
public parking lots, movie theater,
specialty retail and other commercial
recreational development.

A

VISITOR SERVING
FACILITIES POLICIES

Policy Intent

Plan policy provides for
maintaining and enhancing the
existing variety of visitor
serving uses in the Coastal
Zone. These wuses will
continue to be located
throughout the Coastal Zone,
with expansion being
concentrated in the three
primary coastal activity areas:
the Downtown, North Beach,
and the Pier Bowl.

Goal

X. Protect, promote, and provide visitor serving facilities in San Clemente's

Coastal Zone.

3-36
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Policies

Coastal Act

X.1 Wherever appropriate and feasible, public facilities, including parking areas
or facilities, shall be distributed throughout an area so as to mitigate against
the impacts of overcrowding or overuse by the public of any single area
(PRC 30212.5).

X.2  Provide for oceanfront land suitable for recreational use and development,
unless present and foreseeable future demand for public or commercial
recreational activities can be accommodated by existing development (PRC
30221).

X.3  The use of private lands suitable for visitor serving commercial recreational
facilities designed to enhance public opportunities for coastal recreation
shall have priority over the private residential, general industrial or general
commercial development, but not over agriculture or coastal dependent
industry (PRC 30222).

Ciry

X.4 The City shall provide improved public facilities to serve the needs of
beach users. These facilities include:

. Restrooms

. Snack bars

. Picnic tables

. Public parking lots and/or structures

X.5  The City is limited in its ability to implement the policies for recreation and
visitor serving facilities in that the present street and parking system is
inadequate and presently lacks the funds to upgrade and maintain them.

Shorecliffs

X.6  Accommodate the development of a hotel, time share facilities, and

ancillary restaurants, gift shops and other facilities at the Shorecliffs Golf
Course site (GP Policy 1.21.1).

Coastal Commission
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Pier Bowl/North Beach

X7

X8

Existing recreation and visitor serving uses, including public parking
facilities, in the Pier Bowl and North Beach areas shall be protected.
Mixed use developments which provide for both residential and commercial
uses on the same lot or in the same building shall be permitted. In new
development proposed for the first block of Avenida Victoria, only visitor
serving uses shall be permitted on the ground floor level. Off site parking
may be permitted for these commercial uses if provided in the Pier Bowl
area. In no case, however, shall off site parking displace existing visitor
serving and beach recreational parking on Avenida Victoria or in the Pier
Bowl area.

It is the City's policy to encourage the following proposals/amenities in the
Del Mar/Pier Bowl area and the Pico/North Beach area.

Specific proposals for the Del Mar/Pier Bowl area include:

a. The renovation and/or recycling of existing uses along Del Mar and
in the Pier Bowl with a trend towards specialty retail uses, such as
currently exist along Del Mar. ‘

b. Development of design guidelines that encourage Spanish colonial
architecture and pedestrian circulation,

c. A tram which would stop in the shopping areas and service the beach
during the peak summer season.

d. Enlargement of Parque Del Mar and development of a bluff top
walk.

€. A "beachwalk" connecting the presently existing vertical accessways
between T-Street, the Pier Bowl and North Beach.

f. A streetscape and sign program that directs traffic from Interstate 5
into and out of the Pier Bowl.

Specific proposals for the Pico/North Beach area include:

a. Accommodate neighborhood community and visitor serving
commercial, mixed residential and commercial, and parking uses.

Coastal Commission
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b. The development of a train station and/or multi modal transportation
center and ancillary facilities (GP Policy 1.13.1).

c. Allow for the development of expanded recreational uses at the Ole
Hanson Beach Club and surrounding areas, including the potential of
an active park at the existing parking lot provided that existing
parking is adequately replaced (GP Policy 1.13.3).

d. Evaluate and implement, as feasible, a pedestrian beach walk
connecting North Beach with the Pier Bowl and south to Calafia

Beach (GP Policy 1.13.11).

e. A streetscape and sign program.

f. Development of design guidelines that encourage Spanish Colonial
Architecture and pedestrian circulation.

RECREATIONAL POLICIES

Policy Intent

The shoreline, Municipal Pier, the
Ole Hanson Beach Club and ocean
front parks provide the primary
recreational resources in the City's
Coastal Zone, Plan policy
provides for the preservation and
enhancement of these existing
recreational resources and the
development of new recreational
opportunities whenever feasible to
maintain and enhance the quality
of life for the City.

Junior Lifeguard musical flag competition

Goal

XI.  Protect, promote and provide recreational uses in San Clemente's Coastal
Zone.

Coastal Commission
Exhibit 1
Page 110 of 163



Chapter 3: Goals and Policics

Policy
Coastal Act

XI1.1 Coastal areas suited for water oriented recreational activities, including
surfing, body boarding, body surfing and other activities that can not
readily be provided at inland water areas shall be protected for such uses
(PRC 30220).

X1.2 Upland areas necessary to support coastal recreational uses shall be
reserved for such uses, where feasible (PRC 30223).

City

X1.3 Designate lands for the provision of recreational open spaces on the Coastal
Land Use Plan Map which are sufficient to meet the needs of existing and
future residents (GP Policy 1.9.1).

X1.4 Protect the City's recreational resources including the recreational facilities,
parks, surfing areas, and community events identified in section 207 of this
plan.

XL5 Provide for the acquisition and development of parks and recreational lands
and facilities in accordance with the Growth Management Element (I 1.1, 1
1.2,11.6,and I 1.7).

'XI.6 Expand and continue existing public and private cultural and fine art
facilities and activities (GP Policy 7.12).

X1.7 Maintain a calendar of City sponsored arts and cultural events and local
celebrations (GP Policy 7.12.2).

X1.8 Incorporate elements of art, where feasible, in the City’s key activity and
pedestrian oriented districts, as defined by the City's Land Use Element (GP
Policy 7.12.5).

X1.9 Increase the community’s involvement in the use of recreational spaces
encouraging recreational opportunities unique to San Clemente which will
contribute to continuing visitation and economic development (GP Policy
8.1).
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X1.10 Maintain the valuable beach resources as a fundamental element to
conserve and develop sensitively, thus enhancing the quality and livability

of the City of San Clemente (GP Policy 8.7).

XI.11 Locate and enhance the beach areas that will accept limited recreational
development without destroying existing natural beauty (GP Policy 8.7.2).

X1.12 Park sites with significant historic or natural features should be combined
with recreational learning opportunities wherever possible.

X1.13 Emphasize the protection, enhancement, and sensitive development of park
and open space areas which possess great scenic, environmental, historic,

and cultural values.

X1.14 Provide for a balance of community needs and public financial constraints
when undertaking site specific park planning and design.

XI1.15 Require beach concessionaires to provide 'a\good variety, price and quality
of service to the general public (GP Policy 7.7.2).

305. COASTAL VISUAL AND HISTORIC RESOURCES GOALS AND
POLICIES

Coastal Act policies (PRC 30251 and 30253(5)) require the protection of scenic and
visual qualities of coastal areas and the preservation of special communities. The aes-
thetic resources of the City's Coastal Zone include, coastal bluffs, coastal canyons, and
scenic public views. Historic resources include areas characterized by a particular
cultural, historical, or architectural heritage that is distinctive in the Coastal Zone.
Founded by Ole Hanson in 1925, San Clemente was developed as a " Spanish Village by-
the-Sea." Development followed a unifying theme which required white stucco buildings
with red tile roofs. Many of San Clemente's earlier Spanish style residential, commercial
and public buildings remain, lending a unique Spanish architectural character to San

Clemente's Coastal Zone.

A. VISUAL RESOURCE POLICIES

Policy Intent

Plan policy provides for maintaining the visual character and aesthetic resources of
the City through the preservation of: open space areas, coastal bluffs and canyons
and public view corridors.

Coastal Commission
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Goal

XII. Maintain the visual quality, aesthetic qualities and scenic public views in
the Coastal Zone.

Policies

XJI.1 Designate lands for the provision of passive and visual open space on the
Coastal Land Use Plan Map, which provide a balance to the urban and
suburban development of the Coastal Zone (GP Policy 1.9.2).

XI1.2 Initiate a citywide street tree planting program to improve the visual
character of the City’s streets (GP Policy 2.1.11).

X113 Require the following coastal roadways be maintained and preserved as
scenic corridors in accordance with the scenic highways element of the
General Plan (GP Policy 5.1.1):

o Avenida Pico

e El Camino Real/Pacific Coast Highway
° Ola Vista

. El Camino Real

Coastal Commission
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Provide simple design statements such as monument signs and/or plantings
to designate key entry points into the scenic highway system (GP Policy

5.1.4).

Preserve the aesthetic resources of the City, including coastal bluffs,
visually significant ridgelines, and coastal canyons, and significant public

views (GP Policy 10.2).

Preserve the designated undeveloped "natural" coastal canyon areas where
appropriate that were originally intended to be open space buffers (see

Figure 2-1) (GP Policy 10.2.3).

Promote the restoration of the coastal canyons as a visual resource in a
manner that is consistent with the goals of the California Coastal
Commission and the City's Coastal Element (GP Policy 10.2.4 ).

Work in conjunction with the California Coastal Commission with the
expressed intent to develop implementation programs that will preserve and
maintain the physical features of the Coastal Zone including bluffs, canyons

and beaches (GP Policy 10.2.5).

Promote the preservation of significant public view corridors to the ocean
(GP Policy 10.2.7).

HISTORIC RESOURCE POLICIES

Policy Intent

Plan policy provides for the preservation and restoration of the sites, structures and
districts which have architectural, historical, archaeological and/or cultural
significance to the City of San Clemente.

Goal

XIIL

Ensure that the City's historically and archaeologically significant resources
are protected in a manner that preserves and/or enhances the resource’s

inherent historic value(s) (GP Objective 10.3).
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Policies

XIII.1 Establish criteria for surveying archaeological resources, histornic
vegetation and cultural resources and revise existing criteria for updating
the current inventory of historic resources (GP Policy 10.3.1).

XII.2 Complete a comprehensive survey of cultural resources, historic
vegetation and archaeological resources that encompasses the entire City
and its sphere of influence, as well as update the City's current inventory
of historic resources (GP Policy 10.3.2).

XII1.3 Through the design review process, encourage that new development is
compatible with adjacent existing historic structures in terms of scale,
massing, building materials and general architectural treatment (GP Policy
10.3.6).

X114 Initiate "receiver site" and "adopt a building” programs to preserve
historic structures that must be removed from their sites (GP Policy
10.3.8).

XIIL.5 Provide incentives to private owners of historic resources to maintain
and/or enhance their properties in a manner that will conserve the
integrity of such resources in the best possible condition (GP Policy 10.4).

XII1.6 Promote community appreciation for the unique history of the San
Clemente area and community involvement in its retention and
preservation (GP Policy 10.5).

XIII.7 Commemorate San Clemente’s historical significance as location of "The
Western White House" (GP Policy 10.6).

XIII.8  The updated list of historic properties in San Clemente shall be sent to the
State Historic Preservation Officer (SHPO). Liaison between SHPO and
the City of San Clemente relative to cultural/historic structures and
properties shall be maintained.

XIIL9 The Community Design Commission shall initiate the proceedings for
inclusion on the National Register of Historic Places, any historic site of
potential national significance, should any such sites be identified.
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XI11.10 Buildings on the National Register of Historic Places shall not be
demolished unless their structural condition has deteriorated to the point
where the building poses a threat to public health and safety, and

rehabilitation is not structurally feasible.

XII.11 Emphasize the protection, enhancement, and sensitive development of
park and open space areas which possess great scenic, environmental,

historic, and cultural values.
306. WATER AND MARINE RESOURCES GOALS AND POLICIES

Coastal Act policies (PRC 30230 and 30231) require the preservation, enhancement and
restoration of water and marine resources. Coastal water and marine resources include:
the ocean, the beach and flood control channels. The marine environment serves as both
a recreational and visual resource, as well as a habitat for marine life. The City is
committed to the preservation of water and marine resources to ensure a clean and
healthy marine environment for beach users, and to maintain and enhance habitat to

support local populations of sea life.

Local lobster fishermen displaying their catch
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Policy Intent

Plan policy provides for maintaining a safe and healthy beach and marine
environment for beach users and populations of all local marine species.

Goal

XIV. Provide and maintain a safe and healthy beach environment for beach
users and the local marine life.

Policies
Coastal Policies

XIV.1 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 (PRC 30230).

XIV.2 The biological productivity and the quality of coastal waters,
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
wastewater discharges and entrainment, controlling runoff, preventing;
depletion of ground water supplies and substantial interference with
surface waterflow and encouraging wastewater reclamation (PRC 30231).

XIV.3 The diking, filling or dredging of open coastal waters, wetlands, estuaries,
and lakes shall be permitted in accordance with other applicable
provisions of the California Coastal Act and the City of San Clemente
Coastal Element, where feasible mitigation measures have been provided
to minimize adverse environmental effects, and shall be limited to the
following:

° In open coastal waters, for new or expanded boating facilities
and/or placement of structural pilings for public recreational piers
that provide public access and public recreational opportunities.
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o Incidental public service purposes, including, but not limited to,
burying cables and pipes or inspection of piers and maintenance of
existing intake and outfall lines.

o Mineral extraction on City beaches shall be prohibited except for
sand used for restorative purposes.

. Restoration purposes.
° Nature study, aquaculture, or similar resource dependent activities.

Dredging and soils disposal shall be planned and carried out to avoid
significant disruption to marine and wildlife habitats and water
circulation. Dredge soils suitable for beach replenishment should be
transported for such purposes to appropriate beaches or into suitable
longshore current systems.

Revetments, breakwaters, groins, harbor channels, seawalls, cliff retaining
walls, and other such construction that alters natural shoreline processes
shall be permitted when required to serve coastal dependent uses or
protect existing structures or public beaches in danger from erosion and
when designed to eliminate or mitigate adverse impact on local shoreline
sand supply. Existing marine structures causing water stagnation
contributing to pollution problems and fish kills should be phased out or
upgraded, where feasible (PRC 30235).

Provide a clean and enjoyable marine environment that sufficiently meets
the needs of beach users (GP Policy 7.7).

Maintain and enhance the City's beaches and marine resources (GP Policy
7.8).

Provide adequate marine safety and medical aid services (GP Policy 7.6).

Continue monitoring sand movement, researching the impacts of coastal
erosion and methods of mitigating further coastal damage to San
Clemente’s beaches environment (GP Policy 7.8.1).

Maintain a healthy coastline, preventing degradation of the community’s
visual and environmental resources (GP Policy 28)stal Commission
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XIV.9 Continue to actively oppose off shore oil drilling of ocean waters along
the Pacific Coast where visual and environmental quality have the
potential to be severely impacted for residents and beach users (GP Policy
7.9.1).

XIV.10 Continue to support the creation of a wildlife sanctuary for various
habitats along the coast to preserve and protect the natural beach
environment (GP Policy 7.9.2). :

XIV.11 Permit extraction of significant mineral resources, such as borrow
material® that may be used for beach replenishment, as an interim use
prior to development (GP Policy 10.7).

XIV.12 Despite the fact that much of the responsibility for protection of water
resources lies with regional and state agencies, there are several measures
the City can take to help further protect coastal waters. These include the
following:

a. The City shall establish a water monitoring program, if necessary,
for selected target areas in the Coastal Zone to ensure water and
marine resources are adequately protected.

b. The City shall encourage reduction in storm drain related pollution
by requining baffled catch basins in large scale new developments
and require their proper maintenance where drainage could damage
sensitive areas.

c. The City shall promote increased water conservation by requiring
conservation measures in the design of new projects in the Coastal
Zone.

d. The City shall encourage utilization of urban pollutant control
devices such as street sweeping, litter removal, irrigation, fertilizer
and insecticide control, and landscape debris removal.

€. The City shall require use of landscape materials which impede
erosion on sloped surfaces.

* Borrow Material: earth material taken (excavated) from one location (borrow pit nd trans;io ed to anather.
location for use as a construction material. omm '?S_' on
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The City shall encourage use of native plant species for
landscaping to minimize water consumption, fertilization and
chemical application, and to visually relate development to existing

natural landscape.

The City shall require that construction be conducted with
provisions for the control of sediment transport and debris
originating at the construction site as follows:

1. For necessary grading operations, the smallest practical area
of land will be exposed at any one time during development,
and the length of exposure will be kept to the shortest
practical amount of time. The clearing of land should be
avoided during the winter rainy season and all measures for
removing sediments and stabilizing slopes should be in
place before the beginning of the rainy season..

2. Sediment basins (including debris basins, desilting basins or
silt traps) will be installed in conjunction with the initial
grading operations and maintained through the development
process to remove sediment from runoff waters. All
sediment shall be retained on site unless removed to an
appropriate dumping location.

Temporary vegetation, seeding, mulching or other suitable
stabilization methods will be used to protect soil subject to
erosion that has been disturbed during grading or develop-
ment, All cut and fill slopes shall be stabilized immediately
with planting of native grasses and shrubs, appropriate non-
native plants, or with accepted landscaping practices.

(O3]

4. Provisions will be made to conduct surface water to storm
drains or suitable watercourses to prevent erosion. Drainage
devices shall be designed to accommodate increased runoff
resulting from modified soil and surface conditions as a
result of development.

The construction of revetments, breakwaters, groins, harbor
channels, seawalls, cliff retaining walls and other protective
devices are discouraged and shall be permitted only when such
construction is required to serve coastal dependent uses or to

protect existing structures or public beaches in danger from
Coastal Commission
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erosion. In no way shall such structures prohibit or impact coastal
access, beaches or coastal recreational areas.

1. The City shall develop a Water Quality Ordinance to comply with
federal requirements (NPDES) for control of urban pollutants to

storm water run off,
307. ENVIRONMENTALLY SENSITIVE HABITAT GOALS AND POLICIES

Coastal Act policy (PRC 30240) requires that environmentally sensitive habitat areas
shall be protected. Environmentally sensitive habitat areas in San Clemente's Coastal
Zone include wetlands, riparian areas, habitats of rare or endangered species, and several
coastal canyons which still contain native plant communities. The environmentally

sensitive habitat areas are depicted in Figure 2-1.

The five coastal canyons identified in Figure 2-1 contain important natural habitat areas.
Development of land in and adjacent to the canyons is subject to the canyon preservation
policies noted in this plan. The Marblehead Coastal site has a variety of sensitive habitat
areas as noted in Chapter 2, Section 202 of the Plan, but are not identified here; however,
they will be considered during the development of the Coastal Plan for the Marblehead

Coastal site.

Policy Intent

Plan policy provides for the
protection and preservation
of environmentally sensitive
habitat within the Coastal
Zone.

Goal

XV. Protect and preserve
significant plant and
wildlife species
which exist in the
City's Coastal Zone.,

Marblehead Coastal Canyon

Coastal Commission
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Policies

Coastal Act

XV.1 Encourage activities which improve the natural biological value, integrity

XV.2

XV.3

City
XV.4

XV.5

XV.6

and corridor function of the coastal canyons through vegetation restoration,
control of alien plants and animals, and landscape buffering (GP Policy

10.1.9).

Environmentally sensitive habitat areas shall be protected against any
significant disruption of habitat values, and only uses dependent on such
resources shall be allowed within such areas. "Environmentally sensitive
area” means any area in which plant or animal life or their habitats are
either rare or especially valuable because of their special nature or role in
an ecosystem and which could be easily disturbed or degraded by human

activities and developments (PRC 30240(a)).

Development in areas adjacent to environmentally sensitive habitat areas
and parks and recreation areas shall be sited and designed to prevent
impacts which would significantly degrade such areas, and shall be
compatible with the continuance of such habitat areas (PRC 30240(b)).

Designate lands for the protection of significant environmental resources
and protection of life and property from environmental hazards on the
Coastal Land Use Plan Map (GP Policy 1.9.3).

Balance the preservation of the City's habitat areas with new development
(GP Policy 10.1).

Require that applications for development in the areas which an Initial
Study has determined there is potential for significant adverse impacts to
biological resources [therefore requiring an Environmental Impact Report
(EIR) or Mitigated Negative Declaration (MND)] shall include a Biological
Assessment Report which:

a. Is prepared by a qualified professional which addresses the proposed
project’s impact on state and federally listed and candidate plants
and animals; California Department of Fish and Game (CDFG)
Special Animals; natural communities of high inventory priority with

the CDFG's Nongame Heritage Program, and any other special
Coastal Commission
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XV.10

XV.11

XV.12

XV.13

Chapter 3: Goals and Palicics

interest species or communities identified in the General Plan
Technical Background Report, or those hereafter named by state or
federal trustee agencies;

Identifies mitigation measures necessary to eliminate significant
adverse impacts to sensitive biological resources; and

Defines a program for monitoring and evaluating the effectiveness of
the specified mitigation measures (I 10.2,110.3, and I 10.9).

Review of all projects within the Coastal Zone shall include an
assessment of the potential impact on natural habitat areas.

The City shall pursue grants and other funding sources to perform a
biological study of the designated natural habitat areas in the Coastal
Zone.

Review of all development projects located adjacent to parks and
recreation areas shall include a site plan and elevation which depicts any
potential impact on coastal canyons. The elevation shall be prepared by a
certified architect or engineer.

The analysis and evaluation of large scale development projects shall
include a comprehensive inventory of biologic resources prepared by a
qualified biologist. A determination should be made of the area's
importance as a native habitat, including identification of rare and
endangered species.

Mitigation measures identified during site plan review stages to limit a
project's effect on the coastal canyon environment shall be incorporated
into final project design plans.

Geotechnical review will be required on all blufftop and canyon edge
parcels. If, as a result of geotechnmical review, a greater setback is
recommended than is required in the policies in this Plan, the greater of
the setbacks shall apply.

The removal of native vegetation and the mtroduction of non native
vegetation in the canyons shall be minimized. The use of native plant
species in and adjacent to the canyons shall be encouraged.

Coastal Commission
Exhibit 1
Page 123 of 163




XV.14

XV.15

XV.16

XV.17

XV.18

Chapter 3: Goals and Policies

Any subdivision of property in or adjacent to coastal canyons shall be
reviewed for consistency with the coastal canyon preservation policies.
New parcels that do not have an adequate building site area to comply
with the setback standards of these policies shall not be created.

Identify the key beach areas which are important to protect through land
use regulation because of their inherent environmental, ecological, and/or

aesthetic contributions.

Maintain the presence of parklands and open space in the Coastal Zone in
order to conserve and enhance the natural environment thereby improving

the quality and livability of the City of San Clemente.

Identify those major areas of the City which are important to protect
through land use regulation or public ownership because of their inherent
environmental, ecological, and/or aesthetic contribution to the scenic and

natural qualities of San Clemente.

Operate and maintain San Clemente Park and Recreation facilities through
programs that are designed for the most effective use and enhancement of

* the park site at the minimum possible cost.

Coastal Commission
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CHAPTER 4
IMPLEMENTATION MEASURES

401 Overview of Coastal Element Implementation Measures

402 Coastal Land Use

403 Shoreline Access

404 Recreational and Visitor Serving Facilities
405 Coastal Visual and Historic Resources

406 Water and Marine Resources

407 Environmentally Sensitive Habitat

408 General Implementation

401. OVERVIEW OF COASTAL IMPLEMENTATION MEASURES

The Coastal Act requires cities to develop a Coastal Implementation Program that will
implement the requirements of the Coastal Act and the goals and policies of a local
jurisdiction's Coastal Element. This chapter identifies a variety of documents and
programs that will be used in implementing the City of San Clemente Coastal Element.

The implementation measures in Chapter 4 are divided into sections including: land use,
shoreline access, recreational and visitor serving facilities, coastal visual and historic
resources, water and marine resources, and environmentally sensitive habitat. These
sections correspond to the goals and policy sections in Chapter 3.

402. COASTAL LAND USE

The following indicates the implementation programs which will be used by the City to
implement the goals and policies of the Coastal Land Use Section of the Coastal Ele-

ment:
A. REVISE THE ZONING ORDINANCE

The adoption of the Coastal Element land use policies necessitates a
comprehensive update to the City Zoning Ordinance (Appendix A of the City of
San Clemente Municipal Code) and revisions to the land uses illustrated on the
City Zoning Map, the "Precise Zoning Plan." The following is a list of general
categones of revisions which will be necessitated by the adoption of the updated
Coastal Element:

Coastal Commission
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The "Precise Zoning Plan" will require revision to reflect the locations and
categories of use and densities delineated on the Coastal Land Use Map
(Figure 3-1) and Land Use Table (Table 3-1).

The text of the Zoning Ordinance will need to be revised to reflect the
categories of use and policies defined by the Coastal Land Use Map and the

Coastal Land Use Policies.

Development standards for each of the land use categories in the Coastal
Zone will require revision to reflect the policies and standards specified for
permitted uses, density and intensity, design and development, and other
considerations, including:

a. Establishment of standards to enhance the pedestrian character in
defined commercial and mixed use districts (e.g. Downtown, Pier
Bowl, North Beach) in the Coastal Zone.

b. Establishment of architectural design standards consistent with
policies in this Element, and land use and urban design elements of

the General Plan.

c. Establishment of standards that require the first floor of structures
within the Pedestrian Overlay Zone incorporate commercial uses
along the street.

Parking standards will need to be reviewed. Opportunities for "shared”
parking will be considered.

"Coastal Overlay" zone will need to be developed reflecting Coastal
Element policies for new development, including;

a. Protection of public access to the beach;
b. Energy conservation, air quality and water quality measures;
c. Protection of visual resources;

d. Minimization of risks to life and property;

e. Protection of cultural resources;
f. Protection of sensitive habitat areas;
Coastal Commission
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g Protection to coastal landforms; and
h. Protection of affordable housing units.

6. Coastal Implementation Ordinance will be developed that establishes both
administrative and discretionary review processes for coastal development

permits within the Coastal Zone.

B. DEVELOPMENT REVIEW

New development within the Coastal Zone is currently subject to City of San
Clemente standards and regulations and Coastal Element policy. Certain projects,
consistent with zoning and Coastal Element policy, are considered as "ministerial”
and are subject to approval by the Community Development Director. Other
projects are subject to various forms of discretionary review, including those
which must receive Coastal Development Permit, Tentative Tract Map or Parcel
Map Review, Site Plan Review, Conditional Use Permits and Design Review.

In preparing the implementing Zoning Ordinance for this Plan, the City should re-
evaluate its discretionary review regulations for their consistency with Coastal Act
requirements and their adequacy in providing effective public review and comment
on proposed development projects. As necessary, the thresholds for review should
be revised to reflect the potential impacts of a project based on type of use, size,
location, trips generated, infrastructure demands, or other appropriate criteria.

C. DESIGN GUIDELINES

Architecture, site, and landscape design guidelines have been adopted ("San
Clemente Urban Design Guidelines") for development throughout the Coastal
Zone and the rest of the City. Pertinent design guidelines to address coastal focal
areas are incorporated into this Plan, the Pier Bowl Specific Plan, and will be
included in the Pico Corridor Specific Plan.

403. SHORELINE ACCESS

The implementation programs described below will be used by the City to implement the
goals and policies of the Shoreline Access Section of the Coastal Element. This section
addresses circulation, transportation, parking, and access to the shoreline.

Exhibit 1
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MAINTAINING STREET SERVICE LEVELS

Maintain a desired level of service on all streets and intersections through the
following measures:

1.

Monitor the existing and proposed street systems on a regular basis to
identify current and potential problem areas.

Utilize the citywide traffic forecasting model to determine immediate and
cumulative impacts of proposed developments on the City's transportation

system,

Prepare and maintain a circulation facility design manual or adopt, by
resolution, the County's design manual, with modifications if necessary.
The manual will contain roadway standards which specify nghts-of-way,
numbers of lanes, typical cross sections, and parking restrictions according
to designated arterial classifications. Design guidelines will be included for
driveway placement, intersection site distance, stop sign installation,
medians, landscaping, bike lanes, bike paths, sidewalks, and equestrian

trails.

Utilize the development review process to ensure that development projects
mitigate off site traffic impacts to the maximum extent feasible; coordinate
project phasing with the construction of on site and off site circulation
improvements; maintain adequate levels of service; and provide adequate

off-street parking.

As a component of the environmental review process, or separately, the
City shall require an analysis defining the traffic impacts and mitigation
measures for new development and the adaptive reuse of existing structures.
A threshold (i.e., number of trips) should be established above which such
analyses would be required. These should be reviewed according to:

a. Level of service standards stipulated for major network street
segments and intersections in the Circulation and Growth
Management Elements of the General Plan;

b. Specific site characteristics (e.g., ingress and egress, level of service
at peripheral intersections and traffic intrusion into adjacent
residential neighborhoods, etc.);

Coastal Commission
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Compliance with the Congestion Management Plan and other

- requirements stipulated in the Circulation Element;
d. Improvements required by new development;

e. Timing of improvements; and

f. Funding of improvements.

As necessary, traffic mitigation measures shall be identified and incorporated as
conditions of project approval.

CIRCULATION

Maintain and enhance circulation in the Coastal Zone through the following

measures:

1. Utilization of the development review process to ensure that, where
appropriate, proposed developments include bicycle paths or lanes and
pedestrian walkways in their improvement plans in accordance with Figure
2-4,

2. Creation of a network of accessible and prominent public places with clear
perceptual, symbolic, and circulation linkages between them.

3. When funding is available, the City shall implement a sign program to
identify public buildings, parks, beach accesses, public parking, pedestrian
walkways, bicycle paths, and coastal activity areas.

4. Investigation of the feasibility of implementing a pedestrian "bromenade"
connecting North Beach, the Pier Bowl, and Calafia Beach.

5. Ensure that park sites and other public places are connected by roads, paths,
and trails, to the greatest extent feasible.

TRANSPORTATION

Provide for mass transit through the following measures:

1.

Continue to work with OCTA to maintain and enhance bus service in San
Clemente, including development of a local transit program which would

serve Downtown and other areas.
Coastal Commission
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2. Continue to work toward the implementation of improved transit services,
including the development of a multi modal transportation center at North
Beach to establish commuter rail service.

PARKING
Provide for adequate parking through the following measures:

L. Investigate the parking and circulation capacity of the Pier Bowl and Casa
Romantica area to determine the extent to which existing capacity can
support new commercial activities; identify and plan for parking and
circulation improvements necessary to accommodate tourist oriented
commercial development.

2. Prepare and adopt a Parking Management Plan for the Downtown, Pier
Bowl and North Beach mixed use areas.

BEACH ACCESS

Through periodic updates of the Parks and Recreation Master Plan, conduct an
inventory of existing beach access facilities, and identify and prioritized needed

improvements.

Prepare an access management program for the private beach area north of
Capistrano Shores and the Capistrano Shores Mobile Home Park, La Ladera,
Cypress Shores, and Cottons Point private communities. The purpose of the access
management program shall be to provide maximum public access consistent with
the Coastal Act of 1976, taking into account private property rights and site
specific constraints. The access management programs shall be implemented by
the City of San Clemente or other public agencies or private associations which
have accepted the offers of dedication outlined in Policy IX.16, 17 and 18.

1. The access management program shall include the following:

a. Establishment of hours of public access which shall include, at a
minimum, the hours between sunrise and sunset.

b. The provision of bicycle racks for a minimum of 25 bicycles at the
beach terminus of the vertical accessway.

Coastal Commission
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The provision of signing at the entrance to the private comumunities

c.
in order to make the public aware of the existence of the accessway
and its hours of operation.

d. The provision of a public restroom facility.

2. The following elements may be incorporated into the management program:

a. The entity accepting dedication may charge a reasonable entrance or
use fee, comparable to those charged by State and City operated day
use facilities, in order to defray costs for maintenance.

b. The community association may erect small posts, bollards, or

similar structures at reasonable intervals in order to delineate the
public access and recreation areas. Small signs identifying private
property may also be allowed, subject to permit approval. No fences
may be erected on the beach.

404. RECREATIONAL AND VISITOR SERVING FACILITIES

Following are the implementation programs which will be used by the City to implement
the goals and policies of the Recreational and Visitor Serving Facilities section of the

Coastal Element:

A.

SPECIFIC PLANS

Specific plans are intended to provide detailed specifications for the types of uses
permiutted, development standards, design standards, public improvements,
circulation, and infrastructure improvements in designated areas. The Coastal
Zone includes three primary activity areas where the development of a specific
plan may be the best mechanism to implement the visitor serving goals and
policies of the Coastal Element. The City shall consider the development of a
specific plan for the Downtown; a Specific Plan for the Pier Bowl has been
adopted and the City is in the process of preparing a Specific Plan for the
Pico/North Beach area.

DEVELOPMENT AGREEMENTS

Consider the use of development agreements as a method to assure maximum
public benefit. Development agreements should apply to large scale, multi phased
projects, which may include:

Coastal Commission
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) Casa Romantica;
° Beachcomber-Robison and Alameda properties in the Pier Bowl; and
. Marblehead Coastal.

REDEVELOPMENT

The State of California, through the Community Redevelopment Law (Health and
Safety Code Sections 33000 et. seq.), authorizes a city to undertake redevelopment
projects to revitalize blighted areas. In 1975, the City of San Clemente adopted a
Redevelopment Plan for the Pier Bowl area. Other areas for which the General
Plan suggests the consideration of redevelopment actions include the following:

. North Beach;
) Los Molinos industrial area; and
. Downtown (initial consideration for facade improvement programs).

Redevelopment actions should be targeted to the few, relatively modest projects
which can be demonstrated to be economically feasible and can effectively

stimulate further revitalization.

RECREATIONAL FACILITIES

Provide for recreational facilities within the City's Coastal Zone through the
following implementation measures:

1. Modify the City's Zoning Ordinance, where appropriate, to allow the
development of the arts, cultural, educational, and related uses in key
activity areas of the City with particular emphasis in the Downtown.
Incorporate standards which will allow for temporary and permanent
artistic, cultural, and entertainment activities within public and private
buildings and open spaces.

2. The City shall provide for the use and exhibition of art and public
performances in public open space areas.

3. Work with outside agencies such as the Rancho Mission Viejo
Conservancy, etc., to evaluate the feasibility of establishing a nature center,
marine center, and/or other such educational/recreational amenities in San
Clemente.
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Establish cooperative, interpretive, historical, and environmental education
programs, utilizing various natural and cultural resources found in San

Clemente.

Emphasize the protection, enhancement and sensitive development of park
and open space areas which possess great scenic, environmental, historic,

and cultural values.

Emphasize the protection of the City's water-oriented recreational activities
including surfing, body boarding, body surfing, swimming, fishing and
other related activities.

Utilize park acreage and recreational facility development projections
contained in the Parks and Recreation Master Plan and the General Plan
Growth Management Element as a guideline in the assessment of particular
sites for the future acquisition or dedication of parkland.

The City shall update the Parks and Recreation Master Plan periodically to
ensure that existing new facilities meet the needs of the Coastal Zone.

The City shall continue to maintain a calendar of public arts and cultural
events. Effectively, this will function as a clearinghouse by which public
and private events can be coordinated.

The City shall maintain and publish information regarding cultural
organizations serving its residents. This may include each organizations’
name, address, telephone number, description of activities, calendar of
events and meetings, costs of membership and participation, and other
relevant information. If possible, the City should provide opportunities for
volunteer participation in cultural arts administration.

405. COASTAL VISUAL AND HISTORIC RESOURCES

The following indicates the programs which will be used by the City to implement the
Goals and Policies of the Coastal Visual and Historic Resources section of the Coastal

Element.

VISUAL RESOURCES

Mamtain visual resources within the City's Coastal Zone through the following
measures:
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Where applicable, require new development to provide viewshed analysis
analyzing the impacts of public views to the ocean and natural canyon

areas.

Utilize the City's Design Review process to evaluate developments within
visual/scenic corridors. Proposed developments shall be analyzed by
criteria established in the Master Landscape Plan for Scenic Corridors as
well as other relevant City standards and guidelines.

Where applicable, require new development to prepare a survey of
paleontological and cultural resources.

HISTORIC RESOURCES

Maintain and enhance the City's historic resources within the Coastal Zone
through the following measures:

1.

L2

Utilize the City's Design Review process to evaluate any alteration,
demolition, relocation or other potential adverse effects to any property on
the City's “Designated Historical Structures List.”

Develop a historic building handbook which describes historic structures,
sites, and districts; provides information on building research and
appreciation, and sets forth guidelines for rehabilitation.

Examine the feasibility of establishing a cultural/historical resource center
which acts as an archive and clearinghouse of artifacts and resource
documentation, and provides learning opportunities for the public.

Consider adopting the State of California Historic Building Code to
accommodate the rehabilitation of historic and older structures.

Maintain on file the Secretary of Interior Standards for Historic
Rehabilitation and the standards and guidelines of the State Office of
Historic Preservation as guidelines for restoring, altering or adding to
designated historic structures.

Examine the feasibility of enacting a program to provide incentives for
preservation, restoration, rehabilitation or relocation of historic resources
through purchase of facade easements, waiver of fees, flexible building
requirements, adaptive reuse, rehabilitation loans and grants, and technical

advice by person(s) qualified in historic preservation, restoration
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techniques, and loans and grant programs, receiver site and building and
siting regulations.

Work with the Redevelopment Agency and/or local lending institutions in
developing a financing or other programs to provide financial assistance
benefiting owners of historic resources who can prove a need for financial
assistance in connection with historic preservation.

Support the formation and maintenance of neighborhood and community
organizations as effective community input into historic preservation

efforts.

Work with the San Clemente Chamber of Commerce on developing
brochures promoting the historical resources of the City.

Develop a monument marker, garden or other symbol to commemorate San
Clemente's location as the "Western White House".

Nominate the Casa Pacifica for the National Register of Historic Places.

406. WATER AND MARINE RESOURCES

The following indicates the programs which will be used by the City to implement the
goals and policies of the Water and Marine Resources Section of the Coastal Element.

A.

WATER QUALITY

Protect the water quality of San Clemente's coastline and the area’'s marine
resources through the following measures:

L.

Adopt and enforce a water pollution control ordinance to protect the City's
surface waters and groundwater resources.

Perform a reconnaissance survey to eliminate illegal and illicit surface
water and groundwater discharges.

Adopt a drainage area management plan for the City to control pollutant
runoff.

Require programs to control pollutant runoff, such as structural controls,
non structural controls and best management practices. Require all
Coastal Commission
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residential, commercial/industrial sites, and construction sites to implement
the pollutant runoff control program.

The Marine Safety Division shall coordinate with the Orange County
Coalition of Cities and support its lobbyist's efforts to ensure a cohesive
effort in opposing off shore oil drilling along the coastline of Orange

County.

The City shall work with organizations such as the Surfrider Foundation to
establish a stenciling program for all storm drains in the City.

SHORELINE

Protect San Clemente's shoreline through the implementation of the following
measures:

1.

Where appropriate, require projects that extract sand during development to
use the borrowed material to replenish beach sand.

Strictly enforce the City's municipal code regarding non conforming land
uses on the existing, non conforming Capistrano Shores Mobile Home Park.
Investigate alternatives and feasibility for acquiring said land for public
ownership.

Marine Safety Division needs shall be seasonally monitored by the
Beaches, Parks and Recreation Department in a biannual report identifying
necessary changes in staffing and facilities to maintain the public's safety.

The Marine Safety Division shall annually report on the City’s coastal
conditions, utilizing studies such as the Coast of California Storm and Tidal
Wave Study, to recommend methods of reducing local coastal erosion and
public safety hazards due to the natural removal of sand.

The Marine Safety Division shall be responsible for clean beaches and the
provision of trash receptacles. Daily inspections shall be conducted by
Marine Safety staff to ensure facilities are functional, safe and clean.

The Marine Safety Division shall represent the City as part of the Orange
County Coalition of Cities in the support of creating protected habitat
sanctuary along the coastline of Orange County.
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7. The Marine Safety Division shall continuously monitor the condition (i.e.,

quality, service, variety and price) of all concessionaires operating in beach
environments for adequacy and conformance with their operating permit.

407. ENVIRONMENTALLY SENSITIVE HABITAT

The following indicates the programs that will be used by the City to implement the
Goals and Policies of the Environmentally Sensitive Habitat Section of the Coastal

Element:

Utilize the Development Review process to preserve and improve the natural
biological value, integrity, and corridor function of coastal canyons and bluffs, by
limiting the encroachment of development into canyons and bluffs, and requiring
development that impacts vegetation to replant with native Californian species.

A biological survey shall be conducted for all development potentially affecting
environmentally sensitive habitat.

Include minimum coastal canyon and bluff setback requirements in accordance
with Policies VII. 14 through 17.

The City shall consult with the California Department of Fish and Game and
U.S.F.W.S. on any project that could affect a species which is listed as rare,
threatened or endangered (CEQA Guideline Section 15380, as identified by the

biological survey).

Conduct a coastal canyon restoration feasibility analysis and biological survey and
if necessary set up a canyon restoration fund to finance restoration efforts.

408. GENERAL IMPLEMENTATION

The following indicates the implementation programs which are comprehensive in nature
and contribute in implementing a wide range of Coastal Element policies:

A.

INTERAGENCY COORDINATION

Development in the City of San Clemente's Coastal Zone impacts and is impacted
by the actions of adjacent municipal jurisdictions, utility districts, school districts,
service providers, and "superior” governmental agencies (e.g., County of Orange
and the Califomia Department of Transportation). As a consequence, it is
essential that the actions of each jurisdiction which impact one another be closely
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coordinated. Agreements and procedures for coordination need to be continued or
established where they do not currently exist.

LOCAL COMPLIANCE WITH REGIONAL REGULATIONS

The City of San Clemente is responsible for compliance with and executing local
actions with a number of regional environmental regulations. These include:

South Coast Air Quality Management Plan (AQMP);

L
e = Growth Management Plan;
o Congestion Management Plan;
° Integrated Waste Management Plan and Hazardous Waste Management
Plan; and
. Other state legislation, as required.
CODE ENFORCEMENT

Codes and ordinances of the City of San Clemente which implement the Coastal
Element shall be enforced. Historically, this has been accomplished through City
staff responses to specific complaints. If a problem has been found on
investigation, a demand for compliance has been issued. In general, this approach
has adequately maintained the quality of the City's built environment. Should
problems arise in the future, the City may wish to expand this activity to include
City initiated periodic surveys of the building and site conditions and, where
problems are found, require code compliance.

COASTAL ELEMENT MONITORING AND UPDATE

The City shall review, revise, and update the Coastal Element periodically. This
effort should include (a) an update of baseline data, analyses, and issues to account
for current conditions; (b) an evaluation of the policies and programs contained in
this Plan according to their effectiveness in achieving the Plan's goals and
objectives; and (c) a revision of the policies and programs to increase their
effectiveness, where necessary, and to account for current issues and legislation.
Public input shall be actively solicited in the update. In addition, the Plan shall be
monitored annually for its effectiveness in mitigating defined issues and achieving
its goals and policies. The Planning Commission shall report these findings to the
Mayor and City Council. In accordance with State law, Coastal Element
amendments may be adopted a maximum of four times a year.
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CHAPTER 5
DEFINITIONS

For the purposes of the Coastal Element, certain terms shall be defined as set forth in this
chapter. Terms not included shall be defined by the California Coastal Act or in the City
of San Clemente General Plan, or if not listed, shall be construed in accordance with
accepted usage. Words used in the present tense shall include the future; words in the
singular shall include the plural; the words "will" and "shall" are mandatory and the word
"may" is permissive. The word "should" refers to policy guidance which must be
followed in the absence of compelling, opposing considerations identified by the City.

ADJACENT STRUCTURE: A structure located on a lot contiguous (sharing a property
line) with the proposed structure or development.

BEACH: A sandy, gravely or rocky portion of land along the edge of the ocean.

CANYON: Canyon shall be those features having vertical relief of ten feet or more. A
"canyon face" is a scarp or steep face of rock, decomposed rock, sediment or soil
resulting from erosion, faulting, folding or excavation of the land mass. The canyon face
may be a simple planar or curved surface or it may be step like in section. "Canyon
edge" is the upper termination of a canyon face. When the top edge of the canyon is
rounded away from the face of the canyon as a result of erosional processes, related to the
presence of the steep canyon face, the "edge” shall be defined as that point nearest the
canyon face beyond which the downward gradient of the land surfaces increases more or
less continuously until it reaches the general gradient of the canyon face. In a case where
there is a step like feature at the top of the canyon face, the landward edge of the topmost
riser shall be taken to be the canyon edge. Developers proposing projects adjacent to
coastal canyons shall be required to demonstrate that the development plan does not
overhang or in any way adversely affect the physical or visual integrity of canyon open

space.

CERTIFIED COASTAL LAND USE PLAN (LUP): A plan for the use of property
within the Coastal Zone which has been adopted by the local government and certified by
the California Coastal Commission pursuant to the Public Resources Code.

CERTIFIED LOCAL COASTAL PROGRAM (LCP): A program for the use of property
within the Coastal Zone. The Local Coastal Program includes the Land Use Plan and
specific regulations, and land use regulation maps, which have been adopted by the local
government and certified by the California Coastal Commission pursuant to the Public
Resources Code. Local governments with certified LCPs can issue Coastal Development

Permits.
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Chapter 5: Definitions

COASTAL ACCESS: An area dedicated to provide public access to the beach or for
public viewing of the shoreline. ,

COASTAL ACT: The California Coastal Act of 1976

COASTAL CANYON, BLUFF: Those features having vertical relief of ten feet or more.
A "canyon or bluff face" is a sharp or steep face of rock, decomposed rock, sediment or
soil resulting from erosion, faulting, folding or excavation of the land mass. The canyon
or bluff face may be a simple planar or curved surface or it may be step like in section.

BLUFF

CANYON EDGE

_}.

CANYON

EDGE FACE

1)' MINIMUM

-

COASTAL COMMISSION: The California Coastal Commission

COASTAL DEVELOPMENT PERMIT: A discretionary entitlement which is required of
development in specified areas of the Coastal Zone to ensure that such development is
consistent with the City of San Clemente Coastal Element.

COASTAL SAGE SCRUB: Vegetation which include, but are not limited to, the
following:  many species of Dudleya, Calandrinia maritima, Cleomeisomeris,
Coreopsisgigantea, Eriogomunigiganteum, Eriogomungrande, Eriophyllumnevinii,
Galvesia  speciosa, Haplopappus venetus, Hemizonia clementina, Lavatera
assurgentiflora, Malacothrix saxatilis, Phacelia lyonii, and Rhus integrifolia, plus two
species of Polypodium, Artemisia californica, Crossosoma californicum, Diplacus
species, Encelia californica, Eriogonum fasciculatum, Galium, Haplopappus,
Helianthemum, Lotus, Lupinus, Malacothamnus, and Opuntia species, Malosma laurina,
Rhus integrifolia, Salvia, Senecio, and Solanum species, and Toxicodendron radicans
diversilobum, the sprawling Marah macrocarpus and Calystegia macrostegia, and many
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other showy herbs like species of Castilleja, Haplopappus, Lotus, Lupinus, and
Zauschneria, and Eriophyllum confertiflorum.

COASTAL ZONE: That land and water area of the City of San Clemente, as described
in Public Resources Code Section 30170 and amendments thereto, and as delineated on

the Coastal Zone Boundary Map (Figure 1-1).

CUMULATIVE EFFECT: The incremental effects of an individual project reviewed in
connection with the effects of past projects, the effects of other current projects and the

effects of probable future projects.

DEVELOPMENT, COASTAL: The placement or erection, on land, in or under water, of
any solid material or structure; discharge or disposal of any dredged material or of any
gaseous, liquid, solid, or thermal waste; grading, removing, dredging, mining, or
extraction of any materials; change in the density or intensity of use of land, including,
but not limited to, subdivision pursuant to the Subdivision Map Act (commencing with
Section 66410 of the Government Code), and any other division of land, including lot
splits, except where the land division is brought about in connection with the purchase of
such Jand by a public agency for public recreational use; change in the intensity of use of
water, or of access thereto; construction, reconstruction, demolition, or alteration of the
size of any structure, including any facility of any private, public, or municipal utility;
and the removal or harvesting of major vegetation other than for agricultural purposes,
kelp harvesting, or timber operations which are in accordance with a timber harvesting
plan submitted pursuant to the provision of the Z'berg-Nejedly Forest Practice Act of

1973 (commencing with Section 45.11).

EDGE: The upper termination of a bluff, canyon, or cliff. When the top edge is rounded
away from the face as a result of erosional processes related to the presence of the steep
bluff, canyon, or cliff face, the edge shall be defined as that point nearest the face beyond
which the downward gradient of the land surfaces increases more or less continuously
until it reaches the general gradient of the bluff, canyon, or cliff. In a case where there is
a step like feature at the top of the bluff face, canyon, or cliff face, the landward edge of
the topmost riser shall be taken as bluff edge, canyon edge, or cliff edge (refer to graphic
under "Coastal Canyon, Bluff"),

ENVIRONMENTALLY SENSITIVE AREA: Any area in which plant or animal life or
their habitats are either rare or especially valuable because of their special nature or role
in an ecosystem and which could be easily disturbed or degraded by human activities and

developments.

Environmentally sensitive habitat areas in San Clemente's Coastal Zone include wetlands,
riparian areas, habitats of rare or endangered species and several coastal canyons which
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still contain native plant communities. The environmentally sensitive habitat areas are
depicted on the "Environmentally Sensitive Habitat Areas" Map of the City's Coastal
Element. The canyons contain important natural habitat areas. Development of land in
and adjacent to the canyons is subject to the canyon preservation policies noted in the
City of San Clemente Coastal Element. The canyons are as follows: Marblehead Coastal
Canyons*, Palizada Canyon, Trafalgar Canyon, Toledo Canyon, Lobos Marinos Canyon,
Riviera Canyon, Montalvo Canyon, and Calafia Canyon (Figure 2-1).

*The Marblehead Coastal Specific Plan site is an area of "deferred certification” and at
this time is not a part of the City's adopted Local Coastal Plan. Therefore, these coastal
canyon/coastal bluff development standards shall not apply to the Marblehead site or
canyons. At the time a Land Use Plan and Coastal Zoning Ordinance are adopted and
certified by the California Coastal Commission for the Marblehead Coastal property, the
provisions of this section will be incorporated as an addendum to the City of San
Clemente Local Coastal Plan.

FIRST PUBLIC ROADWAY: The nearest through public access route (open to
vehicular traffic) paralleling the ocean shoreline, which forms a continuous linkage from
the northernmost to the southernmost limits of the City of San Clemente shoreline.

LINE OF NATIVE VEGETATION: A development setback standard that may be utilized
for coastal canyons. The line of native vegetation shall be established based on an on-site
visit, and inventory of vegetation native to South Orange County.

SEA: The Pacific Ocean and all harbors, bays, channels, estuaries, salt marshes, sloughs,
and other areas subject to tidal action through any connection with the Pacific Ocean,
excluding nonestuarine rivers, streams, tributaries, creeks, and flood control and drainage
channels.

STREAM: A natural watercourse identified as a stream on a map adopted pursuant to a
certified Local Coastal Program; or as designated by a solid blue line or other symbol on
the USGS 7.5 minute quadrangle series map. The bank of the stream shall be defined as
the watershed and relatively permanent elevation or acclivity at the outer line of the
stream channel which separates the bed from the adjacent upland, whether valley or hill,
and serves to confine the water within the bed and to preserve the course of the stream.
In areas where the stream has no discernible bank, the boundary shall be measured from
the line closest to the stream where riparian vegetation is permanently established.

STRINGLINE: In a developed area where new construction is generally infilling and is
otherwise consistent with the policies of the Land Use Plan of the City of San Clemente
Local Coastal Program, no part of a proposed new structure, including decks, shall be

built further toward a bluff edge, canyon edge or beach front than a line drawn between
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the nearest adjacent corners of the adjacent structures. The illustration below depicts the

effect of a stringline:

3
£0oF

EXISTING PATIO)

F e
EXISTING
STRUCTURE

‘ﬁE -
pATIO STRINGLZZ EXISTING PATIO)
STRUCTURE STRINGLINE
-t — -~
EXISTING
STRUCTURE

' PROPOSED
‘J STRUCTURE L

STREET STREET

SUBMERGED LANDS: Lands which lie below the line of mean low tide.

TIDELANDS: Lands which are located between the line of mean high tide and mean low

tide.
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STATE OF CALIFORNIA-—THE RESOURCES AGENCY PETE WILSON, Governor

CALIFORNIA COASTAL COMMISSION
SOUTH COAST AREA

245 W. BROADWAY, STE. 380

P.O. BOX 1450

LONG BEACH, CA 90802-4416 :
{310) 590-5071 :

February 6, 1997 . B2 lest

ot
JE]

Jim Hare

City Planner

City of San Clemente
910 Calle Negocio

San Clemente, CA 92672

Dear Mr. Hare:

A review of our records revealed that Commission staff did not send your
predecessor a letter notifying the City of San Clemente that the Coastal
Commission at its March 12-15, 1996 hearing concurred in the Executive
Director's determination that the City's Resolution No. 95-91 adopting Land
Use Plan Amendment 1-95 is legally adequate.

This office has reviewed Resolution No. 95-91 incorporating the Commission's
Il suggested modifications into Amendment No. 1-95 to the City of San Clemente
Land Use Plan. HKe have determined that the City of San Clemente's submitted
\ resolution fulfills the requirements of Section 13544(a) of the California
I' Code of Regulations. In accordance with Section 13544(b) of those
regulations, I have determined that the City's action is legally adequate.
The Coastal Commission concurred with this determination at its meeting of

March 12-15, 1996.

On behalf of the California Coastal Commission, I would like to congratulate
the City of San Clemente on the completion of this LUP amendment. If you have
any questions, please contact Robin Maloney-Rames at our Long Beach office
(310) 590-5071.

Sincerely,

Teresa Henry
District Manager

cc: TH, RR, RMR
8402F
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RESOLUTION No. %3-91

A RESOLUTION OF THE CITY COUNCIL OF THE
CITY OF SAN CLEMENTE, CALIFORNIA, APPROVING
COASTAL COMMISSION SUGGESTED MODIFICATIONS
TO THE COMPREHENSIVE UPDATE
TO THE CITY OF SAN CLEMENTE COASTAL ELEMENT LAND USE PLAN

WHEREAS, Proposition 20 passed by the people of the State of California in 1972,
declared the California Coastal Zone a resource of State-wide significance; and

WHEREAS, the California Coastal Act of 1976, Public Resources Code Section 30000
et.seq. (the Coastal Act), was promulgated to implement the goals of Proposition 20 and to

establish certain basic goals, as follows:

1 To protect, maintain, enhance and where feasible, restore the overall quality of the
Coastal Zone environment;

2. To assure balanced utilization of Coastal Zone resources;

3. To maximize public access and recreational opportunities consistent with resource
conservation principles and private property rights;

4. To assure priority for coastal-dependent development over other development;

5. To encourage State and local efforts to coordinate planning for mutually beneficial
uses; and

WHEREAS, the Coastal Act requires local government to prepare a Local Coastal
Program for that portion of the Coastal Zone which lies within its jurisdiction; and

WHEREAS, on May 11, 1988, the Coastal Commission certified the Clty of San Clemente
Coastal Element Land Use Plan, and

WHEREAS, The City Council approved a comprehensive update to the General Plan on
May 6, 1993; and

WHEREAS, the comprehensive update to the General Plan requires that the Coastal
Element Land Use Plan be updated to make it consistent with the Land Use Element of the

General Plan; and

WHEREAS, much of the coastal resource information and other information contained
in the 1988 Coastal Element Land Use Plan was incomplete or out of date and needed to be
expanded and updated; and

Coastal Commission
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RESOLUTION NO. 95-91
Page Two

Page 2

WHEREAS, on July 18, 1994, a notice of availability of the draft Update to the City of San
Clemente Land Use Plan was duly-advertised for the public, local, coastal, and state agencies
review and comment; and

WHEREAS, on September 30, 1994, the Parks and Recreation Commission held a duly-
noticed public hearing on the Coastal Element Land Use Plan Update and considered evidence
and testimony presented by the City Staff; and

Wf—IEREAS, on November 1, and December 6, 1994, the Planning Commission held duly-
noticed public hearings on the Coastal Element Land Use Plan Update and considered evidence

presented by the City Staff; and

WHEREAS, on January 18, 1995, the City Council held a duly-noticed public hearing on
the Coastal Element Land Use Plan Update and considered evidence and testimony presented
by the City Staff and other interested parties; and

WHEREAS, on March 31, 1995, the Coastal Commission requésted the City to revise its
Resolution submitted with the proposed update to its Local Coastal Element Update; and -

WHEREAS, City Staff has reviewed the Resolution in the manner requested by the Coastal
Commission; and

WHEREAS, on October 11, 1995, the California Coastal Commission held a duly-noticed
public hearing on the City of San Clemente’s request to update the Coastal Element Land Use
Plan and considered evidence and testimony presented by the Coastal Staff and other interested
parties and approved the amendment request with modifications; and

WHEREAS, on October 31, 1995, the Planning Commission held a duly-noticed public
hearing on the Coastal Commission’s suggested modifications to the Coastal Element Land Use
Plan resolution and considered evidence and testimony presented by the City Staff, and other
interested parties; and

WHEREAS, on December 6, 1995, the City Council held a duly-noticed public hearing on
the Coastal Commission’s suggested modifications to the Coastal Element Land Use Plan
Resolution and considered evidence and testimony presented by the City Staff, and other
interested parties.

NOW, THEREFORE, the City Council of the City of San Clemente does hereby resolve
as follows: ' .

Section 1. The above recitals are all true and correct.

Coastal Commission
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RESOLUTION NO. 95-91
Page Three

Page 3

Section 2.  Adoption of the Coastal Element Land Use Plan will not render the City
General Plan internally inconsistent.

Section 3.  The City Council adopts the Update to the Coastal Element Land Use Plan
as an element to the City General Plan, as amended and attached hereto as Exhibit "A."

Section 4.  That the City Council finds that this Update to the Coastal Element Land
Use Plan is consistent with all surrounding land uses and determines it is in the public interest and
general welfare of the community and properties in the coastal neighborhoods.

Section 5.  The City Council requests that the California Coastal Commission consider,
approve and certify the City of San Clemente Coastal Element Land Use Plan Comprehensive

Update attached hereto as Exhibit "A."

Section 6.  The City Council hereby certifies that the Coastal Element Land Use Plan
is intended to be carried out in a manner in full conformity with Chapter 3 of the California

Coastal Act.

-

Section 7.  That pursuant to Section 13551(b) of the Coastal Commission Regulations,
the City of San Clemente Coastal Element Land Use Plan comprehensive update will take effect
automatically upon final action of the California Coastal Commission action.

PASSED AND ADOPTED this _20th day of _pecember ?

ayor of the City of

/ San Clemente, California

ATTEST:

LERK of the City o
San Clemente, California

CITY

Coastal Commission
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RESOLUTION NO. 95-91
Page Four

Page 4

STATE OF CALIFORNIA )
COUNTY OF ORANGE ) ss
CITY OF SAN CLEMENTE)

I, MYRNA ERWAY, City Clerk of the City of San Clemente, California, do hereby certify that
Resolution No. g¢5-93  was adopted at a regular meeting of the City Council of the City of San
Clemente held on the 20th day of pecember » 1995 , by the following vote:

AYES: AHLE, ANDERSON, DIEHL, HAGGARD, MAYOR APODACA
NOES: NONE
ABSENT: NoNnE

mz%m é’i{’-d‘?’["’
CITY /JLERK of the Citygf
San Clémente, California

Approved as to form:

Coastal Commission
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JrenLUTION NO. 95-02

Paye 1

RESOLUTION NO. 95-02

A RESOLUTION OF THE CITY COUNCIL OF THE CITY
OF SAN CLEMENTE, CALIFORNIA, APPROVING THE
UPDATE TO THE CITY OF SAN CLEMENTE COASTAL
LAND USE PLAN AND RESCINDING RESOLUTION
NUMBERS 40-81, 33-82 AND 88-011.

WHEREAS, Proposition 20 passed by the people of the State of California in 1972,

declared the California Coastal Zone a resource of State-wide significance; and

WHEREAS, the California Coastal Act of 1976, Public Resources Code Section

30000 et.seq. (the Coastal Act), was promulgated to implement the goals of Proposition 20
and to establish certain basic goals, as follows:

1

To protect, maintain, enhance and where feasible, restore the overall quality
of the Coastal Zone environment;

To assure balanced utilization of Coastal Zone resources;

To maximize public access and recreational opportunities consistent with
resource conversation principles and private property rights;

To assure priority for coastal-dependent development over other development;

To encourage State and local efforts to coordinate planning for mutually
beneficial uses; and

WHEREAS, the Coastal Act requires local government to prepare a Local Coastal

Program for that portion of the Coastal Zone which lies within its jurisdiction; and

WHEREAS, on May 11, 1988, the Coastal Commission certified the City of San

Clemente Coastal Land Use Plan; and,

WHEREAS, The City Council approved a comprehensive update to the General Plan

on May 6, 1993; and,

WHEREAS, the comprehensive update to the General Plan requires that the Coastal

Land Use Plan/Coastal Element be updated to make it consistent with the Land Use
Element of the General Plan; and

WHEREAS, the coastal resources and information in the Coastal Land Use Plan

needed to be updated; and Coastal Commission

!
i
i
i
I
i
i
i
I
. 2.
i
!
!
1
I
I
i
1
I
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RESOLUTION NO. 95-02
Page 2

WHEREAS, on January 3, 1994, the City Council approved the work program for
the completion of the City of San Clemente’s Local Coastal Program beginning with the
update to the City of San Clemente’s Coastal Land Use Plan (the Coastal Element); and

WHEREAS, Planning Staff completed a draft Update to the City of San Clemente
Coastal Land Use Plan that is consistent with the General Plan to implement the goals and
policies of the California Coastal Act; and

WHEREAS, on July 18, 1994, a notice of availability of the draft Update to the City
of San Clemente Land Use Plan was duly-advertised for the public, local coastal, and state

agencies review and comment; and

WHEREAS, on September 30, 1994, the Parks and Recreation Commission held a
duly-noticed public hearing on the Coastal Element Update and considered evidence and
testimony presented by the City Staff, and other interested parties; and,

WHEREAS, on November 1, 1994 and December 6, 1994, the Planning Commission
held duly-noticed public hearings on the Coastal Element Update and considered evidence
and testimony presented by the City Staff, and other interested parties; and,

WHEREAS, on January 18, 1995, the City Council held a duly noticed public hearing

' on the Coastal Element Update and considered evidence and testimony presented by the

City Staff and other interested parties.

NOW, THEREFORE, the City Council of the City of San Clemente does hereby
resolve as follows:

SECTION 1: The above recitals are all true and correct.

SECTION 2: The City’s adoption of, or amendment to, its Coastal Land Use Plan
is exempt from the provisions of the California Environmental Quality Act, pursuant to
Guidelines Section 15265.

SECTION 3. Adoption of the Coastal Land Use Plan will not render the City
General Plan internally inconsistent.

SECTION 4. The City Council adopts the Update to the Coastal Land Use Plan
(Coastal Element) as an element to the City General Plan, as amended and attached hereto

as Exhibit "A."

SECTION 5. The City Council hereby repeals Resolution Nos. 40-81, 33-82 and 88-
011 such which are of no further in force or effect.

SECTION 6. That this Update ‘o the Coastal Land Use Plan is consistent with all

surrounding land uses and it is further determined and itisint ul:tli i&terest and i%meral
&%g ‘1 ommissfon
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RESOLUTION NO. 95-02

Page 3
PASSED AND ADOPTED this 18th day of January , 1992
Mayor of the City%
San Clemente, California
ATTEST:
¥ &
jryﬁ\waﬁlﬂﬂ=ﬁgw//;k£“/
CITY QLERK of the City o

San Clemente, California

STATE OF CALIFORNIA )
COUNTY OF ORANGE ) ss
CITY OF SAN CLEMENTE)

I, MYRNA ERWAY, City Clerk of the City of San Clemente, California, do hereby certify

that Resolution No. _g5-02  was adopted at a regular meeting of the City Council of the
City of San Clemente held on the 18ch day of January, 1995, by the following vote:

AYES: AgLE, ANDERSON, APODACA, DIEHL, MAYOR HAGGARD

NOES: NONE
ABSENT: "ONE

-
Approved-as to form:

O QA

Fityy Attorney

ires\cccoasta.jep Coastal Commission
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STATE OF CALIFORNIA—THE RESOURCES AGENCY _ ’ GEORGE DEUKMENIAN, Govermor

CALIFORNIA COASTAL COMMISSION

SQUTH COAST AREA
248 WEST BROADWAY, SUITE 380
LONG BEACH, CA 90802

@13) 590-5071

July 21, 1988

James Holloway

Community Development Director
City of San Clemente

101 West ET1 Portal

San Clemente,.California 92672

Re: Effective Certification of Land Use Plan

Dear Mr. Holloway

l On May 11, 1988, at its regularly scheduled meeting in Marina Del
Rey, the Coastal Commission certified the San Clemente lLand Use Plan
as resubmitted (excluding the geographic area known as Reeves Ranch
' or "Marblehead"). On behalf of the Coastal Commission I would like
to congratulate the City, yourself and members of your staff on the
successful completion of this project. We greatly appreciate your
effort and cooperation and look forward to working with you and your
' staff in achieving full and final certification of the City's Local
Coastal Program. If you have any additional questions regarding
this process please contact Gary Timm, Project Planner or Wayne
. Woodroof, Assistant District Director, in the Long 8each district

of fice.

Sincerely,
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RESOLUTION NO. 88-011

RESOLUTION OF THE CITY COUNCIL OF TEE CITY OF
SAN CLEMENTE, CALIFORNIA, APPROVING GPA 88-01,
NO. 58, THE SUGGESTED MODIFICATIONS TO THE SAN

CLEMENTE COASTAL ELEMENT LAND USE PLAN

WHEREAS, Proposition 20 passed by the people of the G5tate
of California in 1972, declared the California Coastal Zone a

resource of State-wide significance; and

WHEREAS, the California Coastal Act of 1976, Public Re-
sources Code Section 30000 et.seq. (the Coastal Act), was
promulgated to implement the goals of Proposition 20 and to
establish certain basic goals, as follows: ‘

1. To protect, maintain, enhance and where feasible,
restore the overall quality of the Coastal Zone

environment;

2. To assure balanced utilization of Coastal Zone re-~
sources; ,

3. To maximize public access and recreational opportuni~
ties consistent with resource conversation principles

and private property rights;

4. To assure priority for coastal-dependent development
over other development;

5. To encourage State and 1local efforts to coordinate
planning for mutually beneficial uses; and

WHEREAS, the Coastal Act regquires 1local government ¢to
prepare a Local Coastal Program for that portion of the Coastal
Zone which lies within its jurisdiction; and

WHEREAS, on June 3, 1981, the City Council adopted a
Coastal Element to the City of San Clemente's General Plan which
consisted of a Land Use Plan and Coastal Zoning Ordinance; and

WHEREAS, on October 6, 1981, the Coastal Commission re-
viewed the Coastal Element and conditionally certified the Land
Use Plan, but denied the 2oning Ordinance; and

Coastal Commission
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RESOLUTION NO. 88-011

WHEREAS, the City revised and amended its Coastal Land Use
Plan section and resubmitted it to the Coastal Commission for

review and approval in 1984; and

WHEREAS, the Coastal Commission evaluated the City's
revised Land Use Plan and on May 15, 1987 conditionally certi-
fied the Plan with several suggested modifications (attached

as Exhibit A); and

WHEREAS, the City has held several duly-noticed public
hearings to discuss the Coastal Commission's suggested modifica-
tions addressing the key issues of public access, recreation,
environmentally sensitive habitat areas, new development, visual
resource protection, water resources and visitor serving facili-

ties.

NOW, THEREFORE, BE IT RESOLVED that the City Council of the
City of San Clemente hereby adopts the Coastal Commission's
suggested modifications as shown in Exhibit A hereto, in
fulfillment of the following purposes:

1. To implement the goals and policies of the Coastal
Act,

2. To establish a Coastal Element for property located
within the City's Coastal Zone with the exception of
the Marblehead Coastal site which was excluded by
action of the Coastal Commission in 1981.

3. To protect, maintain, enhance and, where feasible,
restore the overall quality of the Coastal Zone
environment and its natural and man-made resources.

4. To assure that maximum public access to the coast and
public recreation areas is provided.

5. To assure consistency with the provisions of the
United States and California Constitutions as inter-
-preted in cases such as Nollan vs. California Coastal

Commission.

NOW, THEREFORE, BE IT RESOLVED that the City Council of the
City of 8San Clemente does hereby resolve to adopt the Coastal
Commission's suggested modifications to the Land Use Plan,
subject to certain revisions hereto, as shown in Exhibit A

attached to this resolution.

ADOPTED this 2nd day of March ¢ E88stal cCommission
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RESOLUTION NO. 88-011

ATTESTY

Lowe Lot

MAYOR of the City of
San Clemente, California

of the City of

San Clethente, California
STATE OF CALIFORNIA )
COUNTY OF ORANGE ) 88

CITY OF SAN CLEMENTE )

I, MYRNA ERWAY, City Clerk of the City of San Clemente,
california, do hereby certify that Resolution No. 88-0ll yag

introduced and adopted at a regular
Council of the City of San Clemente held on the

meeting of the City
2nd day of

March , 1988, by the following vote:
AYES: MECHAM, RICE, VEALE, MAYOR LORCH
NQES LIMBERG

ABSENT: NONE

Approved as to form:

CQL4Quuﬂ/14é%Qhun4vw\4

Citg /ﬂitofney

Coastal Commission
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RESOLUTION NO. 33-82

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SAN CLEMENTE,
CALIFORNIA, APPROVING THE CITY QF SAN CLEMENTE COASTAL

LAND USE PLAN

WHEREAS, a proposed Coastal Land Use Plan to the General Plan of the City of
San Clemente has been submitted to the Planning Commission of said City for con-

siderarion, and

WHEREAS, said Coastal Land Use Plan has been reviewed by the Planning Com~
mission and afrer holding public hearings as required by law, said Commission has
recommended to the City Council inclusion of said Coastal Land Use Plan to the

General Plan, and

WHEREAS, said City Council has now studied the recommendations of the Plann-
ing Commission and has held public hearing on said proposed Coastal Land Use Plan

as required by law, and

WHEREAS, this ity Council, based on the evidence and testimony presented,
is now desirous to proceed with the adoption and approval of said Coastal Land Use

Plan of the General Plan, and

WHEREAS, the Director of Building and Planning is avthorized to take necessary
and appropriate action to allow certification of the Coastal Land Use Plan by the

California Coastal Commission.

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

SECTION 1. The above recitals are all true and correct.

SECTION 2. The City of San Clemente hersby adopts the Coastal Land Use Plan
as an element to the General Plan.

SECTION 3. That this amendment and approval is consistent with all surround-
ing land uses and it is further determined that said amendment is in the publie
interest and general welfare of the community and properties in the neighborhood.

APPROVED, ADOFPTED, and SIGNED this 14th day of April, 1982,

(SEAL) MAYOR of the Cil#¥ of San Clepffnte,

'Kxf’ California
ATTEST: ’;izjzaiai)v/ﬁ

CITY cmtRK of the Clty of
San Clemente, California

STATE OF CALIFORNIA )
COUNTY OF ORANGE ) Ss.
CITY OF SAN CLEMENTE )

I, MAX L. BERG, Clerk of the City of San Clemente, California, hereby certify
that the foregoing is a true and correct copy of a Resolution of the City Council
of said City numbered 33-82, adopted by the City Council of said City om the l4th
iiy of April, 1982, and was so passed and adopted by the following stated vote, to
t:

AYES: Council Members - KOESTER, KORSEN, MECHAM, AND LIMBERG
NOES: Council Members - NONE
ABSENT: Council Members — LANE

and was thereafter on said day signed and approved byC@

A-14 ATTEST; / Paqg, ~
~ CITY CLERK of fhe City o
Sanv lemente, Californ




RESOLUTION NG, 40-81

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SAN CLEMENTE,
CALTFORNIA, APPROVING THE CITY OF SAN CLEMENTE LOCAL COASTAL PLAN

WHEREAS, a proposed Coastal Element to the General Plan of the City of
San Clemente has been submitted te the Planning Commission of said City for

consideration, and
WHEREAS, said Coastal Element has been reviewed by the Planning Commission

and after holding publie hearings as vequired by law, said Commission has recommended
to the City Council inclusion of said Coastal Element to the General Plan, and

WHEREAS, said City Council has now studied the recommendarions of the
Planning Commission and has held public hearing on said proposed Coastal Element as

required by law, and

WHEREAS, this City Council, based on the evidence and testimony presented,
is now desirous to proceed with the adoption and approval of said Coastal Element of
the General Plan, and

WHEREAS, the Coastal Element is intended to serve as the City's Local Coastal
Plan pursuant to the California Coastal Act of 1976, and

WHEREAS, the Director of Building and Planning is authorized to take
necessary and appropriate action to allow certification of the Local Coastal Plan by

the California Coastal Commission.

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

SECTION 1. The above recitals are all true and correct.

SECTION 2. The City of San Clemente hereby adopts the Coastsl Element as
an element to the General Plan.

SECTION 3. That this amendment and approval is consistent with all
surrounding land uses and {t is further determined that said amendment is in the
public interest and gemeral welfare of the community and properties in the neighborhood.

APPROVED, ADOPTED, and SIGNED this 3rd day of June, 1981.

fwv
M&YOR of the Citw/f San c1emi1{

California

ATTEST:

5

San Clemente, Californfa

STATE OF CALIFORNIA )
COUNTY OF ORANGE ) 88,
CITY OF SAN CLEMENTE )

I, MAX L. BERG, Clerk of the City of San Clemente, California, hereby certify
that the foregoing is a true and correct copy of a Resolution of the City Louncil
of sald City numbered 40-81, adopted by the City Council of said City on the
Bid day of June, 1981, and was so passed and adopted by the following stated vote, to
wit:

AYES: Council Members -~ KOESTER KORSEN, MECHAM, AND LIMBERG
NOES: Council Members ~ LANE

ABSENT: <Council Members - NONE
Coastal Commlssmn

and was thereafter on said day signed and approved by the Mayor of sa
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CITY OF SAN CLEMENTE

LOCAL COASTAL PROGRAM
LAND USE PLAN

February 2, 2016
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Plain Text and Plain Bold Text Heading = City proposed LUP language
Underlined Text = CCC Suggested Modification, Inserted Language
StrikeoutTFext = CCC Suggested Modification, Deleted Language

CHAPTER 1: INTRODUCTION

San Clemente’s coastline provides many benefits. It is the main influence on the
community’s identity and beach culture, it creates a desirable climate and living
environment, it provides stunning scenery and recreational opportunities, it attracts
tourists and businesses, and provides diverse marine and shore habitats that are home
to many plant and animal species. San Clemente is unique as it is one of the last small
town beach communities in southern California. Coastline protection and land use often
involve competing interests and needs. These interests must be carefully balanced to
ensure long-term protection of San Clemente’s unique coastal resources and character.

1.1 The Coastal Act

In October 1972, the United States Congress passed Title 16 U.S.C. 1451-1464, which
established a federal coastal zone management policy and created a federal coastal
zone. By that legislation, the Congress declared a national interest in the effective
management, beneficial use, protection and development of the coastal zone in order to
balance the nation’s natural, environmental and aesthetic resource needs with
commercial-economic growth. Fhe Congress found and declared that it was a national
policy “to encourage and assist the states to exercise effectively their responsibilities in
the coastal zone through the development and implementation of management
programs to achieve wise use of the land and water resources of the coastal zone
giving full consideration to ecological, cultural, historic, and aesthetic values as well as
to the need for economic development (16 U.S.C. 1452b)”. As a result of that federal
enactment, coastal states were provided a policy and source of funding for the
implementation of federal goals.

The California Coastal Zone Conservation Act of 1972 (Proposition 20) was a temporary
measure passed by the voters of the State as a ballot initiative. It set up temporary
regional coastal commissions with permit authority and a directive to prepare a
comprehensive coastal plan. The coastal commissions under Proposition 20 lacked the
authority to implement the Coastal Plan but were required to submit the Plan to the
legislature for “adoption and implementation”.

The California Coastal Act of 1976 is the enacting law approved by the State Legislature
which succeeds the California Coastal Zone Conservation Act of 1972. The Coastal Act
established_a_ State Commission _and multiple regional commissions (though these
regional _commissions have since been abolished) to provide for comprehensive
regulation and planninq of responsible development along the entirety of the California

p%eeedu%es—than—FlFepesmen—ze Further it provides for the transfer of permitting
authority, form with—certain—limitations—reserved—for the State to local
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governments upon threugh adoption and-certification-of a Local Coastal Program by the
local government and certification thereof by the California Coastal Commission.

1.2 Local Coastal Program

Land use planning and development standards in the City of San Clemente’s coastal
zone are governed by this Local Coastal Program (LCP), which in turn must be
consistent with the policies and standards found within the California Coastal Act of
1976 as amended and contained in the California Public Resources Code (Section
30000 et seq.). The Coastal Act directs “[each] local government lying, in whole or in

part, within the coastal zone” to prepare an Ltecal-Coastal-Program(LCP) for its portion
of the California coastal zone (Public Resources Code Section 30500(a)).

The purpose of the LCP is to carry out the resource protection policies of the California
Coastal Act of 1976 _within the City of San Clemente. The LCP is a comprehensive long-
term planning blueprint governing development in the City of San Clemente’s coastal
zone. The coastal zone is a distinct geographic area of land and water defined by the
California Coastal Act that extends along the coastline. The approximate boundaries of
the City’'s coastal zone are depicted in Figure 1-1, Coastal Zone Boundaries.
“Development” includes construction of physical improvements, as well as changes in
the use of land or water, as specifically defined within Chapter 7 (Definitions) herein.
Any activity that meets the definition of development within the coastal zone requires a
Coastal Development Permit unless the development is categorically excluded, exempt,
or permit requirements are waived_under this LCP.

An LCP is defined as “a local government’s (a) land use plans, (b) zoning ordinances,
(c) zoning district maps, and (d) within sensitive coastal resources areas, other
implementing actions which when taken together meet the requirements of and
implement the provisions and policies of [the Coastal Act] at the local level.”
(PRE Public Resources Code Section 30108.6) A Land Use Plan (LUP) is defined as
“the relevant portion of a local government’s general plan, or local coastal element
which are sufficiently detailed to indicate the kinds, location, and intensity of land uses,
the applicable resource protection and development policies, and where necessary, a
listing of implementing actions.” (PRS Public Resources Code Section 30108.5).
"Implementing actions” means “the ordinances, regulations, or programs which
implement either the provisions of the certified local coastal program or the policies of
[the Coastal Act] and which are submitted pursuant to Section 30502.” (RRES Public
Resources Code Section 30108.4) Zoning ordinances, zoning district maps and other
implementing actions (Implementation Program) are required to conform with, and be
adequate to carry out provisions of the LUP.
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As required by the Coastal Act, the City of San Clemente’s LCP is comprised of a Land
Use Plan (LUP), an Implementation Program (IP), accompanying land use and zoning
maps, and, where necessary, other implementing actions. More specifically, the City’s
LUP consists of Chapters 1 through thereugh 7, all appendices, and land use maps.
The LUP contains written policies that indicate which land uses are appropriate in the
various parts of the Coastal Zone. The LUP policies and programs also guide how
natural resources shall be protected when land is developed, how public access to the
coast shall be preserved, and how other coastal resources shall be maintained and
enhanced. The City’s IP consists of the zoning ordinances specific to the coastal zone
and the zoning maps for the coastal zone. The IP plays a central role in carrying out the
policies and programs of the LUP and contains specific requirements that apply to
development projects, as well as detailed procedures for applicants to follow in order to
obtain a Coastal Development Permit (CDP).

Any valid CDP and/or entitlement agreements that were granted prior to the certification
of the LCP will remain in full force and effect.
Any amendments requests to amend CDPs that predate the certification of the LCP will
be reviewed by the California Coastal Commission (CCC) for consistency with the
certified LCP.

The City’'s LUP was certified by the CCC in May 1988, and updated in October 1995 to
maintain consistency with the City’s 1993 General Plan. In 1996, a draft IP was
prepared and submitted to CCC for review; however, the IP review process was never
completed. This LUP will replace all provisions of the previously certified 1988 LUP.
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After LCP certification, permit authority over most new development proposed within the

City's coastal zone will transfer from the California Coastal Commission (CCC) to the
City of San Clemente, which applies the requirements of the LCP in reviewing proposed
new development. The CCC retains permanent coastal permit jurisdiction over
development proposed on tidelands, submerged lands, and public trust lands
(PRC Public Resources Code Section 30519(b)). Any amendments to the certified LCP
will require review and approval of the CCC prior to becoming effective.

Any valid Coastal Development Permit (CDP) and/or entitlement agreements that were
granted by the CCC prior to the certification of the LCP will remain in full force and
effect. Any requests to amend CDPs that predate the certification of the LCP will be
reviewed by the CCC for consistency with the certified LCP. However, new
development proposed on a parcel for which a valid CDP _has already been issued by
the CCC may also warrant a new, separate CDP issued by the City under this LCP.
This determination is fact-specific.

In addition, certain types of development and development within certain geographic
areas approved by the City after certification of the LCP are appealable to the CCC
(PRC Section 30603(a)). Appealable development includes:

1. Developments approved by the local government between the sea and the first
public road paralleling the sea or within 300 feet of the inland extent of any beach or of
the mean high tideline of the sea where there is no beach, whichever is the greater
distance.
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2. Developments approved by the local government not included in paragraph (1) that
are located on tidelands, submerged lands, and public trust lands, within 100 feet of any
wetland, estuary, or stream, or within 300 feet of the top of the seaward face of any
coastal bluff.

3. Developments approved by the local government not included with paragraph (1) or
(2) that are located in a sensitive coastal resource area.

4. Any development approved by a coastal county that is not designated as the principal
permitted use under the zoning ordinance or zoning district map approved pursuant to
Chapter 6 of the Coastal Act (commencing with Section 30500).

5. Any development which constitutes a major public works project or a major energy
facility.

The grounds for an appeal of an approval of a permit are limited to an allegation that the
development does not conform to the standards set forth in the certified LCP or the
public access policies of the Coastal Act. In addition, the grounds for an appeal of a
denial of a permit for a major public works project or major energy facility referenced
in aumber paragraph five above are limited to an allegation that the development
conforms to the standards set forth in the certified LCP and the public access policies of
the Coastal Act. (Public Resources Code Section 30603(b).)

Severability Clause:

If any policy, chapter, section, subsection, paragraph, sentence, clause, phrase or other
portion of the LUP is for any reason held to be invalid or unenforceable by a court, such
decision shall not affect the validity of the remaining portions of the LUP.

1.3 How to Use This Land Use Plan

The Land Use Plan (LUP) contains goals, policies, and implementing actions for specific
coastal land uses contained in the pPlan_or LUP. The Coastal Act contains coastal
resources planning and management policies that address public access, recreation,
marine environment, land resources, development, and industrial development with
which the following LUP must be consistent. In turn, the Fhe-Ceastal LUP addresses
these topics under the following chapters:

Table 1-1: Local Coastal Program (LCP) Land Use Plan (LUP) Organization Matrix

Coastal Act Reference

Chapter 1 - Introduction Chapter 1 Sections 30000-30012

Coastal Commission
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Topic Section- Coastal Act Reference

Chapter 2 - Land Use Chapter2 Section 30213, 30220, 30221,
30222, 30223, 30250, 30252,
30253, 30255, 30260

Chapter 3 - Public Access and | Chapter3 Section 30210, 30211,
Recreation 30212,30212.5, 30213, 30214,

30220, 30221,
30222, 30222.5,
30223, 30224, 30255

Chapter 4 - Marine and Land | Chapter4 Section 30230, 30231, 30233,
Resources 30235, 30236 30240, 30107.5
Chapter 5 - Chapter5 Sections 30235, 30253, 36260

_Hazards &and Shoreline/Bluff
Development

Chapter 6 — Visual, and Chapter 6 Sections 30244,
Historic and 30251, 36244, 30253
Cultural Resources

Chapter 7 — Acronyms and Chapter 7 Sections 30100-30122,
Definitions

Each LUP chapter is divided into sections and subsections. Each chapter includes the
following sections: (1) an introduction seetion to the resource or topical focus of the
chapter; (2) identification summary of relevant Coastal Act policies; and (3) the
identification of policies adopted by the City to address the requirements of the Coastal
Act. An applicant for a CDP reviewing this pPlan may need to reference multiple
chapters to understand all policies applicable to their_proposed project.”

1.4 General LUP Goals and Policies

In order to provide a Local Coastal Program (LCP) which conforms to the Coastal Act of
1976 (PRC Section 30001.5), the overriding goals of the City of San Clemente LCP
shall be to:
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1. Protect, maintain and, where feasible, restore and enhance the Coastal Zone’s
natural and manmade resources;

2. Ensure orderly, balanced conservation and utilization of Coastal Zone resources,
taking into account the social and economic needs of the people of the state;

3. Maximize public access to and along the coast and public recreational
opportunities in the Coastal Zone, consistent with best resource conservation
principles and practices, and with constitutionally protected rights of private
property owners;

4. Ensure that coastal-dependent and coastal-related development have land use
priority over other types of coastal development; and

5. Coordinate with state and local agencies, anrd to encourage beneficial public
uses, including educational uses, in the Coastal Zone.

The following policies shall be applied by the City to achieve the goals and objectives of
the Coastal Act in carrying out the LUP:

GEN-1 Guiding Policies. The policies of Chapter 3 (Coastal Resources Planning
and Management Policies) of the Coastal Act (PRC Sections 30200 — 30263) are
the quiding policies of the LUP.

GEN-2 Policy Conflicts. Where conflicts occur between the policies contained in
the LUP and those contained in any element of the City’s General Plan, zoning or
any other ordinance, the policies of the LUP shall take precedence in the City’s
Coastal Zone.

GEN-3 Environmental Justice. When acting on a CDP, the issuing agency, or
the Coastal Commission _on appeal, may consider _environmental justice, or the
equitable distribution of environmental benefits throughout the State. In all instances
the standard of review for issuance of a CDP shall be the Coastal Act or certified
LCP.

GEN-4 Coastal Development Permit (CDP) Procedures. The City shall
incorporate CDP procedures into the Implementation Plan in order to carry out the
LUP.

GEN-5 Findings of Approval. Prior to approval of any CDP, the City shall make
the finding that the development conforms to the policies and requirements
contained in the LUP.
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GEN-6 Lot Combinations, Subdivisions, and Mergers. Prohibit lot
combinations, subdivisions, and lot mergers for redevelopment where the result
would adversely impact community character, compatibility or coastal resources.

GEN-7 Setback Requirements. Setback requirements from bluff and canyon
edges and biological resources shall have priority over street and rights-of-way
setback requirements, while maintaining a minimum five feet setback from the

property line.

GEN 8 Taking of Private Property. The City does not have the power to grant or
deny a permit in a manner which will cause a physical or requlatory taking of private
property, without the payment of just compensation. This policy is not intended to
increase or decrease the rights of any owner of property under the Constitution of
the State of California or the United States (Coastal Act Section 30010).

GEN-9 Rebuilding _Structures Destroyed by Disaster. Allow for _the
replacement of any structure, other than a public works facility, destroyed by disaster
without a coastal development permit. The replacement structure shall conform to
applicable existing zoning requirements, shall be for the same use as the destroyed
structures, shall not exceed either the floor area, height, or bulk of the destroyed
structure by more than 10 percent, and shall be sited in the same location on the
affected property as the destroyed structure.

GEN-10 Applicability of the LUP to Capistrano_Shores Mobile Home Park.
The version of the LUP last certified in 1996 shall continue to apply to the Capistrano
Shores mobile home park community, and subsequently-certified LUP policies and
IP_standards (including any LUP policies certified on the same date that this LUP
policy was certified) shall not apply to Capistrano Shores until an LCP amendment
which specifically addresses the mobile home park community has been certified, at
which time the LUP policies and IP_standards set forth in that Capistrano Shores-
specific LCP_amendment shall apply to the Capistrano Shores mobile home park
community instead.
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Plain Text and Plain Bold Text Headings = City proposed LUP language
Underlined Text = CCC Suggested Modification, Inserted Language
StrikeOut-Text = CCC Suggested Modification, Deleted Language

2.0 LAND USE AND NEW DEVELOPMENT

2.1 Introduction

The Coastal Zone within the City is approximately 2,058 acres in area, of which
approximately 80 percent is developed. With the exception of the State Park, several
City parks, beaches, bluffs and coastal canyons, as shown in Land Use Figures 2-1-A
through 2-1-D, the Coastal Zone consists mostly of urbanized areas with residential,
commercial and/or light industrial development.

The Coastal Act requires the protection of coastal resources, including public access,
land and marine habitat, and scenic and visual quality. Section 30250(a) of the Coastal
Act requires new residential, commercial, or industrial development to be located near
existing developed areas, where it will not have significant adverse impacts, either
individually or cumulatively on coastal resources. Coastal Act Section 30253(e) requires
protection of special communities and neighborhoods that, because of their unique
characteristics, are popular visitor destination points for recreational uses. Additionally
the Coastal Act contains various provisions protecting and encouraging the provision of
lower cost visitor and recreational facilities and gives priority to the use of land suitable
for visitor-serving recreational facilities over private residential, general industrial, or
general commercial development. (Coastal Act Sections 30210-30224).

The LUP provides parameters for new development within the City’s Coastal Zone.
Land use types include residential, commercial, industrial, mixed use,
public, recreational;, and open space. The Land Use and New
Development section-Chapter _describes each land use within the City, including the
type, maximum density, and intensity for each use that may be permitted consistent with
all applicable LCP policies. (See Table 2-1). The Land Use Map (Figures 2-1a, 2-1b, 2-
1c, and 2-1d) depicts the land use designation for each parcel within the City’s Coastal
Zone, and Figures 2-le, 2-1f, 2-1g, 2-1h depict City Overlay Districts, such as the
Architectural Overlay and Visitor Serving Commercial District (-VSCD) Overlay. New
development in the City’'s Coastal Zone is required to be consistent with the LUP map
and all applicable LCP policies. Any changes to the land use designations, including
changes to the City Overlays, shall require an LUP Amendment.

2.2 Coastal Act Policies

The Coastal Act Policies below are included within the Land Use and Development
section of the Land Use Plan:
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Section 30213 Lower cost visitor and recreational facilities; encouragement and
provision; overnight room rentals (in part)

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

Section 30220 Protection of certain water-oriented activities

Coastal areas suited for water-oriented recreational activities that cannot readily be
provided at inland water areas shall be protected for such uses.

Section 30221 Oceanfront land; protection for recreational use and development

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 Private lands; priority of development purposes

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

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

Section 30250 Location; existing developed area

a. New residential, commercial, or industrial development, except as otherwise
provided in this division, shall be located within, contiguous with, or in close
proximity to, existing developed areas able to accommodate it or, where such
areas are not able to accommodate it, in other areas with adequate public
services and where it will not have significant adverse effects, either
individually or cumulatively, on coastal resources. In addition, land divisions,
other than leases for agricultural uses, outside existing developed areas shall
be permitted only where 50 percent of the usable parcels in the area have
been developed and the created parcels would be no smaller than the
average size of surrounding parcels.
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b. Where feasible, new hazardous industrial development shall be located away
from existing developed areas.

c. 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 Maintenance and enhancement of public access

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 non-automobile
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, 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.

Section 30253 Minimization of adverse impacts

New development shall do all of the following:

a. Minimize risks to life and property in areas of high geologic, flood, and fire
hazard.

b. Assure stability and structural integrity, and neither create nor contribute
significantly to erosion, geologic instability, or destruction of the site or
surrounding area or in any way require the construction of protective devices
that would substantially alter natural landforms along bluffs and cliffs.

c. Be consistent with requirements imposed by an air pollution control district or
the State Air Resources Board as to each particular development.

d. Minimize energy consumption and vehicle miles traveled.

e. Where appropriate, protect special communities and neighborhoods that,
because of their unique characteristics, are popular visitor destination points
for recreational uses.

Section 30255 Priority of coastal-dependent developments

Coastal-dependent developments shall have priority over other developments on or
near the shoreline. Except as provided elsewhere in this division, coastal-dependent
developments shall not be sited in_a wetland. When appropriate, coastal-related
developments should be accommodated within reasonable proximity to the coastal-
dependent uses they support.
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Section 30260 Location or expansion

Coastal-dependent industrial facilities shall be encouraged to locate or expand within
existing sites and shall be permitted reasonable long-term growth where consistent with
this division. However, where new or expanded coastal-dependent industrial facilities
cannot feasibly be accommodated consistent with other policies of this division, they
may nonetheless be permitted in accordance with this section and Sections 30261 and
30262 if (1) alternative locations are infeasible or more environmentally damaging; (2) to
do otherwise would adversely affect the public welfare; and (3) adverse environmental
effects are mitigated to the maximum extent feasible.

2.3 Land Use Designations

The Land Use Plan utilizes the same land use designations found in the Land Use
Element of the City's General Plan. The Land Use Plan Maps (Figures 2-1a-d)
designates the allowable land use, including the type, maximum density and intensity,
for each parcel. Figures 2-1e-gf show the land use overlays found in the coastal zone.
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Suggested Modification to Land
Use Maps Figures 2-1 A-D to
remove the “Overlay Code: A,
AH, CZ, MO, MU, P, and PB”
from the Legend on Figures 2-1
A-D, as none are actually
identified on these four figures.

Suggested Modification to Land
Use Maps Figures 2-1 E-G to
replace  “Central Business
Visitor Serving Commercial”
references in these figures to
“Visitor Serving Commercial
District (VSCD) Overlay” as
defined in this Chapter.

Suggested Modification to Land
Use Maps Figures 2-1 A-G to
remove the VSCD Overlay
designation from parcels
designated OS1, OS2 (Open
Space), and P (Public).

Suggested Modification  to
require the Land Use Maps
Figure 2-1 A-G and any other
Figure in the LUP depicting the
coastal zone boundary to be
revised to correct any
inaccuracies with respect to the
boundary line location.
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Table 2-1: Ceastal Land Use Designations in the Coastal Zone

Building Height

Allowable Uses

Land Use Maximum —
Designations Density/ (T((F)f:_ ;l(;?eoii;oe(;ﬂ
Residential
Residential Low (RL) 4.5 units per gross TOR: 25 feet Single-family detached
acre TOR: 30 feet homes, public open

7.0 units per net acre

Marblehead Coastal
Area

space, recreation, and
senior housing .

Residential Medium
Low (RML)

7.0 units per gross
acre

10.0 units per net
acre

TOR: 25 feet

Single-family detached
and attached homes,
including clustered
homes and
townhomes, Bed-and
Breakfast, Senior

housing, public open
space, and recreation.

Residential Medium
(RM)

15.0 units per gross
acre

24.0 units per net
acre

TOR: 25 feet

Single-family detached
and attached

homes, ieluding-clust
ered homes and
townhomes, Bed and
Breakfast facilities,
multifamily
apartments, and
Senior housing,
boarding houses,
public open space, and
recreation,.

Residential High (RH)

24.0 units per gross
acre

36.0 units per net
acre

TOR: 45 feet

Coronado Lane
properties in Pier Bowl
area: 30 ft. TOR

Single-family attached
homes, inecluding-town
homes, and
condominiums, anrd-mu
[tifamily

apartments, and Bed
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and Breakfast facilities,
Senior housing, and
boarding houses public
open space, and

recreation.
Land Use Maximum Building Height
Designations Density/ (TOR = Top of roof) Allowable Uses
ZENSItyl (PL = Plate Line)
Commercial
Neighborhood NC 1.1: 0.35 Floor NC1.1: 1 story; Fep-of | Local-serving retail
Commercial (NC) Area Ratio (FAR) Roof{(TOR): 15 ft. commercial, vistitervisit

NC 1.2: 0.35 FAR

NC 1.3: 0.35 FAR
NC 2: 0.50 FAR

NC 3: 0.75 FAR

NC1.2: 2 stories; TOR:
33ft.; Plate
Line {(PL):26ft.

NC1.3: 3 stories; TOR:
45 ft.; PL: 37 ft.

NC2*: 2 stories; TOR:
33 ft.; PL: 26 ft.

NC3*: 3 stories; TOR:
45 ft.; PL: 37 ft.

* Conditional Use
Permit required for
height to exceed the
level of Interstate-5

or serving uses,
personal service,
professional office,
lodging, cultural
facilities, churches,
and eating and
drinking uses, vehicle
related repair, sales
and service, Senior
housing;

Community
Commercial (CC)

CC 1: 0.50 FAR

CC2: 0.5FAR

If Hospital use, 2.0
FAR

CC3: .70 FAR

CC 1: 2 stories; TOR:
33 ft.; PL: 26 ft.

CC 2: 3 stories; TOR:
45 ft.; PL: 37 ft.

If hospital use: 4 stories
TOR: 54 ft.; PL: 45 ft.

CC3: TOR: 45 ft.; PL:

More intense
development of local-
serving retail
commercial; visitor-
serving commercial;
personal service;
professional office;
hospital, medical
offices, churches
congregate

care, assisted
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37 ft.

living and related uses;
lodging; cultural uses
and eating and
drinking uses, vehicle
related repair, sales,
service, Senior
housing

Land Use
Designations

Maximum
Density/

Building Height
(TOR =Top of roof)
(PL = Plate Line)

Allowable Uses

Regional Commercial | .35 FAR of project lot | 3 stories Fop-of Regional-serving retalil
(RC) Roof {TOR}): 45 ft. RPlate | commercial; visitor-
area Line {PL): 37 ft. serving commercial;
entertainment; dining;
Exceptions granted for | t15ncial and
a theater and/or clock professional offices;
tower (62 ft. for highest lodging, Senior
architectural housing
projection; Plate-Line
{PL): 55 ft.).
Coastal and 1.00-1.50 FAR Per existing building Coastal-oriented retail
Recreation Serving height at street and visitor-serving
(CRC) elevation commercial,
recreation, dining, and
lodging
Light Industrial (LI) LI: 0.50 FAR 2 stories or 3 stories A mixture of business

with office TOR;45 ft-.

West Pico Corridor Area
3 stories; TOR: 35

park, research and
development,
professional offices,
light industrial uses
such as light assembly
and manufacturing,
construction trades
and contractors,
equipment rental, auto
and truck related uses,
recreation vehicle
storage, contractors’
storage yards, retail. ,
restaurants, general
and professional
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offices, service uses,
and commercial uses
are allowed.

Heavy Industrial (HI)

0.75 FAR

2 stories; TOR 35 ft.

WPC Area: 2 stories: 35
ft. except concrete
batch plant structures
70 ft. with permit.

Research and
development, Industrial
uses including vehicle
storage, light industrial,
manufacturing,
assembly
warehousing,
wholesaling,
construction trades
and contractors’
storage, auto and truck
related uses, towing,
salvage yards, major
automotive repair,
recycling, refinery
operations, chemical
manufacturing, concret
e batch plants, sand-
and-gravel yards,.

Mixed Use

Land Use
Designations

Maximum
Density/

Building Height
(TOR =Top of roof)
(PL = Plate Line)

Allowable Uses

MU 1

24.0 units per gross
acre

36.0 units per net
acre

Commercial
projects:1.00 Floor
Area Ratio (FAR)

Mixed use projects:
2.00 FAR

Commercial projects
and mixed use projects
on lots 12,000 s.f. or
smaller:

2 stories; Fop-of Roof
{TOR): 33ft;

Plate line(PL): 26 ft.

(Exception with
Conditional Use Permit:
3 stories, TOR: 45 ft.,
PL: 37 ft.)

Mixed use projects on

Visitor-serving
commercial uses with
residential units on

upper floors.
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lots 12,000 square feet
or larger:

3 stories; Top-of-roof
(TOR): 45 ft.; Plate line
(PL): 37 ft.

Land Use
Designations

Maximum
Density/

Building Height
(TOR =Top of roof)
(PL = Plate Line)

Allowable Uses

MU 2

24.0 units per gross
acre

36.0 units per net
acre

Commercial projects:

0.50 FAR

Mixed Use: 1.5 FAR

Commercial projects:

2 stories; TOR: 33 ft.;
PL: 26 ft.

Mixed use projects: 3
stories; TOR: 45 ft.; PL:
37 ft.

Visitor-serving
commercial uses with
residential units
(including Senior
housing) on upper
floors.

MU 3.0

24.0 units per gross
acre

36.0 units per net
acre

Commercial projects:

1.0 FAR

Mixed use projects:

2 stories*;TOR: 33 ft.*;
PL: 26 ft.

*City Council exception
possible to allow third
story with TOR: 35 ft. on
sites with sloping
topography.

Coastal Commission

Exhibit 2
Page 31 of 267




2.00 FAR

Visitor-serving
commercial uses with
residential units
(including Senior
housing) on upper
floors.

MU 3.1

Stand-alone
residential use or
residential maximum
for mixed use
projects:

24.0 units per gross
acre

36.0 units per net
acre

Commercial
projects:1.00

FAR Mixed use
projects: 2.00 FAR

Residential and
Commercial projects:

2-storiesTFop of
Roof {TOR): 33ft;

Plate Line{PL): 26ft

Mixed use projects on
lots 12,000 sf or
smaller:

2 stories; TOR: 33 ft.;
PL: 26 ft.

(Exception with
Conditional Use Permit;
3 stories, TOR: 45 ft.,

A vertical or horizontal
mix of Neighborhood
Commercial (NC),
Community
Commercial (CC), and
multifamily housing.
Stand-alone residential
uses, lodging, dining
facilities, and, senior
housing are-allewed.
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PL: 37 ft.)

For mixed use projects
on lots greater than
12,000 sf:

3 stories, TOR: 45 ft.

PL: 37 ft.

MU 3.2 10 units per gross Two story limit facing S. | A vertical or horizontal

acre El Camino Real. Facing | mix of
_ the rear and alley, there | Neighborhood eComm

24.0 units per net is no limit on stories. ercial (NC) including
acre Instead, height limits ground floor visitor-
Commercial projects: apply so buildings serving uses,
1.00 FAR appear to be three multifamily, and-

stories and transition to | Senior housing.
Mixed use projects: two stories abutting the

alley. The most
1.50 FAR restrictive height limit

below applies:

Height ceiling;*

Fop-ofReef(TOR}: 33

ft. Plate-Line(PL): 28 ft.

*Exception with

Conditional Use Permit;

TOR: 35 ft. PL: 30 ft.

Average height limit;

TOR: 45 ft., PL: 37 ft.

Alley transition height

limit: TOR: 28 ft. within

the first 13 feet of the

alley.

MU3.3 Stand-alone 2 stories?; Appliesto-Downtown
residential use or Core—A-vertical-of
residential maximum thp of Roof (TOR): 33 | porizontal-mixof
for mixed use ft.”; Neighborhood
projects: Plate Line (PL): 26 ft. Qemme#eal—éNG)—and
24.0 uni

-0 units per gross *City Council exception | Gemmercia{CC)
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acre
36.0 units per net
acre

Commercial projects:
1.0 FAR

Mixed use projects:
2.0 FAR

possible to allow third
story with Top-of-roof
(TOR): 35 ft. on sites
with sloping topography.

Visitor-serving
commercial uses with
residential units
(including Senior
housing) on upper
floors.

MU 4 24.0 units per gross | TOR: 30 feet A-vertical-or-horizontal
acre mix-of commercialand
dential ,
36.0 units per net including-ground-floor
acre visitor-serving-uses-

. . Attached-and
Commercial or mixed i o
use projects: |||ult|l'annly ROLSIRGHS

permitted-en-the
1.00-2.00 FAR second-floer-or-higher
o | .
Visitor-serving
commercial uses with
residential units
(including Senior
housing) on upper
floors.
Land Use Maximum Building Height
Bensiiyi {PL =Plate Line)
dential ,
Residential-projects: : ViSHOF-Seringdses:
(PLy264 Attached-and
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Public

Public (P)

Floor Area Ratio
(FAR)/density not
specified

Governmental
administrative and
related facilities,
utilities, schools, publie
and-private parking
and undeveloped
parks

Open Space

Open Space (0S2)
(Private)

N/A

To be determined on an
individual basis.

Privately owned
parklands,
beaches-parcels,
recreational facilities,
passive open space
areas; habitat
protection areas and
golf courses.

Open Space (OS 1)
(Public)

N/A

To be determined on an
individual basis.

Publicly

owned existing-and
dedicated-parklands,
passive open space
areas, beaches, active
recreational
facilities, public-and
private parking and
golf courses, Publie
ewned habitat
protection areas

Overlays
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Architectural Design (-
A)

As specified in
underlying land use
designation.

As specified in the
underlying land use
zone.

Uses permitted by the
underlying land use
category; Spanish
style architecture
requirements

Visitor-Serving
Commercial District (-
VSCD)

As specified in
underlying land use
designation

Uses permitted by the
wnderlying-land-use
category-{mixed-use
Prioritize those uses
that promote the
developmentand
retention-of and retain
visitor serving land
uses, including but
not limited to
commercial, lodging,
and restaurants.

Affordable Housing (-
AH)

As specified in
underlying land use
designation.

As specified in the
underlying land use
zone.

Affordable Housing.
Residential projects
that provide 51% or
more affordable units
can have these units
on the ground floor.

Emergency  Shelter

(-ES)

As specified in
underlying land use
designation.

Two stories; Top-of-
roof (TOR): 25 feet

Allows emergency
shelters to meet State
goals and policies for
homeless service
needs, pursuantto
Implementation-Plan

Land Use
Designations

Maximum Density/

Building Height

Allowable Uses
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Planned Residential
District (-PRD)

As specified in
underlying land use
designation.

No Change

Provides flexible
residential
development
regulations to foster
creative design,
environmental
sensitivity, variety,
innovation, and
amenities.

Mixed Use Overlay (-
MU)

24.0 units per gross
acre

36.0 units per net
acre

Commercial
projects:1.00 Floor
Area Ratio (FAR)

Mixed use projects:
2.00 FAR

Commercial projects:
2 stories;
TOR: 33ft; PL: 26ft

For mixed use
projects with lots
greater than 12,000
sf:

3 stories

TOR: 45 ft.

PL: 37 ft.

Mixed use projects
2 stories;
TOR: 33 ft.; PL: 26 ft.

(Exception with
Conditional Use
Permit: 3 stories,
TOR: 45 ft., PL: 37 ft.)

A vertical or horizontal
mix of Neighborhood
Serving Commercial
(NC), Community
Serving Commercial
(CC), and multifamily
housing. The Overlay
provides an option for
such uses, while
allowing existing
industrial uses and
development
structures to remain
conforming.

Professional Business
(-PB)

0.75 FAR No change

to underlying use
(Community

Commercial); adds
option if a Master

Plan is approved.

Provides additional
office capacity and
institutional uses
(e.g., small university,
college or trade
school) with Master
Plan. Ancillary retail
and service uses
allowed. Community
Commercial uses are
still permitted as
underlying land use.

Residential Land Use

San Clemente is home to diverse residential neighborhoods, from the planned
communities of Marblehead to the older neighborhoods and subdivisions generally
located along the east side of Interstate 5 and the areas west to the Pacific Ocean.

Neighborhoods offer a variety of single family and multifamily housing opportunities in a
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number of settings (e.g., along golf courses, overlooking the Pacific Ocean, in master
planned communities with amenities like swimming pools and tennis courts, or in mixed
use developments). Public open space and recreation may be permitted. Senior
housing may also be permitted.

Commercial Land Use

San Clemente offers a full spectrum of retail, service, professional, office, medical,
tourist-related, and entertainment uses at a range of intensities to meet the daily needs
of the City’'sedr residents and employees and attract visitors to eur key destination
areas. In addition to providing jobs, amenities and services, commercial uses generate
tax revenues that are essential for maintaining theedr community’s quality of life. Visitor-
serving commercial uses are permitted and encouraged in commercial and mixed-use
lots designated pedestrian areas_as identified by the Visitor Serving Commercial District
(-VSCD) Overlay. Senior affordable housing may also be permitted_in the commercial
land use designation.

Neighborhood Commercial (NC) Zones. Neighborhood Commercial Zones are
intended to be less intense than community or regionally oriented commercial zones in
San Clemente. There are four neighborhood commercial zones: NC1.1, NC1.2, NC1.3,
NC2 and NC3. The General Plan restricts the intensity of the Neighborhood Commercial
Zones primarily through the floor area ratio limit for the zones

Community Commercial (CC) Zones. Community Commercial Zones are more
intense than Neighborhood Commercial Zones. The General Plan allows for this
additional intensity by allowing higher floor area ratio limits in the Community
Commercial Zones. There are three Community Commercial Zones: CC 1, CC 2 and
CC 3.

Regional Commercial (RC) Zones. Regional Commercial Zones are designed to allow
region-oriented uses. The sites in San Clemente receiving this designation are large,
and can accommodate an intensity of development required for a region-oriented use.
There is one Regional Commercial Zone requlated by the Zoning Ordinance (RC). The
General Plan primarily distinguishes this site by the uses allowed.

Coastal and Recreation Serving (CRC). City will encourage visitor serving uses to be
located on the ground floor of a structure, thereby facilitating pedestrian activity along
sidewalks and throughout the area.

Mixed-Use Land Use

Mixed-use zoning, as it is applied in San Clemente, refers to the vertical or horizontal
mixing of commercial and residential uses. The Land Use Plan provides for the
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development of single or combined parcels for mixed commercial and residential
development. Vertically mixed structures typically incorporate retail, office, and/or
parking on the lower floors and residential units above. Areas that allow a horizontal mix
also allow stand-alone uses and provide greater flexibility as to where specific uses are
located on a site. While the Land Use Plan does not mandate the development of
mixed-use projects, it does permit these in key commercial areas.

Areas designated as mixed-use are concentrated in the Focus Areas described below.
Mixed-use zones create enhanced vitality and pedestrian activity in areas where
residents have convenient access to retail, services, jobs and other amenities. They can
also help reduce vehicle trips and associated air pollution, provide “built-in” customers
for businesses, and encourage development of convenient and affordable housing
opportunities, while providing visitor-serving uses to encourage tourism. Senior housing
may also be permitted.

Industrial Land Use

A wide range of employment-generating land uses are provided within these areas,
including manufacturing, research and development, offices, and in designated areas,
automobile, truck, boat, RV and motorcycle sales and services. The allowable mix and
intensity of uses within these areas provide significant job opportunities for residents
and allows development to respond to changing market conditions and commercial
space needs. The industrial areas also allow a range of compatible or complementary,
non-industrial uses that benefit from the location and type of facilities, such as
restaurants, religious facilities, specialized schools, emergency shelters, and other
public assembly uses.

Light Industrial (L1). Uses shall be industrial uses which are quiet, non-polluting
operations wholly contained within a structure or screened from view. Typical uses
include manufacture and assembly of apparel and garments; cabinets; canvas products;
ceramics; cosmetics; cutlery; dental equipment; drugs and pharmaceuticals; electrical
appliances, equipment, and supplies; food processing and production; furniture; glass
products; hardware; medical equipment; musical instruments; optical goods; plastic
products; precision instruments; scientific instruments; steel and sheet-metal products;

and toys.

Heavy Industrial (HI). Shall be industrial uses which involve the processing,
manufacturing, and use of natural resources, raw materials, primary metals, chemicals,
petroleum, and petroleum by-products. Typical uses include concrete processing batch
plants, sand-and-gravel yards, major automotive repair and recycling, refinery
operations, chemical manufacturing and storage, fabrication, storage, warehousing, and
manufacturing.
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Open Space Land Use

Lands are designated for parks, beaches, natural open space, active recreational areas
and trails to provide a variety of recreational opportunities and maintain the scenic
beauty of the community. Land Use Plan policy includes the continuation and
maintenance of existing parks, beaches, and trails; preservation of open space which is
publicly owned, encumbered by easements, or maintained by homeowners
associations; dedication of new parklands and open space through the development
review process; preservation of coastal canyons and significant environmental habitats,
and the construction of new pedestrian and bike trails in the City.

Public Land Use

Public uses include governmental offices, hospitals, social services, recreational and
cultural facilities, parking lots, schools and libraries. To effectively serve the public, such
uses are located throughout the City.

Architectural Overlay

The purpose of the "-A" Overlay designation is to signify a visually distinct district in San
Clemente, containing structures characterized by two significant design orientations: 1)
the City's traditional architectural style, Spanish Colonial Revival, and 2) small-scale
businesses with walkable streets to preserve the traditional downtown atmosphere and
pedestrian orientation.

Visitor Serving Commercial District Overlay

The Visitor Serving Commercial District (-VSCD) Overlay designation is to signify core
commercial and mixed-use districts in which the City
will ercourage require pedestrian/visitor serving uses to be located in pedestrian spaces
(on the street level of the project along the sidewalk/street), thereby facilitating visitor-
serving uses and pedestrian activity along sidewalks and throughout the area. Only two
lots in the Coastal Zone are currently designed Coastal and Recreation Serving (CRC).
Therefore, in order to protect existing coastal visitor-serving commercial, recreational,
dining, and lodging uses and provide new areas for such uses, the City created the
VSCD Overlay. This Overlay sets aside certain commercial areas to ensure adequate
sites to accommodate the provision of additional new visitor-serving commercial and
lodging development in the Coastal Zone. This goal is to be achieved by reviewing all
uses requiring discretionary review for their appropriateness in pedestrian spaces. The
City recognizes that the market for pedestrian/visitor serving uses in the overlay

fluctuates and, as such, provides this discretionary review process for the approval of
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non-pedestrian/visitor serving uses in pedestrian spaces. This overlay is located
exclusively within the Coastal Zone.

Affordable Housing Overlay

The purpose of this seetion Overlay is to provide for the development of affordable
rental and for sale housing in commercial and mixed use zones. The intent is to
facilitate the development of affordable housing, enable the City to meet its housing
goals, and ensure that affordable developments will be compatible with surrounding
land by establishing an overlay district and standards. Properties that have overnight
accommodation uses are not subject to the Affordable Housing Overlay.

Mixed Use Overlay

A Mixed Use Overlay is intended for select industrial parcels in the Light Industrial (LI)

designated area of North bBeach. te-allow-existing-industrial-uses-and-give-the property
owner-the—ability-to-develop-—a-mixed-useprojectin-thefuture: The Overlay allows for

mixed use development in LI designated parcels. The intent of the overlay is to provide
an incentive to the property owners to develop projects that are compatible with the
commercial and mixed uses in the area and contribute to the pedestrian/visitor serving
activity in the area.

2.4 Visitor Serving Land Use and Development

Coastal Act policies (PRC 30212.5, 30213, 30220-30223 and 30250—(c)) require
provisions for public and low--cost recreation and visitor serving facilities by requiring
that suitable land be designated for these uses and that these usesthey be given
priority. The LUP contains policies and land uses designed to maintain and expand the
mixture of both public and private recreational and visitor-serving facilities in the City.

The visitor—serving/pedestrian-oriented—ecommercial—overday—is  Visitor Serving

Commercial District (-VSCD) Overlay covers the City's most diverse commercial
districts, offering retail shops, commercial services, restaurants, lodging, offices and
dwellings, to—ereate—a which are true mixed-use districts. The mixed use districts are
located in the downtown core, Pier Bowl, and North Beach which are all in the heart of
the CitySpanish-\illage-by-the-Sea. As a successful retail, restaurant and entertainment
Coastal Commission
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centers, these areas attract locals and visitors with activities throughout the day and
evening with festive street fairs and festivals throughout the year. These areas exhibits
a balance between economic and cultural Vvitality and village character
through #s-their Spanish Colonial Revival architecture, pedestrian-orientation and ocean
views that provide a unique sense of place that makes San Clemente so unique and
special. These retail cores are well connected to residential neighborhoods within and
adjacent to the area, and they serves as the primary community gathering places.

The purpose of the Visitor Serving Commercial District (VSCD) Overlay designation is
to signify core commercial and mixed-use districts in which the City
will ercodrage require visitor serving/pedestrian uses to be located in pedestrian spaces
(on the ground floor), thereby facilitating pedestrian activity along sidewalks and
throughout the area.

The designation provides land to meet the demand for goods and services required
primarily by the visitor population, as well as local residents who visit and recreate at the
coast. Allowable uses include hotels, motels, restaurants, music venues, entertainment
attractions, retail, and specialty/artisan retail commercial uses. Mixed use development
with office or residential above the ground level is also permitted. Existing uses may
remain_and any future redevelopment shall be consistent with the VSCD overlay
reguirements.

San Clemente offers many opportunities to use and enjoy the coast, including the many
public beaches, the historic Municipal Pier, the Ole Hanson Beach Club, ocean front
parks, the California Coastal Trail, which includes the City’s Beach Trail, and runs the
majority length of the City, the Amtrak and Metrolink train facility, and numerous public
access trails that link the community with the Pacific Ocean.

As of 2017, San Clemente has eurrentlyprovides 278 hotel rooms, sfmotel rooms and
family suites (overnight accommodations). In addition to hotels and motels, the City’s
Coastal Zone offers timeshare units for owners and the general public and other short-
term vacation rentals in the form of both Short-Term Apartment Rentals (STARs) and
Short-Term Lodging Units (STLUs) and 160 camp sites in the Coastal Zone. Therefore
there is an existing broad range of existing overnight accommodations available to ;
which-ean serve coastal visitors_as shown in Table 2-2. Coastal visitor-serving facilities
are concentrated in the North Beach, El Camino Real, Del Mar/T-Zone, and Pier Bowl
areas.

There are nine coastal visitor-serving_overnight accommodation facilities (hotels,
motels, and inns) listed in Table 2-2. The City also has 160 camping sites, of which 72
are for recreational vehicles, at San Clemente State Beach.
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Table 2-2: Hotels, Motels and Inns within the Coastal Zone

Business Name Number of Affordability
& Address Rooms/Suites/Spaces
- Low, Moderate or
Address High Cost
Always Inn: Bed and Breakfast 177 Avenida Cabrillo High
177 Avenida Cabrillo
Beachcomber 533 Avenida Victoria High
533 Avenida Victoria
Best Western Casa Blanca Inn 1601 N-ElCaminoReal Moderate
1601 N. El Camino Real
Casa Tropicana 610 Avenida Victoria High
610 Avenida Victoria
Rodeway Inn 1301 N. El Camino Real Moderate
1301 N. El Camino Real
San Clemente Cove 104-S-Alameda Moderate
104 S. Alameda
San Clemente Inn 2600-Ave—Del Presidente Moderate
2600 Ave. Del Presidente
Sea Horse Inn 602 Victeria High
602 Avenida Victoria
Villa Del Mar Inn 612 Avenida-Victoria High
612 Avenida Victoria
San Clemente 160 campsites (including
State Beach Campground 72 RV sites)

Source: AAA and business’ websites based on 2017 data

Suggested Modification to add a column to Table 2-2
with the number of rooms/suites/spaces in each of
the overnight accommodations listed.
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2.5 Focus Areas; and Marblehead Coastal Plan Area

San Clemente is known as the “Spanish Village by the Sea” and is comprised of various
neighborhoods and communities that vary in terms of their uses, types of development
and architectural character. Focus Areas, considered to have the most_development
potential for—change; have been identified by the community. Four Focus Areas are

located in the Coastal Zone and-enekhown-as-the“Surf-Zone™islocatedjust-outside
theCoastal- Zene-boundary. These areas are identified below and their locations are

depicted on Figure 2-2, Focus Area Locations Map. Focus Area policies provide specific
direction for certain communities to preserve their community character, in addition to all

other applicable policies of the LCP.

The Los Molinos Focus Area is a unique industrial district in the community. It
celebrates its history as the industrial center for the surfing industry, a place known for
its local artisans and craftsmean, and as an area where business incubation is
encouraged. At the same time, the area continues to allow successful small businesses
to maintain and expand their operations. Los Molinos is primarily an industrial and
commercial neighborhood located north of the western end of North EI Camino Real.

It is envisioned as a thriving, creative business incubator district that builds upon its
industrial and surf heritage. Vehicle and marine sales and services are also
accommodated in this area. The largely commercial area east of Calle Industrias and
adjacent to Interstate 5 is envisioned as an institution-anchored employment center
offering learning, employment and housing opportunities.
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Suggested  Modification  to
revise Figure 2-2 to add the
Marblehead Focus Area and
remove the two S. EI Camino
Real areas as these were not
identified as Focus Areas in the
LUP text.
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The North Beach/North EI Camino Real Focus Area is a unique, community- and
coastal visitor-oriented entertainment hub and recreation area. It is an important City
gateway along the historic El Camino Real/Pacific Coast Highway from beach cities to
the north. The area’s on-going revitalization is based on the community’s desire to
preserve and enhance its key assets. The Area’s assets include: views of the ocean,
convenient beach access, a rich inventory of historic buildings, access to passive and
active recreational amenities and numerous visitor-serving shops and services.

With access to the Metrolink rail station, the Beach Trail, numerous bikeways and
pedestrian paths, and the historic EI Camino Real corridor that connects many of the
City’s activity areas, the NB/NECR area is a key multimodal transportation hub. There is
a balance between automobile, bicycle and pedestrian mobility, and the area is well
connected to adjacent neighborhoods.

The Del Mar/T-Zone is the City’s historic core and the heart of the Downtown area. It is
the City’s most diverse, pedestrian-oriented visitor-serving commercial district, offering
retail shops, commercial services, eating and drinking establishments, offices and
dwellings — a true mixed-use district. It is, as stated in the General Plan Guiding
Principles, “the heart of the Spanish Vilage by the Sea—it is everybody’s
neighborhood.” As a successful retail, restaurant and entertainment center, it attracts
locals and visitors with activities throughout the day and evening and with festive street
fairs and festivals throughout the year. The Area exhibits a balance between economic
and cultural vitality and village character through its Spanish Colonial Revival
architecture, pedestrian-orientation and ocean views that provide a unique sense of
place. The retail core is well connected to residential neighborhoods within and adjacent
to the area, and it serves as one of the primary community gathering places.

The vision for the T-Zone is to maintain its overall character, scale and massing of
buildings, and protect visitor-serving uses while creating opportunities for
improvements, enhancements and refinements to the physical environment.

The Pier Bowl Focus Area is a high activity, pedestrian-oriented, coastal activity center
serving residents and visitors. It capitalizes on its exceptional ocean views, ocean-side
location, and abutting historic Municipal Pier. The former home of the City’s founder,
Ole Hanson (now the Casa Romantica Cultural Center and Gardens) is located here,
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plus many other historic resources. The Pier Bowl is another key destination area of the
City with a rich heritage.

The Pier Bowl Focus Area is defined by its exceptional beach experience, rich history,
nearby amenities and its own Amtrak/Metrolink station. It is an ocean-side recreation
area with a mix of housing types, lodging, beachvisitor- and community-serving retail
uses, small-scale supporting services, and strong connections to other the Del Mar/T-
Zone and North Beach areas. One of the City’s most recognizable landmarks—the San
Clemente Municipal Pier—is a destination in its own right, offering dining, sightseeing,
fishing and other recreation opportunities.

The Marblehead Coastal Plan Area is located in the northern portion of the City, just
seaward of the I-5 Freeway. Marblehead Coastal includes residential and commercial
development, public parks, trails and open space and associated infrastructure
including roads and utilities on a 201.38-acre site that is primarily located within the
Coastal Zone. The Marblehead Coastal Plan Area had previously been treated as an
Area of Deferred Certification under the certrfred LUP. GFhe—pemen—ef—the—de\,celepment
. ) The Coastal
Commission prevrously approved the overall development plan in 2003, as Coastal
Development Permit No. 5-03-103 with multiple subsequent amendments. Any future
amendments will also be processed by the Coastal Commission. Policies for the
Marblehead Coastal Development Plan Area carry forward the requirements of the
Coastal Development Permit No. 5-03-013 conditions of approval, as amended. This
area/segment of the Cltv can_now be included in the LUP update/LCP Ilihe—Gr%y
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2.6-Land Use and New Development Policies

LU-1 General. Accommodate the development of a variety of housing types,
styles, tenure and densities that are accessible to and meet preferences for different
neighborhood types (e.g., mixed use pedestrian environments and traditional
suburban neighborhoods), physical abilities and income levels.

LU-2 Access to Amenities. Require residential developments to be designed to
promote safe and convenient access to nearby commercial centers, community
facilities, parks, open space, transit facilities, bikeways, trails and other amenities, as
applicable.

LU-3 Maintenance of Neighborhood Character. Maintain elements of residential
streets that unify and enhance the character of neighborhoods, including parkways,
street trees, and compatible setbacks.

LU-4 Historically-Significant Neighborhood Character. Encourage the
preservation of historically significant residential and commercial structures-and-for

any—defined—historic—district.  Protect eCharacter-defining features te
the of historic structures and landscapes. reseurces-should-be-protected-

LU-5 Single-Family Residential Uses. Require that single-family houses and sites be
designed to convey a high level of architectural and landscape quality and
consideration of the following:

a. Varied and distinct building elevations, facades, and masses (avoiding
undifferentiated "box-like" structures);

b. Building scale and massing that is compatible with existing development;

Use of landscaping to complement the architectural designs of structures;

d. Reduced area and width of paving in front yards for driveway and garage access;
and

e. Location and design of garages so that they do not dominate the appearance of
the dwelling from the street.

o
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LU-6 Multi-Family Residential Uses. Require that multi-family residential projects
be designed to convey a high level of quality and distinctive neighborhood character.
New multi-family housing development projects shall:

a. Use building materials, colors, and forms which complement the neighborhood,
while allowing flexibility for distinctive, high-quality design solutions;

b. Design all building elevations to convey the visual character of individual units

rather than a single, continuous building mass and volume;

Visually hide or buffer subterranean parking garages;

Use a well-defined roofline;

e. Include separate, well-defined entries to convey the visual character of individual
identity of each residential unit. Entries may be developed onto exterior facades,
interior courtyards, and/or common areas;

f. Locate and design parking areas and garages to be architecturally integrated

with and complementary to the main structure;

Use generous site landscaping, consistent with City Landscape Standards;

Include setbacks, consistent with the surrounding neighborhood, along the street

frontage containing landscaping. Building entries shall be connected to public

sidewalks to encourage safe and convenient pedestrian access; and

i. Minimize the total area of driveway paving in relation to landscaping. At least fifty
(50) percent of the street yard shall be landscaped; and

j. Provide on-site open space amenities that are accessible and of sufficient size to
be usable by tenants, in common areas and/or with individual units pursuant to
the Zoning Code.

o o

= Q@

LU-7 Residential Infill. Require that new residential development protect and
enhance community character by providing architecture, landscaping and urban
design in_keeping with the character of the surrounding development, and by
respecting the architectural character and scale of adjacent buildings. Require that
new residential development_and redevelopment be compatible with adjacent
structures and land uses and we require:

a. Mitigation of noise, traffic (automobile and truck), and lighting impacts of abutting
commercial uses, where applicable;

b. Use of complementary building materials, colors, and forms, while allowing
flexibility for distinguished design solutions.
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EY-10 LU-8 Air Quality. Require new development to utilize—appropriate be
consistent with SCAQMD air quality_control rules and regulations. mitigation-measures:

EY-11 LU-9 Site Planning and New Building Design. Require energy-
efficient subdivision, site planning and building design in compliance with local and
state code requirements, as applicable. Measures to be considered include building
orientation and shading, landscaping, maximum use of natural daylight, reflectance
of building, natural ventilation, active and passive solar heating and hot water
system, etc. In establishing these energy related design requirements, balance
energy-efficient design with good planning principles.

EU-12 LU-10 Retrofit of Commercial and Residential Buildings. Encourage
and provide incentives for voluntary retrofitting of commercial and residential
buildings to reduce energy use.

EU-13 LU-11 Green Building. Encourage application of green building
practices and pursuit of LEED certification where feasible.

EY-14 LU-12 Minimization of Light Pollution. Require new development
projects and major remodel projects to eliminate or minimize light pollution and
trespass while enhancing safety and aesthetics. Buildings shall be designed to use
minimal exterior lighting (limited to pedestrian safety needs) and to minimize direct
upward light, spill light, glare and artificial night sky glow.

EU-15 LU-13 Legal _Non-conformaneeing _Structures. Require new
development to meet all current development standards. Structures lawfully built
pursuant to a Coastal Commission-issued Coastal Development Permit or prior to
the effective date of the Coastal Act (January 1, 1977) that do not conform to the
LCP shall be considered legal non-conforming structures. Such structures may be
maintained; and repaired as long as the improvementsmaintenance and repairs do
not increase the size or degree of non-conformity. Additions and improvements to
such structures that are not considered a major remodel, as defined in Chapter 7 of
this LUP, or development authorized under a Categorical Exclusion Order, may be
permitted provided that such additions or improvements comply with the current

policies and standards of the LCP. Fer—development-within—potentially-hazardous
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LU-16 LU-14 Legal Nonconforming Uses. In _addition to the criteria of LU-13,
a A-nonconforming use shall be terminated when a use occupies a structure that is
damaged by an accident and the cost to replace or repair the accident damage is 50
percent or greater than the structure’s replacement cost, immediately before the
damage occurred. The structure shall be occupied by a use that complies with zoning
requirements.

Y17 LU-15 Affordable Housing Density Bonuses. Implement the provisions
of Government Code Section 65915 regarding the provision of density bonuses and
other regulatory incentives for affordable and senior affordable housing projects.
When an applicant seeks a density bonus for a housing development within, or for
the donation of land for housing within, the City, the City shall provide the applicant
with incentives or concessions for the production of housing units, provided that the
incentive or concession would not adversely impact coastal access, public
recreation, community character, any other sensitive coastal resource, or any other
resource governed by Chapter 3 of the Coastal Act.
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EU-18 LU-16 Development Quality. Require that new development protect
community character by providing architecture, landscaping and urban design in
keeping with the character of the surrounding development, and by respecting the
architectural character and scale of adjacent buildings. Infill development and
redevelopment shall be reviewed for compatibility with the character of the
surrounding neighborhood as part of the coastal development permit application
review process.

EY-20 LU-17 Identification of Commercial Areas. Require distinctive entry

and informational signage, street trees, street furniture, pedestrian-scaled lighting,
and other improvements to uniquely identify individual commercial districts,
including: the Downtown Core, North Beach, South El Camino Real, Pico Plaza, Los
Molinos, Camino de los Mares, Avenida Pico, Marblehead Coastal, and Shorecliffs.
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EY-21 LU-18 Neighborhood Compatibility. Require that commercial projects
abutting residential neighborhoods be designed and operated to protect residents
from the effects of noise, light, odors, vibration traffic, parking and other operational
impacts.

BY-22 LU-19 Environmental Compatibility and Quality. Require commercial
districts and uses to be compatible with their environmental setting, promote City
environmental goals and be designed and operated to avoid or mitigate
environmental impacts.

EY-23- LU-20 Visitor-Serving Commercial Uses in the Visitor Serving
Commercial District (VSCD) Overlay. Protect existing and eEncourage new visitor-
serving commercial uses over other types of new commercial development in —
VSCD Overlay designated commercial and mixed-used lots. Development designed
to enhance public opportunities for coastal recreation shall have priority over general
commercial development on private lands suitable for visitor-serving commercial
recreational facilities. These uses enhance public opportunities for coastal recreation
and sheuld shall have priority over general commercial development in the VSCD
Overlay. The Overlay protects the visitor-serving uses and prevents the conversion
of existing visitor-serving development to other uses.

EY-26- LU-21 Ground Floor Retail. In pedestrian-oriented

environments, including but not limited to the VSCD, require retail uses to be located
on the ground floor (unless the development is part of an affordable housing
project) to provide convenience and good visibility for shoppers. Whenever possible,
require off-street parking to be screened and located on the side or at the rear of
buildings.
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BY-27 LU-22 Upper Floors. Where buildings over two stories are allowed,
require building facades above the second floor to be set back from lower, street-
facing facades to minimize the visual impact of the building height and bulk as seen
from the street front.

EU-28 LU-23 Stand-Alone Residential Uses. In Mixed Use areas (MU 3.1 and
MU 3.3) outside the VSCD Overlay, stand alone residential uses are permitted. In
these areas, require stand alone dwellings to be compatible with adjacent
commercial and mixed uses and with adjacent neighborhoods. Such developments
shall:

a. buffer the residential use from abutting commercial uses;

b. adequately mitigate the noise, traffic, parking (automobile and truck), and lighting
impacts of abutting commercial use;

c. locate and design dwellings to provide adequate security and privacy for
residents; and

d. minimize, to the extent practical, adverse impacts on the integrity and continuity
of nearby commercial uses by considering the long term needs of commercial
and residential uses, such as commercial loading, solid waste and recycling
storage, private open space, landscape buffers, noise and odors.

EU-29- LU-24 Visitor-Serving Commercial Uses m—Mixed—Use
Development. Encourage_Require visitor-serving commercial uses on the ground
floor of proposals for mixed use development in VSCD overlay areas. Development
designed to enhance public opportunities for coastal recreation sheuld shall have
priority over private residential development and general commercial development
on private lands suitable for visitor-serving commercial recreational facilities.

EY-30 LU-25 Coastal-DependedDependent Industrial Development.

The Llocation or expansion of Ccoastal-dependent industrial facilities (outfalls,
fisheries, desalinization plants or similar coastal dependent industrial facilities) shall
be encouraged to locate or expand within existing sites and shall be permitted with
reasonable long-term growth where consistent with LCP _policies. this
decument—However, where new or expanded coastal-dependent industrial facilities
Coastal Commission

Exhibit 2

Page 54 of 267




cannot feasibly be accommodated consistent with other policies of this LCPdivision,
they may nonetheless be permitted if (1) alternative locations are infeasible or more
environmentally damaging; (2) to do otherwise would adversely affect the public
welfare; and (3) adverse environmental effects are mitigated to the maximum extent
feasible.

EU-31 LU-26 Existing Industrial _Property Owners and Businesses.
Recognizing the industrial heritage of the area and its economic benefits to the
community, we allow property owners and business to maintain and expand their
operations.

Policies

EY-32 LU-27 Active Open Space. Designate new lands for the provision of
active recreational open spaces which are sufficient to meet the needs of existing
and future residents.

EU-33 LU-28 Passive Open Space. Maintain and when feasible
dBesignate new lands for the provision of passive and visual open space, which
provide a balance to the urban and suburban development of the City.

LU-29 Maintain _Beach Resources. Maintain valuable beach resources as a
fundamental element to conserve. Minimize development on the beach in order to
prevent loss of sandy beach area and maintain the beach primarily open space for
public _access and recreation. Reserve sandy beach areas for low intensity
recreational activities that do not require intensive development. Recreational uses
that can be accommodated elsewhere shall be discouraged on the sandy beach (i.e,
sport _courts and similar facilities permanently displacing sandy beach). Non-sandy
beach dependent active recreational activities shall be discouraged and
accommodated elsewhere.

LU-30 Natural Environment Conservation and Enhancement. Maintain the
presence of parklands and open space in the Coastal Zone in order to conserve and
enhance the natural environment thereby improving the quality and livability of the

City.
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EU-34 LU-31 Habitat Protection. Designate lands for habitat protection that
are subject to development restrictions.

EU-35 LU-32 Significant Resources and Hazards. Designate lands for the
protection of significant environmental resources and protection of life and property.

EU-37 LU-33 Open Space Increase. Encourage an increase in the City’s stock
of areas designated for coastal recreational and conservation uses and acquisition
of new properties for this purpose.

EU-38 LU-34 Open Space Preservation. The City of San Clemente requires
city voter approval for projects/actions that would changes the permitted uses of
open space lands to non-open space uses_and requires an LCP_amendment by the
California Coastal Commission.

POLICIES:

EU-39 LU-35 Existing and New Public-_Uses. Allow the continuation of public
recreational, cultural (libraries, museums, etc.), educational, and governmental uses
(police, lifeguard, fire, etc.), and health and social service uses at their locations. In
addition allow the development of new Public uses in areas designated as public
and in other land use zones where they complement and are compatible with
adjacent land uses.

£Y-40 LU-36 New Private and Non-profit Uses. Allow compatible private and
nonprofit recreation, cultural, educational, institutional, and health and social
services and other similar uses in areas designated for commercial or business park
uses.

Y41 LU-37 Religious Facilities. Allow for the continuation of existing and
development of new religious facilities in anry-land-use—zone residential, mixed-use,
and commercial land use zones where they are compatible with adjacent uses.
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EU-42 LU-38 Child and Adult Day Care. Allow for the continuation of existing
and development of new child and adult day-care facilities in residential, mixed-use,
and commercial land use zones any-land-use-zone where they are compatible with
adjacent uses.

EU-43 LU-39 Public Buildings and Sites. Establish standards for City-owned
facilities and coordinate with other public agencies to ensure that public buildings
and sites are designed to be compatible in scale, mass, character, and architecture
with adjacent buildings for the district or neighborhood in which they are located,
including the use of landscaped setbacks, walls, and other appropriate elements to
mitigate operational and visual impacts on adjacent land uses.
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POLICIES:
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EU-46 LU-40 Priority Use. Prioritize visitor-serving commercial and/or
recreation uses over private residential or general commercial development in the
VSCD Overlay. The Overlay protects existing visitor-serving uses and prevents the
conversion of existing visitor-serving development to other uses.

EU-49 LU-41 Protection of Overnight Accommodations Stock. Discourage
reduction in total stock of overnight accommodations in existence as of the effective
date of adoption of this Land Use Plan. Based on the City’s 20175 inventory shown
in Table 2.2, there are nine hotels/motels in the City’s coastal zone providing 278
rooms and 160 campsites.

EU-44 LU-42 Overnight Accommodations. Protect, encourage and, where
feasible, provide lower cost overnight accommodations in the Coastal Zone,
including the possibility of a youth or elder hostel.

£Y-45 LU-43 Lower and Moderate Cost Accommodations. Oppertunities:
Prohibit the loss of existing lower cost facilities, including lower cost hotel, motel or

inn units, or campsites;—unless—they—are—replaced—with—comparable—facilities;
mitigation—orin-lieufees-are-provided. Any proposal to demolish existing overnight

accommodations shall be required to demonstrate that rehabilitation and/or retention
of the units is not feasible. New development proposed to eliminate existing lower
cost accommodations shall _provide lower-cost overnight accommodations
commensurate with the impact of the proposed new development on lower cost
overnight accommodations or pay an “in-lieu” fee in_an amount to be determined
through the CDP process that shall be disbursed to entities that provide lower-cost
overnight visitor accommodations. Mitigation shall be required for the loss of existing
low cost overnight accommodations if they are not replaced on- or off-site prior to or
concurrent with the demolition of the existing low cost overnight accommodations.
In-lieu fees may also be used to provide other lower-cost overnight visitor
accommodations in the Southern California coastal zone area.

EU-52 LU-44 Mitigation for New_Higher Cost Overnight Accommodations.
In the Implementation Plan establish an in-lieu fee  program
and/or alternative a—method to mitigate potential impacts of new higher cost
overnight accommodations on San Clemente’s lower cost visitor-serving
accommodations to ensure that a balance of overnight accommodations types at
various price points continue to be provided. Mitigation smay includes the creation of
new lower cost overnight accommodations;. New overnight accommodations (or
limited use overnight visitor accommodations such as timeshares, fractional
ownership and condominium hotels) shall include at least 25% of the units priced at
low- and/or mid-range and can be located on- or off-site of the project location.
However, if lower-cost overnight accommodations cannot feasibly be replaced in
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kind then er—contribution to an account used to fund the creation erprotection of
lower cost accommodations within the San Clemente coastal area may be permitted.
Priority shall be given to mitigation proposals providing lower cost overnight
accommodations to organized youth programs.

EU-47 LU-45 Affordability Classification. Prior to approval of new
development involving overnight accommodations, establish a classification method
to define whether a the proposed facility providing overnight accommodations is
lower, moderate, or higher cost within the San Clemente hotel submarket.
Classification criteria may include Average Daily Rate (ADR) during peak summer
season and per person value.

£Y-48 LU-46 Range of Pricing. Encourage new overnight visitor
accommodation developments to provide a range of rooms and room prices in order
to serve all income ranges. Consistent with Section 30213 of the Coastal Act, the
City shall in no event (1) require that overnight room rental 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 land; nor (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.

EU-50 LU-47 Conversion. Any hotel/motel rooms for which a certificate of
occupancy has been issued on or before the effective date of LCP
certification adeption—of-thistLand-Use—Plan—shall not be permitted to convert to
a timeshare/limited use overnight visitor accommodation unless mitigation or in-lieu
fees are provided.

EY-51 LU-48 Timeshares (Fractional/Limited Use)
Accommodations. Diseceurage Prohibit new timeshare or limited-use overnight
accommodations in areas designated for hotel/motels uses meant to serve as a
priority visitor-serving commercial uses.

LU-49 Short-term Lodging and Vacation Rentals. The City shall allow the short
term renting (29 days or less) of dwelling units, administratively permitted as Short
Term Lodging Units (STLU) or conditionally permitted as Short Term Apartment
Rentals (STAR), in residential and mixed use zones, subject to appropriate
requlations _minimizing adverse impacts to neighborhoods or coastal resources.
STLUs and STARs shall conform to the requirements of the underlying land use
designation, and all standards and laws established by the City.
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EU-53 LU-50 Pier Bowl and North Beach. Prioritize visitor-serving and
recreational uses in areas designated mixed use in the Pier Bowl and North Beach
areas.

EY-54-L U-51 Surfing Heritage. Recognize the value of eurbeaches, surfing
and the surfing industry to the City’s heritage and economy. Encourage the
preservation and growth of this aspect of the City’s cultural and economic fabric.

EY-55 LU-52 Heritage Tourism. Recognize heritage tourism as an integral part
of the City’seur Eeconomic Bdevelopment.

EY-56-LU-53 Bicycle Tourism. Leverage San Clemente’s position as a
regional coastal route to capture bicycle tourism.

EU-58 LU-54 New development shall:

a. Be consistent with requirements imposed by ar the applicable regional air
pollution control district or the State Air Resources Control Board as to each
particular development.

b. Minimize energy consumption and vehicle miles traveled.

c. Implement the regional Air Quality Management Plan (AQMP) air quality
mitigation measures for new development.

d. Minimize water consumption rates in San Clemente through site design, use of
efficient systems, drought tolerant landscape and other techniques.

e. Implement National Pollutant Discharge Elimination System
(NPDES) requirements when applicable to prevent storm water run-off pollution
in accordance with the Federal Clean Water Act.

EY-59 LU-55 Greenhouse Gases (GHG) Emissions Reductions. Reduce
GHG emissions in accordance with regional, State and Federal regulations,
consistent with the adopted Climate Action Plan.

£Y-60 LU-56 Indoor Air Quality. Comply with State Green Building Codes
relative to indoor air quality.
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EU-61 LU-57 ir _Particulate Matter. Support efforts to reduce particulate
matter to meet State and Federal Clean Air Standards.

EU-62 LU-58 Energy Conservation Strategy. Require conservation as the first
strategy to be employed to meet energy-saving standards.

EU-63 LU-59 Reduce Water Consumption. Continue to help reduce per capita
potable water consumption and related energy use through implementation of water
conservation programs and through public education and outreach.

EU-64 LU-60 Alternative Fueling Stations. Encourage the private and
public_sector to provide vehicle fueling stations that cater to electric and other
alternative fueled vehicles and require such facilities for City operations and
facilities, where appropriate.

EU-65 LU-61 Sensitive Land Uses. Prohibit the future siting of sensitive land
uses (schools, churches, residential, and similar uses), within distances defined by
the California Air Resources Board for specific source categories, unless such uses
include sufficient mitigation to avoid significant adverse impacts on human health.

EU-66 LU-62 Green Building. Require new development to comply with State
Green Building Codes and encourage new development to pursue LEED
certification where feasible.

EU-67 LU-63 Solar_Panels. The use and location of solar panels shall be in
compliance with state law and sheuld shall be in compliance with height restrictions
and located where they would not impact visual, cultural, ard biological, or other
coastal resources.

Focus Area policies provide specific direction for certain communities, in addition to all
other applicable policies of the LCP.

Los Molinos Focus Area
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LU-68 LU-64 Existing Industrial Property Owners and Businesses.
Recognizing the industrial heritage of the area and its economic benefits to the
community, allow property owners and business to maintain and expand their
operations, consistent with the General Plan and Zoning Code.

EU-69-L U-65 Los Molinos Public/Private Partnership. The City will routinely
communicate and collaborate with existing property owners and businesses to
understand their needs, identify strategies to improve their businesses and
properties, and ensure compliance with City standards and regulations.

£EY-70 LU-66 Design Treatment. Encourage an eclectic mix of architectural
styles, colors, materials, landscaping and public art throughout the area.

EU-73 LU-67 Nearby Residential Neighborhoods. Work with property owners,
businesses and nearby residents to avoid, and where they-possible, resolve conflicts
between industrial operations and residents’ quality of life.

EU-72 LU-68 Entryways/Corridor Landscaping. Maintain entryways and an
attractive, well-defined landscaped edge along Avenida Pico and Calle de Los
Molinos to signify arrival to the City of San Clemente and the Los Molinos area.

EU-73 LU-69 Architectural Styles. Encourage the use of diverse architectural
styles that reflect the eclectic character and local context of these areas. Emphasis
shall be placed on quality design and building materials.

North Beach/North El Camino Real Focus Area

POLICIES:

EU-74 LU-70 Miramar Theater Rehabilitation. Encourage the rehabilitation
and adaptive reuse of the historic Miramar Theatreter.

EU-75 LU-71 Gateways. Enhance and maintain attractive gateways and
informational signage signifying arrival to the North Beach/North EI Camino Real
area at the following locations along North EI Camino Real: 1) the northern entrance
to North Beach, 2) the historic entryways to Max Berg Plaza Park at El Portal, and 3)
the southern entryway to the area at Avenida Palizada.
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EU-76 LU-72 Quality Development. Require that site, building and landscape
development be of high quality design and materials and that promote pedestrian
activity.

EU-77 LU-73 Automobile-Related Land Uses. Support the conversion of
automobile-related land uses in the area to conforming uses, such as recreation,
entertainment and retail sales. We—pProhibit new automobile-related uses and
proactively work with property owners of existing automobile-related land uses to
improve the appearance and compatibility of such properties.

Y78 LU-74 Residential Buffers. While entertainment and cultural uses
are the focuses of the Area’s revitalization, we+reguire-new development must be te
be compatible with nearby residential uses through setbacks/horizontal distance
requirements and building and site design standards.

EYU-79 LU-75 Partnerships. Create public-private business partnerships to
develop City owned property and encourage the development of privately-owned
land and-to help transform the district into an active, mixed-use, recreation and
entertainment hub.

EU-80 LU-76 North Beach. Require initiatives, investments, and development
approvals for the North Beach area to contribute to the City’'seur vision of the area
as a multi-modal, mixed-use entertainment and recreation district that emphasizes
the pedestrian experience and preserves and enhances its key assets. These assets
are views of the ocean, access to the beach, a rich inventory of historic resources,
access to recreational opportunities and numerous shops and services for residents
and visitors alike.

EY-81 LU-77 El Camino Real. Require initiatives, investments, and
development approvals for El Camino Real to contribute to the City’seur vision of the
area as a mixed-use, multi-modal corridor with historic resources and different
commercial nodes that primarily serve the needs of San Clemente residents and
businesses.

£Y-82 LU-78 Design Treatment. We-Require that new buildings and major
building remodels in the-Del-Mar-Zone; North Beach,-and-PierBewlareas; and on
portions of EI Camino Real utilize Spanish Colonial Revival architecture, per the
Architectural Overlay District requirements.

Del Mar/T-Zone Focus Area and Downtown Core
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POLICIES:

EU-83 LU-79 Outdoor Dining. Encourage the development of outdoor dining
and other similar uses which do not impede pedestrian use of the sidewalks.

£Y-84 LU-80 Design Treatment. Require Spanish Colonial Revival
Architecture for all new buildings and major remodels in accordance with the
Architectural Overlay District requirements.

£EY-85 LU-81 Public Spaces and Plazas. Provide public spaces, such as
courtyards, plazas and paseos, flexible parkways and streets for community
gatherings and civic events through a combination of development standards,
incentives and the use of public property (e.g., adjacent to community facilities or the
temporary use of Avenida Del Mar).

EU-86 LU-82 Unique Commercial Character. Encourage unique, locally-
based businesses and services that help maintain and enhance Downtown’s unique
village character.

EU-87 LU-83 Avenida Del Mar/T-Zone. Require initiatives, investments, and
development approvals for the Avenida Del Mar and T-Zone area to contribute to the
City’s vision of the area as an amenity-rich, multi-modal, mixed-use district that
emphasizes the pedestrian experience. This district is characterized by its historic
resources and is one of San Clemente’s specialty retail and entertainment
destinations, serving residents and visitors.

Pier Bowl Focus Area

POLICIES:

£Y-88 LU-84 Views/Scente Public_View Corridors. Preserve and protect
existing pPublic ¥View eCorridors, identified in Figure 6-2. Ocean views are among
the most valued assets in the Pier Bowl area. New development sheuld—take
advantage—of—and shall not detractfrom adversely impact these important view
corridors.
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EU-89 LU-85 Infill Development. Acecommedate Continue to require that
new_development that is compatible with coastal-oriented and community-serving
commercial uses, {reluding such as overnight accommodations), mixed residential
and-commereial uses, residential uses, and public recreational uses whose function
or scale are compatible with the Pier Bowl aArea’s recreational character.

£Y-90 LU-86 Parking. To address parking constraints during peak season and
peak hour demand, we—give high priority to parking strategies that reexamine
improved efficiencies at existing parking lots, encourage shared parking, explore
greater use of and access to remote parking facilities, and minimize impacts to
existing view corridors. The City will avoid structures as parking solutions.

£Y-91 LU-87 Connectivity to the Del Mar/T-Zone. Provide effective visual and
transportation connections to the Del Mar/T-Zone area with visual cues such as
signage, landscaping and lighting and work with property owners and businesses to
provide transit options for visitors seeking to visit both the Pier Bowl and Del Mar/T-
Zone destinations.

EU-92 LU-88 Wayfinding Sighage. Provide clear wayfinding signage, or other
methods, at key locations throughout the area (e.g., train station, Pier Bowl parking
lot, Casa Romantica, etc.) to direct visitors to local amenities.

EU-93 LU-89 Economic Development. Leverage Del Mar/T-Zone and Pier
Bowl economic development efforts and special events to enhance regional appeal
and encourage visitors to visit both destinations. The City will support efforts to
develop tools that aid in the Area’s revitalization.

£Y-94 LU-90 Pier Bowl. Require initiatives, investments, and development
approvals for the Pier Bowl area to contribute to the City’seur vision of the area as a
historic, multi-modal, mixed-use entertainment and recreation district that
emphasizes the pedestrian experience, provides beach and ocean access, and is
the focus for ocean-related activities for residents and visitors.

EU-95 LU-91 Design Treatment. Require Spanish Colonial Revival
Architecture for all new buildings and major remodels in_accordance with the
Architectural Overlay District requirements.

Marblehead Coastal Development Plan Area

Coastal Commission
Exhibit 2
Page 66 of 267



EU-96 LU-92 Marblehead Coastal Development Permit. Development within
the Marblehead Coastal Plan Areathe-Marblehead-Coastal-development-shall be

consistent with the conditions of approval for GBP Coastal Development Permit
no. 5-03-013 as currently amended and as it may be amended in the future.
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Plain Text and Plain Bold Text Heading = City proposed LUP language
Underlined Text = CCC Suggested Modification, Inserted Language
StrikeOutText = CCC Suggested Modification, Deleted Language

3.0 PUBLIC ACCESS AND RECREATION

3.1. Introduction

San Clemente has many opportunities to access, use, and enjoy the coast. The City
provides 18 beach access points. The City’s shoreline is five miles in length, including
two miles of City beaches, one mile of State Beach and two miles of private beaches.
City beaches are open from 4:00 am to midnight (per City Ordinance 749) and the State
Beach is open from 6:00 am to 10:00 pm (daylight savings) and 6:00 am to 8:00 pm
(standard time). The public can enjoy a number of amenities and activities, including the
historic Municipal Pier, the Ole Hanson Beach Club, ocean front parks and
campgrounds, and the City’s Beach Trail.

Regional Vehicular Circulation

The principal component of the regional transportation system affecting San Clemente
is the San Diego Freeway (I-5). This freeway provides a direct link with the Orange
County/Los Angeles and San Diego metropolitan areas. For the most part, I-5 is located
outside of the Coastal Zone, however, the southernmost stretch of the freeway is in the
Coastal Zone.

Pacific Coast Highway provides a second regional link for beach access to San
Clemente. Paradoxically, the Coast Highway is outside the Coastal Zone in San
Clemente for much of its length. Known as EI Camino Real throughout San Clemente, it
defines the major commercial business district of the City. EIl Camino Real is subject to
heavy utilization and congestion on summer weekends and on all holidays.

The third regional link to the City is located outside the Coastal Zone and will be
provided by the extension of Avenida La Pata from San Juan Capistrano. Avenida La
Pata is-expected-to-be-completed-in2016-and-will-connects to Del Rio in the Forester
Ranch community and Avenida Pico within the Talega and Rancho San Clemente
communities.

Public Transportation

Fhere-arefour-bus-service-lines-in-the-CityCurrently, there are two bus service lines in
the City’'s Coastal Zone operated by the Orange County Transportation Authority

(OCTA). The current public transit services in San Clemente are described in detail
below and are subject to change:
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Route 1 operates seven days of the week and connects San Clemente to Long Beach.
Within the City of San Clemente, Route 1 runs along EI Camino Real. Outside of the
City, it runs along Pacific Coast Highway (PCH). This route has timed stops at the
intersection of EI Camino Real and Santa Margarita and El Camino Real and Avenida
Pico within the City. Weekday service frequency is approximately every half hour.

Route 91 operates seven days of the week and connects San Clemente to Laguna
Hills. Within the City of San Clemente, Route 91 runs along EI Camino Real and Los
Molinos. Outside of the City, it runs along Paseo De Valencia, Camino Capistrano, Del
Obispo Street and PCH. This route has a timed stop at the intersection of Avenida Pico
and Los Molinos within the City. Weekday service frequency is approximately every 35
minutes-

he LOSSAN-Corridorruns—between-San-Diego—and-San-Luis-Obispe- The 351-mile
Los Angeles — San Diego — San Luis Obispo Rail Corridor (LOSSAN Corridor) travels
through a six-county coastal region in _Southern California. The segment that runs
through San Clemente is a single track and is owned and maintained by the OCTA.
Although the right-of-way is owned by the OCTA, the San Clemente Beach Trail — part
of the California Coastal Trail — and protective fencing and improved, signalized
pedestrian-grade crossings parallel to the railroad tracks are maintained by the City of
San Clemente. The railroad carrier through City of San Clemente is used by Amtrak and
Metrolink. The two passenger rail services operate separate stations in San Clemente
at two different locations. The Amtrak station is located at San Clemente Pier (shared
with Metrolink), while the Metrolink station is located at the north beach area. Rall
services are described below:

Amtrak provides service for the purpose of recreation in the City of San Clemente.
Trains (Pacific Surfliner and California Coastal Services) stop at the San Clemente Pier
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daily in the spring and summer, from late April to October. During the rest of the year,
service is limited to weekends and holidays only. There are four northbound and
southbound trains which serve this facility on the weekdays. On weekends, there are
two trains (both northbound and southbound) which serve this facility. Regional access
to this facility is via Avenida Del Mar and Avenida Madrid, which connect to El Camino
Real. Local access to the station is provided through the driveway along Avenida
Victoria. Paid parking spaces are currently provided at the station. OCTA bus Route
191/191A serves the station during summer.

Metrolink commuter trains inaugurated service for the City of San Clemente in 1995,
providing peak hour commuter transportation to key cities in both Orange and Los
Angeles Counties. Currently, two Metrolink lines provide service in the City of San
Clemente (at San Clemente Metrolink Station and San Clemente Pier), which are the
Orange County Line and Inland Empire — Orange County Line. The rail service and
number of stops per day are subject to change. sheuld-be—verified—with—Metrolink:
Regional access to this station is available from Avenida Pico and El Camino Real.
Local access to the station is provided through the driveways along EI Camino Real.
Paid parking spaces are available at the station. OCTA bus Routes 91 and 191 service
the station. Two northbound and two southbound Metrolink trains only stop at San
Clemente Pier station on weekends.

Bike and Pedestrian Circulation

The City of San Clemente promotes safe, convenient and efficient facilities and
programs for bicycle and pedestrian travel. There are several bike routes through the
City of San Clemente — two run parallel to the coast: one along EI Camino Real and one
along South Ola Vista. The north/south routes are located on Avenida Pico, Camino De
los Mares, and Avenida Vista Hermosa.

The City has a network of multimodal trails that run from the beach, up the canyons and
along its ridge lines. These trails have been designed to provide a safe walking, hiking
and bicycling #iding experience, while maintaining San Clemente’s coastal environment.
The ridge line trails provide spectacular views of the coast in both directions and pristine
coastal canyons in adjacent inland wildlife reserves. San Clemente is an unusual
Orange County coastal City in that it is bordered on two sides by protected open
space wid-ands easily accessible to San Clemente’s citizens via the City’s trail system.
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Suggested Modification: Revise
Figure 3-2 to only depict the
coastal zone and provide
greater detail such as major
street _names, and bus
line/route numbers.
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Suggested Modification:
Revise Figure 3-2 to only
depict the coastal zone
and provide greater detail
such as major _street
names, bike path
classifications (i.e., class
1, class 2, etc.), trall
classifications (i.e.,
pedestrian, multi-modal,
horse, etc.) identification
of the California Coastal
Trail (CCT) existing
alignment _and possible
future CCT trail segments
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In terms of implementing the Coastal Act, there are two basic types of _coastal public
access: vertical access, or access to the shoreline, and lateral access, or access along
the shoreline. The City has a total of 48 19 public and private and-public vertical access
points (15 public and 4 private) that provide excellent access opportunities to a five mile
stretch of City, State, and private beaches (see Figure 3-3, Coastal Access Map). In
addition, the Beach Trail (a segment of the California Coastal Trail) provides lateral
access along the shoreline extending from the Metrolink Station parking lot at North
Beach south to Calafia State_ Park Beach.

The City beaches; and municipal pier,and-BeachFrail are open to the public from 4:00
am to midnight (per City Ordinance 749). The San Clemente State Beach Park and-the
BeachFrail-from-the T-Streetrestrooms-to-CalafiaBeach is open from 6:00 am to 10:00
pm (daylight savings) and 6:00 am to 8:00 pm (standard time). However, public access
along the shoreline is available at all times, notwithstanding these beach open hours.

There are, however a number of private beach areas parcels where public access is
presently not available above the mean high tide line. Providing public access to these
private areas and further improvement to existing public access is desirable._No policy
in the LUP shall be construed as allowing private ownership of a beach parcel to
preclude access to State tidelands where access is otherwise lawfully provisioned or
accounted for.

This section presents a comprehensive description of existing shoreline access in San

Clemente. A major _portion of the coastline through San Clemente is a public beach
maintained by the City. Comprising approximately a twenty acre area, the coastline
provides such amenities as restrooms, lifequard facilities, picnic _areas, showers,
children’s play areas, fire pits, food concessions, and public parking.

In_an effort to better identify the various beach access points, the coastline has been
divided into four areas. These areas were defined based on the coastal access points
within each area sharing common coastal circulation routes from the I-5 Freeway and
the Pacific Coast Highway (PCH). These divisions are as follows:

A. Estrella/North
B. Pico/Palizada
C. Presidio/Central
D. Calafia/South
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The access points within these areas have been given numerical designations, starting

with “1” at the northernmost portion of the shoreline and ending with “19” at the

termination of Calle Ariana adjacent to the Cotton Estate in the South. A summary

identifying the method of access, types of public facilities, and extent of parking for each

of the nineteen specific access points is presented in Figures 3-4 through 3-22 and

Table 3-3.

AREA A: ESTRELLA/NORTH (Access Points 1 and 2)

» Public Access Point 1: Poche:

The location of Access Point 1 is shown in Figure 3-4. This is the northernmost beach
access in the City, serving beaches in both the cities of San Clemente and Dana
Point. The beach nearest the drainage outlet and at the southernmost end of Dana
Point is owned and operated by the County of Orange. The beach beginning at the
northernmost City limit and toward the south is privately owned with its use restricted
to residents of the Shorecliffs community and their guests. Poché Beach is a popular
surfing and body boarding area. Public access is allowed seaward of the mean high
tide line and in the Dana Point jurisdiction of the beach area, Fhepublic-portion—-of
Poche Beach-is-located-in-Dana—Peint; just north of the private portion of the beach
owned by the San Clemente Shorecliffs Beach Club Association (see Figure 3-22).
Public access to the beach follows the signalized intersection across Pacific Coast
Highway to a catwalk under the rail road tracks and to the beach.

Figure 3-4: Poche

Suggested Modification: Revise Figure 3-4 to
depict and label the City limit, Dana Point beach
area, Shorecliffts private beach parcel, and

Poche Beach public area
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* Private Access Point 2: Capistrano Shores Mobile Home Park

Refer to 1996 LUP for description.

AREA B - PICO/PALIZADA (Access Points 3 2 through 6 5)

This 4,000 foot stretch of beach extends south from a public access area near the Ole
Hanson Beach Club at the north, to a point just south of the termination of Avenida La
Paloma. This area is characterized by a major public access point at North Beach and a
100 foot high bluff that makes the remainder of the access points less convenient to
use.

The northern portion of the Pico/Palizada Area can be reached by Avenida Pico, which
has a four way diamond interchange with the San Diego Freeway. The area can also be
reached from the San Diego Freeway via Avenida Palizada, which has a southbound
off/northbound on interchange. The area contains one of the most accessible City
beaches from the I-5 Freeway North Beach.

» Public Access Point 3 2: North Beach

North Beach, one of the principal beach access points in San Clemente, is located in
this area (see Figure 3-65). North Beach, as its name indicates, is the northern most
public beach in the City. Vehicular access to North Beach is from EI Camino Real to
Avenida Estacion or Boca de la Playa, where several public parking areas can be
reached. A parking lot with metered parking, as well as on-street metered and non-
metered spaces are available. There are approximately 345 parking spaces available
at this location, 107 are located in the off street parking lot, 149 on
Avenida Estaban Estacion, 22 on Avenida Pico, 33 On Boca De La Playa, and 34 on
Avenida Deshecha.

North Beach is the location of the City's Metrolink train station. The Metrolink station
shares 150 parking spaces with beach and recreational parking. Approximately 100
spaces are reserved for recreational and beach parking only. The station includes a
platform with three canopies designed in a Spanish Colonial Revival motif. In the
future the City is considering adding additional public parking on the City owned
vacant lot along North EI Camino Real.

The beach itself is reached by crossing the railroad right-of-way at-grade crossing
with safety controls at the southern end of the Avenida Estacion parking area. This is
also the trailhead for the northern point of the San Clemente Beach trail, which runs
2.3 miles south to Calafia Beach.

Figure 3-65 North Beach
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Beach amenities maintained by the City include: picnic tables, a snack bar,
restrooms, shower, fire pits, volleyball courts, and a children's play area. North Beach
is a family oriented beach that experiences heavy use in the summer. The beach
connects with the publicly owned two acres of the Ole Hanson Beach Club located on
the bluff at the southeastern portion of this area. The Ole Hanson Beach Club
contains picnic benches, a 25 yard lap pool, a wading pool a recreation building (the
Ole Hanson Beach Club), and a lookout point which affords a panoramic view of the
coastline. The Beach Club is a historic building (designated on the National Register
of Historic Places) that is owned and operated by the City. The building is used for a
variety of community and recreational activities, and it is available to be rented for
weddings, social and other special events. The design requirements of the area
encourage a pedestrian oriented "village atmosphere.” Retail shops, gift shops,
restaurants, hotels, bed-and breakfast inns, entertainment, and residential units on
upper floors are all uses allowed under the plan. Public improvement projects
envisioned for North Beach include the establishment of a multi modal transportation
center, landscape and streetscape improvements, directional signs, PCH improved
class | bike path, median and landscaping from North Beach to Camino Capistrano.

In addition to Access Point 23, there are three other access points within the
Pico/Palizada area designated as Access Points 3,4, and 5, and 6 (see Figures 3-6,
3-7, and 3-8). They are similar to one another in that they primarily serve adjacent
residential areas, have very limited on-street parking, and require the use of steep
stairways and/or ramps to reach the beach.

Coastal Commission
Exhibit 2
Page 77 of 267



» Public Access Point 4 3: Dije Court (204 Beach)

The Dije Court access is located at the termination of Dije Court at Buena Vista. The
access connects to the beach trail "Two-O-Four" (204) beach via a steep stairway
descending from a 100 foot bluff. The beach is accessed by an at-grade crossing
with safety warning and control devices with stairs that lead down the rock revetment
to the beach. There are no public amenities due to the narrow beach area. This is
one of the more popular surfing beaches in the City (see Figure 3-76).

Figure 3-76 Dije Court

» Public Access Point 54: El Portal (204 Beach)

The El Portal access is located at the intersection of West El Portal and Buena Vista.
A series of stairways and ramps down a narrow canyon lead to "204 Beach." The

area at the top of this access ecurrently—under—rehabilitation—te provides an ADA

accessible viewing area in-addition-te-the-existing and picnic table with a panoramic
view. The beach access via an at-grade crossing with safety warning and control

devices and by a drainage channel under the railroad trestle. There are no public
facilities on the beach (See Figure 3-8).

Figure 3-8% El Portal
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* Public Access Point 6 5: Mariposa

The Mariposa access is located at the junction between West Escalones and West
Mariposa (see Figure 3-98). Access from Buena Vista to the Mariposa access point
entrance is provided by a narrow easement through a property located at 254 West
Escalones that fronts both Buena Vista and Mariposa/W. Escalones. Mariposa beach is
accessed by a 300 foot concrete ramp down a narrow canyon which connects to the
beach trail and a below grade crossing under the railroad to access the beach. There
are no public facilities on the beach; and because Mariposa is a point, the beach sand is
depleted in this area. West Reef, a popular fishing and diving area, is located
approximately one-third mile offshore in front of this access.

Figure 3-98 Mariposa
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AREA C — PRESIDIO/CENTRAL (Access Points 7 6 through 1231)

The Presidio/Central Area includes those beach areas immediately west of the
traditional downtown or central area of the City of San Clemente. There are more
access points (six) in this area than in any other sector of the City. Three of the access
ways (Linda Lane Park, Municipal Pier, and T-Street) lead to the City's most popular
and highly developed concentration of beach improvements. The Avenida Presidio and
El Camino Real I-5 Freeway exits provide the most direct means of access to the beach
in the Presidio/Central area. Local access is provided by a number of connector streets,
all of which intersect EI Camino Real. Although all streets which cross El Camino Real
lead toward the beach, seven streets provide the most direct access. These streets are:
Avenida Palizada, Avenida Del Mar, Avenida Granada, and Avenida Victoria (all of
which are located in the central core of San Clemente's commercial downtown area),
Avenida Barcelona, Esplanade, and Paseo de Cristobal.

» Public Access Point 7 6: Linda Lane Park

Linda Lane Park was constructed by the City of San Clemente in 1975 (see Figure 3-
109). The park facilities provide excellent parking and beach recreation opportunities.
There are approximately 131 parking spaces in the Linda Lane area. Recreation
facilities within the park include a children's play area and a picnic area. The
recreational facilities on the beach, coined "Second Spot" by the locals, includes two
volleyball courts and restrooms. Vehicular access to Linda Lane Park and beach access
point is provided by Linda Lane itself (which is one way westbound). Beach and park
users exit via Mecha Lane (one way northbound), which intersects Avenida Marquita.
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The beach is accessed is by a large storm drain tunnel under the railroad right-of-way.
There is also an approved public access way stairway that leads from Arenoso Lane at
the top of the coastal bluff down to Linda Lane Park and a public viewpoint leekeut-peint
from Linda Lane Park.

Figure 3-109 Linda Lane Park

» Public Access Point 8 Z: Corto Lane

Corto Lane access is located on Corto Lane, a short street with a cul-de-sac at the end.
The access is located between two large condominium projects and leads to a long
stairway that makes its way down the coastal bluff. The beach access is an licensed at-
grade protected pedestrian railroad crossing at-grade-erossing-with-safety-warhing-and
control-devices. This access point leads to the beach called "Second Spot" (see Figure
3-110).

Figure 3-110 Corto Lane
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* Public Access Point 9 8: Municipal Pier

The Municipal Pier access can be reached by a number of routes through San
Clemente. The most direct route is provided by Avenida Del Mar and Avenida Victoria,
turning west from El Camino Real. The configuration of Avenida Del Mar and Avenida
Victoria form the "bowl" of the pier area, and are the main components of the roadway
network in the vicinity. Avenida Granada, Avenida Rosa, and Avenida Algodon also
provide convenient access to the Pier Bowl by connecting with Avenida Del Mar and
Avenida Victoria west of El Camino Real. Access to the Pier Bowl is also available by
bus, established bicycle routes, and the beach trail.

The Municipal Pier access (see Figure 3-121) is located at the base of the Municipal
Pier adjacent to commercial shops, train and bus stops, a park, the beach and the
Marine Safety Headquarters. The beach is very popular for surfing, body boarding,
swimming, and sunbathing. The pier offers fishing, scenic walks and a small concession
and bait-and-tackle shop at the end. The Fisherman's restaurant, bar, and beach
concession stand are located at the base of the Pier. The Pier Bowl area is also known
for its special community events--such as the Fourth of July fireworks show, Chowder
Cook-Off, and Ocean Festival. Due to the diversity of attractions in the Pier Bowl, the
Municipal Pier access receives the highest use of any access in the City.

Figure 3-122 Municipal Pier
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* Public Access Point 10 9: Trafalgar Canyon

Access to the beach begins off of South Ola Vista along an public easement that
follows the bottom of the Trafalgar Canyon down to the beach. At the end of the
canyon the beach is accessed under a railroad trestle (Figure 3-13).

Figure: 3-132

Suggested Modification: Revise
Figure 3-13 to depict the
starting point of the access way
at the top of the bluff.
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» Public Access Point 11 10: T-Street

The T-Street access is located at the end of West Paseo de Cristobal, which can be
reached by the Avenida Presidio exit from the 1-5 Freeway, using either Esplanade
or West Paseo de Cristobal from EI Camino Real. The means—of access point is a
pedestrian railroad overpass from an on-street metered parking area which
accommodates approximately 107 cars with 78 metered spaces (see Figure 3-143).
The concrete overpass was constructed in 1981 for safe pedestrian access over the
railroad tracks. Public facilities on the beach at T-Street include restrooms, showers,
fire pits, snack shop, shade structures, and picnic tables. There is a bluff top walk
with benches overlooking the coast.

Figure 3-143 T-Street

» Private Access Point 12 11: La Boca del Canon

This private access is reached by either Avenida Presidio or El Camino Real exits
from the I-5 Freeway. It is located on La Boca del Canon (See Figure 3-154), a
private residential street with a vehicle gate which connects to La Rambla. Public

access to tFhe beach is reached available nearby by-ecressing-therailroad-track-via
two—at-grade—locations at either “South T-Street” or Lost Winds, both protected
pedestrian railroad crossings which-have-safety-warning-devices-and-gates. Parking

in the gated private community is limited to on-street spaces for residents;
and thei—guests; of La Boca del Canon; however, public parking is available on
surrounding public streets. There are no public facilities on the beach at this location.
This access point is located at the point where the City beach ends and the State
beach begins.
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Figure 3-15 4 Boca Del Canon

* Public Access Point 13 42: Lost Winds

The Lost Winds beach access is located 435 feet south of Leslie Park, off the streets
Calle de Los Alamos and Calle Lasuen (see Figure 3-165). Originally named after the
street "Lasuen,” mispronunciation over the years has transformed the name of this
beach to "Lost Winds." The Lost Winds access is a ten foot wide public easement
between two private residences with consisting of a dirt path that leads from the
street down a steep bluff slope. The upper portion of the path consists of decorative
interlocking paver, then steps formed from railroad ties lead to a dirt path that slopes
gradually down a small valley to the beach. Access to the beach is ever
the licensed-via a protected pedestrian at-grade railroad crossing with-safety-controls.
The beach area is improved with three volleyball courts. Parking at both Leslie Park
and the beach is limited to on-street spaces. The Lost Winds access is located within
a residential area, and for this reason, it is used primarily by local residents of San
Clemente. Lost Winds is a popular surf break.

Figure 3-165 Lost Winds
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AREA D — CALAFIA/SOUTH (Access Points 14 13 through 19 18)

This area comprises almost one-half of San Clemente's five mile coastline. The area
extends from a public access known as "Riviera" to the southern boundary of the City,
which is also the Orange/San Diego County line. Area D contains six_access points
including one improved public access, the San Clemente State Beach Park, and two
private access points. Bluffs approximately 100 feet high characterize the shoreline in
this area and greatly restrict beach access. At the southern portion, the height of the
bluffs gradually decreases.

The northern portion of the Calafia/South Area can be reached from the San Diego
Freeway (I-5) by exiting at the Avenida Calafia interchange. To reach the two
southernmost access points, the most direct route is the Cristianitos four way
interchange, constructed in 1981. Four public and 2 private access points have been
identified in this area:

* Public Access Point 14 43: Riviera

The Riviera access is shown on Figure 3-176. It is a—muhicipally—maintained—public
acecess-which—primarily-serves-surrounding-residential-development—Llocated adjacent

to a small canyon and concrete drainage channel the access is somewhat isolated. The
only amenity provided at the beach is one fire pit. The beach is very popular among
local surfers and sunbathers. Vehicular access is off South Ola Vista via Avenida de la
Riviera, Calle Monte Cristo, and Avenida la Costa to Plaza a la Playa. The beach trall
and beach access is located at the northern portion of the Plaza a la Playa cul-de-sac.
The accessway consists of a short concrete footpath and stairway, which leads to a
concrete storm drain tunnel under the railroad tracks. This access is especially
beneficial in that the location of adjacent residences and the local topography result in
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the tunnel being the easiest route to the beach. Parking is limited to on-street spaces.
There are no signs indicating the access location.

Figure 3-176 Riviera

» Public Access Point 15 44: Montalvo

This access point is located where the street Avenida Montalvo changes into Avenida
Lobeiro (see Figure 3-18%). The portion of this access extending from the street to the
canyon bottom was required as a condition to the Sea Point Villa's development. An
additional easement to complete the access over private property within Montalvo
Canyon was obtained by the City. The access point is taken off Avenida Montalvo,
along the eastern side of the Sea Point Villa project. A stairway leads to the bottom of
Montalvo Canyon, where a small bridge extends over the drainage in the canyon
bottom, and connects to the beach trail and under the train trestle to the beach. The
access point is difficult to find and for this reason is used mainly by the residents in the
area (see Figure 3-17).

Figure 3-18% Montalvo
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* Public Access Point 16 45: Avenida Calafia - San Clemente State Beach

The third beach access point in the Calafia/South Area is at the northwestern edge of
the San Clemente State Beach. Aeeess This access point is reachable via Avenida
Calafia, which leads directly to the beach. Avenida Calafia is one of the most direct,
and therefore easiest, vehicular routes to the shoreline from points inland (Figure 3-
19). Pedestrian access is also available from Avenida Lobeiro through Calafia Park
with stairs that lead down to the beach access point.

Present facilities at Calafia Beach include:

e Beach concession stand

e Restrooms

e Showers

e Picnic tables

e 208 metered parking spaces

Beach access is taken-from-alicensed by way of a protected pedestrian at-
grade railroad crossing at-grade-crossing-with-safety-improvements and stairs that

lead down to the beach. This is also the southern trailhead for the beach trail, which

runs north 2.53 miles to North Beach. Fhe-City-is-eurrently-working-on-a-seuthern

Figure 3-198 Avenida Calafia
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» Public Access Points 17 46: San Clemente State Beach

Access to the San Clemente State Beach is taken off Avenida Calafia where it
intersects with a road accessing the campgrounds and beach area. San Clemente
State Beach consists of 6,000 feet of ocean frontage (see Figure 3-2019) and
contains 110 acres of beach and upland area. Perpendicular sandstone cliffs, 70 feet
in height, face the ocean beach. The sandstone €liffs bluffs found in this area provide
an excellent example of the area’'s ancient submarine landscape and are often used
by local colleges and high schools for geology field studies. The campground is
located on top of an uplifted marine terrace at about the 100 foot elevation contour.
The bluffs and terrace are interrupted by many deeply eroded canyons and arroyos.

Figure 3-20149 San Clemente State Beach
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Present facilities at San Clemente State Beach include:

Group camp

Campsites

Trailer sites with connections
Picnic sites

Day use parking spaces
Beach lifeguard facilities
Park office and facilities

A path from the camp grounds and day use parking lot at the top of the bluff within
the State Park provides access to the beach.

e Private Access Points 37and 18 and 19: Avenida de Las Palmeras/Calle Ariana

The two remaining access points are located in the southern portion of the
Calafia/South Area. Both accesses are privately maintained and controlled, access to
the public is prohibited. Access Point 17, Avenida de Las Palmeras, (see Figure 3-
210) is the principal beach access for the Cypress Cyprus Shores and Cove
communities. There is a paved roadway leading to the beach, with a limited number
of parking spaces, a clubhouse, park and picnic area. These facilities are used
exclusively by residents of Gypress Cyprus Shores and Cove and their guests and
are not open to the public. Beach access is provided via an underpass beneath the
trestle. Public access is allowed seaward of the mean high tide line.
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Figure 3-210 Avenida de las Palmeras

. . . 3 call ,

Calle Ariana, (see Figure 3-221) is a foot path leading to the beach. The path forms an
extension of Calle Ariana and runs along the boundary line between
the Cypress Cyprus Shores and the Cotton’s Point Estates Communities. There are no
beach facilities at this location. This site is a private access for the exclusive use of
residents and guests of the Cypress Cyprus Shores community. There is no approved
licensed access at this point over the railroad tracks, which is dangerous because of the
high speed of the trains at this point and the curve of the railroad tracks. Public access
is allowed seaward of the mean high tide line.

Figure 3-221 Calle Ariana
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E. ACCESS OUTSIDE CITY LIMITS

Located just south of the City and Orange County boundary is the public parking lot and
beach access for Trestles Beach and Cotton’s Point. Although this public parking lot
and public access is within the jurisdiction of the United States Marine Corps it is
identified here because it is the closest public access to Cottons Point and other private
City beaches. Cotton’s Point and Trestles Beach is one of the premier surfing areas in
southern California and as such is considered an important recreational resource for not
only the City of San Clemente, but all of Southern California. Since this parking lot and
access point are on Federal land, the City, County and State Agencies have no direct
jurisdiction over the disposition of this property at present, The City requests the Federal
Government continue to allow public access to the Trestles and Cotton’s Point beach
areas.

F. FUTURE ACCESS POINTS

Continued public access to the beach south of Avenida Calafia, in particular the Trestles
surfing area just across the County line, is largely dependent on use of federal lands.
State and local agencies have no direct jurisdiction over disposition of this property at
present. Moreover, there is no means of ascertaining whether the Federal Government
has plans for the property which would interfere with, or obstruct, public access.

Development conditions have been imposed by the City of San Clemente_and Coastal
Commission on the Cotton’s Point preject housing development which will assist in
ensuring public access to the Trestles in the event access through Federal land is lost.
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Public Parking

A summary identifying the methods of access, types of public facilities, and extent of
parking for each of the eighteen nineteen specific access points is presented in Table 3-
1. The parking rate for all City meters is currently $1.50 per hour and the time limits for
all ef—the City metered parking areas is are identified in the following table. The
information provided in Table 3-1 is accurate based on the-2045 completion_date of this
document.
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Table 3-1 Beach Access, Amenities and Parking
Type of # of Parking Spaces
Area Division Location/Name Public Beach Amenities On- ) Metered
hoEess Street On-Site Hours Total
Estfella/North Poché Stairs and 1 Clubhouse, 14 Picnic tables, benches, , 1 | 18 0 10am-5pm | 18
walkway to shower,1 volleyball court, 2 paddle tennis
catwalk under | courts,1 basketball court, , 1 clubhouse,
train tracks. horseshoe court 4 BBQs & playground
Public access | equipment. All amenities are private.
is allowed
seaward of the
mean high tide
line and in the
Dana Point
jurisdiction of
the beach area
Capistrano Shores None (Private) | None 0 0 None 0
Mobile Home Park Public access
is allowed
seaward of the
mean high tide
line
Pico/Palizada North Beach Footpath 4 fire pits, 7 picnic tables, 1 snack bar, 1 | 89 256 345 345
restroom, 1 swing set, 1 shower, 1 play 9am-6pm
area, 1 Mvolleyball court Commuter
4:30am-
6PM
Dije Court Stairway 3 Bbenches 0 10 None 10
Ave. W. El Portal Stairway 1 bench, 1 picnic table 0 10 None 10
Mariposa Asphalt ramp None 0 15 None 15
Presidio/Central | Linda Lane City Foot-Path 6 picnic tables, 9 benches, 2 play areas, 1 | 131 0 129 131
Park swing, 10am-5pm
Corto Lane Stairway 1 fire pit, 2 showers, 1 restroom, 1 bench, 1 | O 5 Coasta¢ Comrissidn
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volleyball court, 1 trellis, 1 picnic table 1
fithess structure

San Clemente Foot-Path 6 shade structures, 1 shower, 2 BBQs, 4 fire | 111 151 258 262
Municipal Pier pits, 10 picnic tables, 2 swings, 2 trellis, 1 10am-5pm
pier, 1 restaurant, 1 snack shop, 1 restroom,
1 Marine Safety Building
Trafalgar Canyon Foot-Path None 0 0 None 0
“T" Street 2 Bbathrooms, 1 snack shop, 1 trellis, 10 | O 107 78 107
Pedestrian picnic benches, 3 fire pits, 4 shade 9am-7pm
Bridge structures, 1 shower No Parking
12am-4am
La Boca del Canon None (Private) | None 0 0 None 0
Public access
is allowed
seaward of the
mean high tide
line
Lost Winds Foot- 3 volleyball courts 0 10 None 10
Path/Stairs
Calafia/South Riviera Stairway 1 fire pit, 1 bench 0 10 None 10
Montalvo Foot- None 0 0 None 0
Path/Stairway
Calafia-S.C. State Foot-Path None. See appendix for amenities off the | 208 0 208 208
Beach beach area. State
Beach
hours
San Clemente State | Footpath/ None. See appendix for amenities off the | 175 0 23 175
Beach Tunnel beach area State
Beach
hours
Ave. de as Palmeras | None (Private) | 4 volleyball courts, 7 picnic tables, 1 swing, | O 0 None 0

Public access
is allowed
seaward of the
mean high tide

2 BBQs, 4 fire pits
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line

Calle Ariana

None (Private)
Public access
is allowed
seaward of the
mean high tide
line

None

None

Totals

732

574

1,041

1,306
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The City participated and consulted with the National Park Service, the State
Department of Parks & Recreation, the State Coastal Conservancy, and other public
and private entities and interested parties in designing, locating, funding, acquiring, and
implementing the California Coastal Trail (CCT) segment located within San Clemente’s
Coastal Zone.

This section of the CCT, known as the “San Clemente Beach Trail” (Beach Tralil), is a
popular route used by pedestrians and bicyclists, linking beach access points from
North Beach to Calafia State Beach. The Beach Trail is a 2.3 mile long trail that is
comprised of decomposed granite with a half mile long bridge segment. The northern
and southern sections of the trail are located on the inland side of the train tracks and
the middle segment (Corto Lane to T-Street) is located on the ocean side of the train
tracks. The trail is improved with post and cable fencing to protect users from passing
trains. The Beach Trail has 13 access points to the beach that
include licensed improved at grade crossings, underpasses, and bridges. The Beach
Trail is part of a continuous trail system traversing the length of the state’s coastline,
designed and sited to link with contiguous trail links located along many Coastal
jurisdictions.

The existing portion of the CCT in San Clemente has achieved these objectives:

a. Provides a continuous walking and hiking trail as close to the ocean as possible;

b. Provides maximum access for a variety of non-motorized uses by utilizing

alternative trail segments where feasible;

Maximizes connections to existing and proposed local trail systems;

d. Ensures that all segments of the trail have vertical access connections at
reasonable intervals;

e. Maximizes ocean views and scenic coastal vistas;

f. Provides an educational experience where feasible through interpretive facilities.

o

Maximum public coastal access is a fundamental goal of the Coastal Act and a key part
of San Clemente’s charm. The Coastal Act goes beyond just ensuring physical access.
It also emphasizes the importance of recreation and visitor-serving land uses that meet
a wide range of incomes and interests.

The City’s founder, Ole Hanson, realized recreational spaces and opportunities are an
important aspect in providing a high quality of life for the citizens of San Clemente.
Perhaps the greatest recreational asset of San Clemente is its coastal setting, enjoying
Coastal Commission
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a sunny Mediterranean climate with mild winters and warm summers. The vast open
space areas along San Clemente's eastern, southern, and western borders (Camp
Pendleton, Cleveland National Forest, and the Pacific Ocean) have helped to maintain
its small town character and enhanced its recreational opportunities. The beaches,
parks, and community focal areas within San Clemente's Coastal Zone provide a wide
range of recreational opportunities. This section describes San Clemente's most
valuable recreational resources. The Appendix includes maps showing the location of
the various amenities on and adjacent to the beach within the City.

Municipal Pier

With the development of San Clemente, Ole Hanson provided a-number of recreational
facilities. Two of these facilities within the Coastal Zone, the Municipal Pier and the Ole
Hanson Beach Club, remain in use today. The quarter-mile long Municipal Pier was built
as a gift to the community in 1928. The Municipal Pier has been destroyed by large surf
and rebuilt several times, most recently in 1983. The primary recreational use of the
Pier is for fishing and for quiet strolls to enjoy the beautiful setting and sunset. At the
base of the pier is the Fisherman's Restaurant and Bar.

Ole Hanson Beach Club

The Ole Hanson Beach Club and swimming pool was atse built in 1928 as a public
facility, and has since been a focal area for recreational activities for San Clemente. The
Beach Club is situated at North Beach on Avenida Pico and Boca de la Playa, and is
adjacent to commercial and residential uses. The Beach Club has two meeting rooms,
two outdoor terraces, showers, bathrooms, kitchen facilities, a six lane 25-yard pool and
an instructional pool. The Beach Club is used for a variety of public uses including: open
lap swimming, recreational swimming, swim lessons, water aerobics, recreational
classes, City meetings, and for weddings and receptions.

Community Center and Public Library

The San Clemente Community Center and Public Library are situated in the heart of
downtown San Clemente at Avenida Del Mar and North Calle Seville. The Community
Center contains an auditorium, kitchen, art gallery, meeting rooms, and the offices of
the Beaches, Parks, and Recreation Department. The surrounding grounds offer
shuffleboard courts and passive open space area. The Library Complex, in addition to
housing the County Library, provides two multi-purpose rooms, an arts and crafts room,
and a kitchen area.

Parks
Coastal Commission
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There are a total of fourteen public City parks and one State Beach Park located within
the Coastal Zone:

Community Center Park

The Community Center Park is located at the northeast corner of Avenida Del Mar and
North Calle Seville. The park has an area of 1.75 acres and includes meeting rooms,
outdoor shuffleboard, a grass play area, and 91 parking spaces. The library is
immediately adjacent to the Community Center within the City’s downtown core and is
surrounded by residential and commercial uses.

San Gorgonio Park

This 23 acre community park is located south of the San Diego Freeway (I-5) between
Via San Gorgonio, Avenida Vaquero and Calle Vista Torito. The park is located within
the Shorecliffs residential community. Facilities at this park include two little league
diamonds, a multi-purpose field, basketball courts, tennis courts, playground equipment,
picnic facilities, BBQs, restrooms, and 130 parking spaces.

Bonito Canyon Bicentennial Park

Bonito Canyon is an 11-acre community park located north of EI Camino Real at Calle
Valle. The park is surrounded by residential, hotel and commercial uses. This park
facility includes a picnic area, Little League diamond, children's play area, restrooms,
and a grass play area. Bonito Canyon is also the location of the Boys and Girls Club
facility, which includes two indoor gyms, game room, arts and crafts and meeting room
and 60 parking spaces.

Max Berg Plaza Park

This 3.62-acre historic neighborhood park is located in the block surrounded by El
Prado, Calle Puente, Avenida Aragon, and Avenida Del Poniente. The park is located
within a multi-family residential neighborhood and is adjacent to Las Palmas Elementary
School. The park contains a children's play area, rose garden, fountain, restrooms,
grass play area, and 55 street parking spaces.

Linda Lane Park

Linda Lane Park is a four-acre site located within the Pier Bowl area and Linda Lane,
which is adjacent to the beach and multi-family residential uses. Recreational amenities
include coastal-aecess; swings and creative play equipment, picnic tables, benches,
grass play area and 135 parking spaces (all metered). Public access to the beach is
available.

Parque Del Mar
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Parque Del Mar is located in the heart of the Pier Bowl Area. This park primarily serves
as an extension of the pier and beach facilities. The Parque Del Mar is a linear park that
extends from the Beachcomber Hotel to the base of the bluff below the Casa
Romanticsa and is adjacent to residential and mixed uses. Parque Del Mar includes the
main entrance to the Municipal Pier, the Amtrak Station, picnic tables, passive open
space, and 160 parking spaces. Public access to the beach is available.

Park Semper Fi

Park Semper Fi is a Special Use Facility and was established as a tribute to the United
States Marine Corps in 2005. The park is approximately one-eighth of an acre, and is
situated on a slope above Parque Del Mar. The park has a historical monument that
was dedicated to the Marine Corps centrally located in the park.

Leslie Park

Situated between Calle de los Alamos and the Coastal Bluff, Leslie Park is a 4,500
square foot pocket park. The park is divided into two viewing levels, which are
connected by a walkway and set of stairs built in 1980. There is no beach access from
this park. Leslie Park provides panoramic views up and down the coast from the top of a

steep cliff. Fhe—park—only-has—on-streetresidential-parking._Parking is available on-

street.

Calafia Beach Park

Calafia Beach Park is located at the end of Avenida Calafia at the mouth of a coastal
canyon and is operated by the State Parks. The park is located adjacent to Calafia
State Beach and the open space of the San Clemente State Park. The lower portion of
this park includes eeastalaceess; bathrooms, showers, and a beach concession
facility. A portion of this park is located on the coastal bluff overlooking the beach and
parking area, which has 208 parking spaces. This area includes passive open space
with benches and scenic vistas._Public access to the beach is available.

Jim Johnson Memorial Sports Park

This 8.72 acre community park is located directly north of the adjacent Shorecliffs
Middle School, and directly south of the San Diego Freeway (I-5) and Avenida Vista
Hermosa. Only a portion of the park is located within the Coastal Zone. Facilities at this
park include three unlighted soccer fields, restroom/concession building, a children’s
play area, picnic areas, lighted basketball court, parking, and a bus/vehicle student drop
off area for the adjacent middle school.

Pico Park
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This 1.56 acre community park is located on Avenida Pico south of the San Diego
Freeway (I-5). Facilities include a lighted basketball court, restroom building, children’s
play area, picnic facilities and 14 parking spaces.

Canyon View Park

This 1 acre community park is located on Avenida Costa Azul south of the San Diego
Freeway (I-5). Facilities include a restroom building, children’s play area, picnic facilities
and 6 parking spaces.

Vista del Sol Park

This 1.23 acre is a passive park area that is located on Avenida Costa Azul south of the
San Diego Freeway (I-5). Facilities include a restroom building, picnic facilities and 14
parking spaces.

Ocean View Park

This .56 acre is a passive park area that is located near the intersection of Avenida
Vista Hermosa and Via Canon Verde, directly south of the San Diego Freeway (I-5).

Schools

Three schools are located within the City's Coastal Zone and provide active recreation
areas:
Concordia Elementary School

This school is located west of Avenida Presidio and south of the San Clemente
State Park boundary within a residential neighborhood. The school contains a baseball
diamond and children's play area.

Las Palmas Elementary School

Located on Calle Puente between Del Poniente and Avenida Aragon in a residential
neighborhood. The school has a baseball diamond, soccer field, and children's play
area.

Shorecliffs Middle School

Located at 240 Via Socorro in a residential neighborhood, the school includes
basketball and volleyball courts, track and a sports field.

Beaches
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Located between the Dana Point Headlands and San Mateo/Cotton's Point is the
Capistrano Bight. Within the Capistrano Bight is a southwestern facing stretch of
coastline with pristine sandy beaches, five miles of which make up the San Clemente
coastline. San Clemente beaches are popular for surfing, body boarding, sun bathing,
volleyball, fishing, and other ocean related activities. The beaches within San Clemente
are divided into State, City, and private beaches.

San Clemente State Beach

San Clemente State Beach includes 6,000 feet of shoreline, and 110 acres of
campground area at the southern end of San Clemente's Coastal Zone and boarded on
the north and south by residential uses. The campground facilities accommodate
approximately 180,000 visitors a year although the number of campers will fluctuate
from year to year based on weather conditions. The San Clemente State Beach
campgrounds are one of the most heavily utilized facilities in the State Park system.
There are currently 160 camping spaces: 88 tent sites; 72 recreational vehicle spaces.
In addition there is one group campsite that accommodates up to fifty people. Public
access to the beach is available.

San Clemente City Beach

The San Clemente City Beach includes two miles, or approximately twenty acres, of
coastline. Annually, City beaches receive approximately 2.5 million visitors. The number
of visitors in any one year is greatly dependent on the summertime weather. Single and
multi-family residential uses are located along the 100 foot tall bluffs that overlook the
beach. The most heavily used City beaches are the Pier Bowl, North Beach, and "T"
Street. The Pier Bowl, with its concentration of year around activities and is the City's
most popular beach. Some of the facilities on the beach include: the Municipal Pier,
volleyball courts, fire pits, picnic areas, beach concession stands, restrooms, and
showers.

Private Beach Parcels Areas

There are six private beach areas parcels that make up two miles of San Clemente’s
five mile coastline. The private beach areas parcels are located at the northern and
southern ends of the City. Five of the six beach areas parcels are owned by adjacent
Homeowner Associations and one is owned by a private entity. The recreational
amenities that exist in these private beach areas parcels (see Table 3-1) are for the
sole use of the owners and their guests. Public access is allowed available seaward of
the mean high tide line to public tidelands located beyond the private parcels at all
times to—providelateral-acecess to—all-of the privatebeachs. Public tidelands provide
uninterrupted lateral access along the City’s coastline. The northern section of private

beach begins at the City's northern border and stretches south approximately one mile
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and is adjacent to residential uses and the open space area of the Marblehead Coastal
development. Fhis—section—of-beach—is—These beach parcels are owned by San
Clemente Shorecliffs Homeowners Association, Palm Beach Mobile Home Court, and
several private owners. Near the City's southern border is an_approximately one
mile ef-long beach parcel owned by the Cypress Cyprus Cove and Cypress Cyprus
Shores Homeowners Associations. Public prescriptive rights may exist across the dry
sand of these privately owned parcels however, no formal prescriptive rights analysis
have been performed to date and would need to be prepared in order to formally
establish such rights. Descriptions of these private beach areas and communities is
are provided below:

Poche Beach-Shorecliffs Beach Club

A portion of Poché Beach which sits on the northernmost end of San Clemente is owned
by the San Clemente Shorecliffs Beach Club Association. The owners of the beach area
are located east of the I-5 freeway and are surrounded by the Shorecliffs Golf Course
and San Gorgonio Park. The beach is located at the intersection of Camino Capistrano
and Pacific Coast Highway. The beach is located adjacent to residential uses and open
space. This beach area landward of the mean high tide line is privately owned and the
amenities are restricted to residents of the Shorecliffs community and their guests. As
described in Section 3.1.2, Shoreline Aaccess, the beach area is accessed from a
crosswalk that uses the signalized intersection across Pacific Coast Highway to a
catwalk under the train tracks and to the beach. The private recreational amenities on
the beach include: a beach club, paddle tennis courts, playground equipment, volleyball
court, basketball court, and other amenities as identified in Table 3-1. Public access and
a public beach are located just north of the privately owned Shorecliffs beach; however,
this portion of the beach is located in the City of Dana Point (see Figure 3-2322). Just
south of Poché beach are two unimproved beach parcels that are privately owned by
Ashland Asset Holdings LLC and the Palm Beach Mobile Home Court. This beach has
no improvements, and is only accessible to residents of the mobile home park inland of
the mean high tide line. The beach area owned by Ashland Asset Holdings LLC is a
private entity and is not part of a residential community.

Figure 3-2322 Poche Public and Private Beach Areas Parcels
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Suggested Modification: Revise
Figure 3-23 to depict the entire
boundary of the Shorecliffs
private beach parcel, as it
appears to be cut off and to
provide a legend and/or
identifying the red line as the
City limit/boundary line and the
yellow line as a property parcel

line.

Suggested Modification: Provide new figures
clearly delineating and depicting all other private
beach parcels in the coastal zone (i.e., a new
Figure 3-24 depicting Cyprus Shores/Cove
Beach, Figure 3-25 depicting Cyprus Cove,
Figure 3-26 Cotton’s Point).

Cypress Cyprus Shores/Cove Beach

Access to this private beach area landward of the mean high tide line is limited to the
residents of the Cypress Cyprus Shore, Cypress Cyprus Cove, and Cotton’s Point
Estates communities. The beach is one mile long and starts at the southern border of
the San Clemente State Beach and ends at the City’s southern boarder. The beach is
bordered to the east by bluffs and the railroad track revetment. The beach area is
improved with volleyball courts, benches, swings, BBQs, picnic tables, and fire pits.

Cypress Cyprus Cove Gated Community

Cypress Cyprus Cove is one of three private communities near the City’s southern
border. The Community is zoned Residential Low (RL) and located west of the I-5
freeway. The community has private streets and gated access. The community has a
clubhouse, tennis courts, and pool. Access to the beach is at the north end of the
community that goes down the bluff and provides access to the beach. Access to the
beach area landward of the mean high tide line is limited to the residences of the
community. The community also has a 2.2 acre park that is located along the bluff and
adjacent to the viewpoint and beach access with 21 parking spaces.

Cypress Cyprus Shores Gated Community
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Cypress Cyprus Shores is located to the south of Gypress Cyprus Cove and west of the
I-5 freeway. The community is zoned RL and has a gated access. The community has a
viewpoint along the bluff, clubhouse, pool, tennis courts, and other amenities as
identified in Table 3-1. Beach access is at the south end of the community. Access to
the beach area landward of the mean high tide line is limited to the residentsees of the
community.

Cotton’s Point Estates Gated Community

Cotton’s Point Estates is a small gated private community within CGypress Cyprus
Shores that is comprised of 16 lots at the southernmost tip of San Clemente. The
Western Whitehouse home of Richard Nixon until 1980 is located within this community
along the bluffs in front of Cotton’s Point surf break. Access to the beach area landward
of the mean high tide line is limited to the residents of the community.

Surfing Areas

San Clemente is a well-known surfing area and is the home of many of the world's past,
present and future surfing professionals. The surf areas located within or near the City's
Coastal Zone are valuable public recreational resources that are enjoyed year round.
There are a total of eight established surfing areas within the City's boundaries.
Perhaps the most well-known surfing beaches in the area, are Trestles and San
Onofre, located just south of the San Clemente city limits. From north to south the
surfing beaches within San Clemente include:

e Poche - Poche Beach is a County beach within the City of Dana Point, but this
general area also extends into the northern portion of the City’'s Coastal Zone.
This beach includes both a reef break and beach break and is located in the
northern portion of the City's Coastal Zone.

e 204 — Considered both a rock reef break and a beach break; 204 is located just
south of North Beach.

e The Pier - The Pier is a beach break where wave shape is enhanced by the
buildup of sand next to the pier. The Pier break is located on the north side of the
Municipal Pier. Surfing on the south side of the Pier is prohibited.

e T-Street - T-Street is a reef break that is located in front of the T-Street overpass.
During the summer surfing is prohibited June 15 to September 15 from 10 AM to
6 PM weekends, and from 11 AM to 6 PM weekdays, or any other times as
designated by lifeguards for public safety. Surfing is allowed at the beach break
just south of T-Street (hamed "Beach House").

e Lost Winds - Lost Winds is a beach break that is located in front of the Lost Winds
access point.
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Riviera - Riviera is a beach break located adjacent to the Riviera Beach storm
drain and access point.

State Park - State Park is a beach break that is located south of the Calafia Beach
access point.

Cotton's Point - Cotton's Point is located at the very southern edge of the City
limits and is an outstanding left point break. The closest public access is the
Trestles access.

Community Events

San Clemente holds a variety of community events during the year, includeing Earth
Day, art shows, surf contests, car show, beach concerts, and farmers markets. The
larger events include:

The Ocean Festival - Billed as "The Greatest Show on Surf,” the Ocean Festival
features a variety of ocean related events. Held during the month of July, the
Ocean Festival continues to increase in attendance and the number of events
since its early beginning in 1977 as a lifeguard competition. In addition to the
traditional lifeguard competition, ocean events also include surfing contests and
legends presentation, sand castle building contests, ocean related arts and
displays, presentations on the history of surfing, music, biathlon competitions,
swimming contests, junior “King Neptune” and “Little Mermaid” competitions, and
more.

The Fiesta - The Fiesta, held during the month of August, is an annual block
party event on Avenida Del Mar. During the Fiesta, downtown streets are closed
to vehicles and Avenida Del Mar is transformed into a giant stage where the
music plays all day long. This carnival atmosphere includes three stages where
performers play music that range from country to rock-and-roll. There are also
rides and games for children, food, drinks and other types of street
entertainment.

Fourth of July Fireworks - The Fourth of July Fireworks show is among the most
popular of San Clemente's community events. The fireworks show first began at
the end of the Municipal Pier in the 1950's and has continued every year since.
The Fourth of July weekend is the most popular weekend of the year and attracts
thousands of people to the City's beaches.

3.2. Coastal Act Policies

The Coastal Act Policies set forth below are incorporated herein as policies of the Land
Use Plan:

Section 30210 Access:; recreational opportunities; posting
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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 Development not to interfere with access

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 New development projects

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) it is
inconsistent with public safety, military security needs, or the protection of fragile
coastal resources, (2) adequate access exists nearby, or, (3) agriculture would
be adversely affected. Dedicated accessway shall not be required to be opened
to public use until a public agency or private association agrees to accept
responsibility for maintenance and liability of the accessway.

b. For purposes of this section, "new development" does not include:

(1) Replacement of any structure pursuant to the provisions of subdivision
(g) of Section 30610.

(2) The demolition and reconstruction of a single-family residence; provided,
that the reconstructed residence shall not exceed either the floor area, height
or bulk of the former structure by more than 10 percent, and that the
reconstructed residence shall be sited in the same location on the affected
property as the former structure.

(3) Improvements to any structure which do not change the intensity of its
use, which do not increase either the floor area, height, or bulk of the
structure by more than 10 percent, which do not block or impede public
access, and which do not result in a seaward encroachment by the structure.

(4) The reconstruction or repair of any seawall; provided, however, that the
reconstructed or repaired seawall is not a seaward of the location of the
former structure.

(5) Any repair or maintenance activity for which the commission has
determined, pursuant to Section 30610, that a coastal development permit
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will be required unless the commission determines that the activity will have
an adverse impact on lateral public access along the beach.

As used in this subdivision "bulk" means total interior cubic volume as
measured from the exterior surface of the structure.

c. Nothing in this division shall restrict public access nor shall it excuse the
performance of duties and responsibilities of public agencies which are required
by Sections 66478.1 to 66478.14, inclusive, of the Government Code and by
Section 4 of Article X of the California Constitution.

Section 30212.5 Public facilities:; distribution

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 30214 Implementation of public access policies; legislative intent

a. The public access policies of this article shall be implemented in a manner that
takes into account the need to regulate the time, place, and manner of public
access depending on the facts and circumstances in each case including, but not
limited to, the following:

1) Topographic and geologic site characteristics.

2) The capacity of the site to sustain use and at what level of intensity.

3) The appropriateness of limiting public access to the right to pass and repass
depending on such factors as the fragility of the natural resources in the area
and the proximity of the access area to adjacent residential uses.

4) The need to provide for the management of access areas so as to protect
the privacy of adjacent property owners and to protect the aesthetic values
of the area by providing for the collection of litter.

(b) It is the intent of the Legislature that the public access policies of this article be
carried out in a reasonable manner that considers the equities and that balances the
rights of the individual property owner with the public's constitutional right of access
pursuant to Section 4 of Article X of the California Constitution. Nothing in this section or
any amendment thereto shall be construed as a limitation on the rights guaranteed to
the public under Section 4 of Article X of the California Constitution.

(c) In carrying out the public access policies of this article, the commission and any
other responsible public agency shall consider and encourage the utilization of
innovative access management techniques, including, but not limited to, agreements
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with private organizations which would minimize management costs and encourage the
use of volunteer programs.

Section 30220 Protection of certain water-oriented activities

Coastal areas suited for water-oriented recreational activities that cannot readily be
provided at inland water areas shall be protected for such uses.

Section 30221 Oceanfront land; protection for recreational use and development

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 Private lands; priority of development purposes

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 30224 Recreational boating use; encouragement: facilities

Increased recreational boating use of coastal waters shall be encouraged, in
accordance with this division, by developing dry storage areas, increasing public
launching facilities, providing additional berthing space in existing harbors, limiting non-
water-dependent land uses that congest access corridors and preclude boating support
facilities, providing harbors of refuge, and by providing for new boating facilities in
natural harbors, new protected water areas, and in areas dredged from dry land.

Section 30252 Maintenance and enhancement of public access

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.
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Section 30255 Priority of coastal-dependent developments

Coastal-dependent developments shall have priority over other developments on or
near the shoreline. Except as provided elsewhere in this division, coastal-dependent
developments shall not be sited in _a wetland. When appropriate, coastal-related
developments should be accommodated within reasonable proximity to the coastal-
dependent uses they support.

3.3. Goalsand Policies

PUB-1 Neighborhood Pedestrian and Bicycle Connectivity. Encourage
connectivity by developing and maintaining pedestrian and bicycle trails, where
appropriate, along eur the City’s coastline, including designated railroad crossings
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for pedestrians,-_and maintain_connectivity between neighborhoods with safe, well-
designed and maintained walking and biking trails and sidewalks.

PUB-3 PUB-2 Compact Neighborhoods. Support compact, neighborhood-serving

development that provides healthy foods or essential services within walking or
biking distance from residential neighborhoods, schools and parks.

PUB-6 PUB-3 Roadway sSystem. Require the City’s roadways to:

a.

o

e.

Accommodate public transit, motor vehicles, bicyclists, skateboarders and
pedestrians within the public right-of-way wherever feasible.

Consider Federal, State, Orange County and City standards and guidelines for
roadway design, maintenance and operation.

Provide future roadway capacity.

Ensure that new roadways, ramps, traffic control devices, bridges or similar
facilities, and significant changes to such facilities, are designed to accommodate
multi-modal facilities, and where feasible, retrofit existing facilities to improve the
balance for the users of the roadway.

Be maintained in accordance with best practices.

PUB-7 PUB-4 Innovative Design. Support the design principles for Living Streets.
Consider use of innovative transportation design features, such as, but not limited to
Intelligent Transportation System improvements, modern day roundabouts, midblock
and corner bulbouts and road diets where such changes can improve the balance of
the roadway and its compatibility with surrounding land uses_while also maintaining
and improving public access to and along the shoreline.

PUB-8 PUB-5 Streetscapes and Major Roadways. During the design, construction or
significant modification of major roadways, the City will shall promote scenic
parkways or corridors to improve City’s visual quality and character, enhance
adjacent uses, and integrate roadways with surrounding districts. To accomplish
this, the City will shall:

a.

Encourage the creation and maintenance of median planters and widened
parkway plantings;

Retain healthy, mature trees in the public right-of-way, where feasible;

Emphasize the planting and maintaining California Native tree species of

sufficient height, spread, form and horticultural characteristics to create the

desired streetscape canopy, shade, buffering from adjacent uses, and other
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desired streetscape characteristics, while considering impacts to public view
corridors.

d. Encourage the use of water-conserving landscaping, street furniture, decorative
lighting and paving, arcaded walkways, public art, and other pedestrian-oriented
features to enhance the streetscape appearance, comfort and safety.

e. Encourage and where possible, require undergrounding or stealthing of overhead
utility lines and equipment, cellular facilities and related ground mounted
structures.

f. When possible, consolidate signs in the public right-of-way to reduce sign clutter,
improve sight distance, maintain or improve safe access and reduce costs.

g. Design and locate street lighting with shielding or “cutoffs” to prevent glare, avoid
excess lighting and preserve dark night time skies.

PUB-9 PUB-6 Electric Vehicles. Support the use of aNeighborhood_Electric Vehicles
(NEVs)- and long-range electric vehicles, and-identify NEV routes and designate
special parking with charging stations fer—such—NeighboerhoodElectric Vehicles

NEVs) at beaches and commercial locations.

PUB-10 PUB-7 Accessible Pedestrian Facilities. All new streets shall have provisions
for the adequate and safe movement of pedestrians, including improvements for the
elderly and disabled.

PUB-11 PUB-8 Accessible Transit. Provide bicycle, pedestrian and wheelchair access
to all transit facilities and maintain bicycle, pedestrian and wheelchair facilities so
that they are safe, attractive and well lit.

PUB-12 PUB-9 Rail Facilities and Programs. Support the retention of passenger rail
facilities at North Beach and in the Pier Bowl to help meet inter-city and regional
transportation needs while the rail corridor exists in this location.

PUB-13 PUB-10 Regional Rail Service. Support the expansion of Metrolink and
Amtrak service by the Southern California Regional Rail Authority, OCTA, and other
agencies to enhance San Clemente’s regional transit accessibility for residents,
employees and visitors.

PUB-19 PUB-11 Pier Bowl and North Beach. Enhance the Pier Bowl and North Beach
areas to function as recreational, cultural and economic hubs. We-alse-mMaximize
accessibility for residents, visitors and commuters, including train passengers, to
create easy and natural transitions between the beach, beach trail and local
businesses or cultural attractions.

PUB-15 PUB-12 Transit Service. Support the maintenance of existing bus service and
encourage transit service enhancements_and expansion of bus service to coastal
Coastal Commission
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recreational areas, including the expansion of bus service during the peak summer

season by OCTA to ensure all residents have access to adeguate and safe transit.

PUB-16 PUB-13 Senior and Disabled Public Transit. Support the provision of
appropriate and cost-effective transit services for seniors, disabled persons and
those who are unable to drive motor vehicles by coordinating with regional transit
providers, non-profit service providers, private services, and community-based
services.

PUB-17 PUB-14 Bicycle and Pedestrian Wayfinding. Bicycle and pedestrian network
wayfinding and information shall be provided through signs, street markings or other
technologies.

PUB-20 PUB-15 Bicycle and Pedestrian Network. Plan, develop and maintain a
comprehensive bicycle and pedestrian network. Integrate development of the bicycle
facilities network into larger land use planning and development projects.

PUB-22 PUB-16 Bicycle Facilities. ir—preparing-Cityland-useplans—and-applicable
CapitatmprovementPrograms,—tThe City will-address shall require that new or

remodeled commercial, multi-family residential, and mixed-use development projects
meet bicycle needs, including:

a. Attractive destination facilities, such as secure bicycle lockers, showers, and
changing rooms that are conveniently located for bicyclists, i.e. a bike station);

b. Facilities for bicycle parking within newly-built and renovated multi-family
residential developments, residential condominiums and apartment conversions
to condominiums, multi-use and non-residential sites;

c. Safe, secure, attractive and convenient bicycle parking; and

d. Wayfinding systems and traffic control signage or markings for all bicycle
facilities.

PUB-23 PUB-17 Implementation of Bicycle and Pedestrian
Improvements. Censider—The City shall implementing bicycle and pedestrian
improvements  prejects  as part of ether——Capital Improvement
street improvement-projects-and-hew-orremodeled-commercial-areas.

PUB-24 PUB-18 Bicycle Parking. Previde New development and Major Remodels
shall provide convenient, secure, attractive and easy to use bicycle parking at public
buildings, commercial areas, multi-family residential development projects, and at
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schools and parks and encourage (and require where applicable) other agencies to
provide bicycle parking for rail transit and Park-n-Ride facilities.

PUB-25 PUB-19 Access-toPublicLandsPublic Access Easements/OTDs. Improve
appropriate legal access to lands epen for public use by bicyclists and pedestrians
through offers to dedicate (OTD), public access easements, or deed restrictions.

PUB-26 PUB-20 Alleys/Paseos. Consider improvements to City alleyways to provide
automobile and electric vehicle access as well as alternative pedestrian and bicycle
routes, where appropriate.

PUB-27 PUB-21 Pedestrian Connectivity. Require new development projects-and-site
plans and Major Remodels to be designed to encourage pedestrian connectivity
among buildings within a site, while linking buildings to the public bicycle and
pedestrian network.

PUB-28 PUB-22 Beneficial Commercial Uses on Public Sidewalks. Consider
approving certain commercial uses on public sidewalks_in_commercial and mixed-
use areas when those uses benefit the overall pedestrian environment.

PUB-23 Parking Requirements. Continue to require_new development and Major
Remodels to provide off-street parking sufficient to serve the approved use in order
to_minimize impacts to public on-street and off-street parking available for coastal
access. Continue to require properties with nonconforming parking to provide code-
required off-street parking when new uses, structural alterations or additions result in
increased parking demand. Prohibit modification or waiver of off-street parking
requirements that are found to adversely impact public parking available for coastal
access.

PUB-24 Parking Dimensions. Continue to require that off-street parking is designed
with adequate dimensions, clearance, and access to ensure its intended use.

PUB-29-PUB-25 AutemebHe-Parking Demand. Reduce automobile parking demand
by improving public transit, bicycle and pedestrian mobility, particularly to and
from eur key destination areas.

PUB-26 Transportation Demand Management Measures. The City shall encourage
employers to provide incentives for increased transit ridership (e.q., subsidies for
transit use, shuttles to transit stations), ridesharing, vanpools, bicycle ridership, and
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other transportation demand management measures designed to reduce vehicle
miles travelled.

PUB-30————PUB-27 Alternative Parking Strategies an
Incentives. Ceonsider Allow alternative parking strategies that—address an
incentives that provide for multi-modal parking needs; to_improve land use

efficiency. and—enhance—environmental—quality,—such—as—use—of—energy-
savinglgenerating—features; Such strategies and incentives include, but are not
limited to demand based parking strategies, tandem parking, parking lifts, valet
assisted parking stacking, alernative—paving—and accommodating multiple
uses through shared parking, and credit of bicycle, NEV, motorcycle/scooter parking
spaces to count toward automobile parking requirements, unless the strateqy or
incentive is_determined to adversely impact public parking available for coastal
access.

o

o

PUB-32 PUB-28 Comprehensive Parking Strategies. Base parking decisions and
related improvements in key visitor-serving commercial areas (e.g., North Beach,
Del Mar/T-Zone, and Pier Bowl—and—Plaza—San—Clemente) on comprehensive
parking and circulation strategies that enhance public access to the coast.

PUB-14 PUB-29 Coeerdinated Multi-Modal Land Use Planning fer—Fransit.
Encourage higher density, mixed-use, and commercial development in areas with

existing and planned transit service_and design new development to provide multi-
modal, non-automobile circulation to the greatest extent feasible.

PUB-30 Consolidation of Small Commercial Lots. Provide incentives to encourage
consolidation of commercial lots of insufficient size to accommodate off-street
parking and sufficient commercial intensity of development.

PUB-31 Alley Access. Require alley access to parking areas for all new residential and
commercial development in areas where alley access exists.

PUB-32 Minimization of New Curb Cuts. Require new development to avoid or
minimize curb cuts to protect on-street parking spaces. Close curb cuts to create
new public parking wherever feasible.

PUB-33 Parking Impacts to Public Access. Prohibit new development that would
result in restrictions on public parking that would impede or restrict public access to
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beaches, trails or parklands, (including but not limited to, the posting of “no parking”
signs, red curbing, and physical barriers), except where such restrictions are needed
to protect public safety and where no other feasible alternative exists to provide

public safety.

PUB-34 Citywide Identity Graphics. Develop a citywide identity graphics program
to elearly—mark—directions facilitate regional access from Interstate 5 to public
buildings, parks, the-primary beach_access points—frent, Del Mar business district,
the Pier Bowl, North Beach, public parking areas, prominent natural features and
City entry points.

PUB-35 Parking Fees. A range of parking fees should be implemented in areas used
by the public to access public beaches and parks in order to maximize public access
and recreation opportunities. Changes to existing time limits, er hours of operation
and substantial-changes—te parking fees which have the potential to change the
intensity of public use ef-the-beach or public access to the ecean shoreline shall
require a Coastal Development Permit.

PUB-36 Coastal Public Access. Establish, protect, maintain, and, where feasible,
expand and enhance a system of public coastal access to the shoreline, beaches,
tidelands, and recreational facilities in a manner that achieves the following :

Maximizes public access to and along the shoreline;

Is safe and feasible;

Includes, where appropriate, pedestrian, hiking, bicycle, and equestrian trails;

Provides connections to beaches, parks, and recreational facilities and trail

networks with adjacent jurisdictions;

e. Includes, where appropriate, well-designed and maintained support facilities such
as parking, restrooms, fire pits, trash facilities, resting/view places, snack bars,
picnic tables, and bike racks;

f. Provides access to coastal view corridors;

oo op
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Maximizes public coastal views;

Facilitates alternative modes of transportation, such as walking, bicycling, and
public transit, including local shuttles;

Is consistent with policies regarding hazards, bluff, resource, cultural resource
and wildlife habitat preservation;

Minimizes alterations to natural landforms;

Protects environmentally sensitive habitat areas (ESHAS);

Meets facility needs to provide public safety services, including lifeguards, fire,
and police service;

. Is managed to be permanently available;

Balances the rights of individual property owners with the public's rights of
access;

Is compatible with adjacent development; and

Is developed in cooperation with the following: State Department of Parks and
Recreation, State Department of Fish and Wildlife, State Coastal Conservancy,
State Lands, Orange County and private organizations, as appropriate.

PUB-37 Preserving Public Coastal Access. Review proposals for coastal land
use changes and development to ensure they do not interfere with the public's right
of access to the coast by ensuring that:

a.

Public transit needs are accommodated, as required by Orange County
Transport Association;

Commercial and visitor-serving commercial uses are located near housing to
encourage walking and bicycling;

Non-automobile mobility options are provided within new development;

Adequate parking facilities, or a substitute means of serving the development
with public transportation, is provided;

Proposals are consistent with public safety and security needs;

Proposals protect fragile coastal resources and effectively mitigate potential
impacts;

Public coastal access is provided on site in proportion to the impact resulting
from the proposal, unless there is an_adequate, convenient, and easily
accessible alternative nearby;

Gates, guardhouses, barriers, or other structures that would inhibit public access
to and along the shoreline and to beaches, coastal parks, trails, or coastal bluffs
are generally not permitted, with the exception of devices associated with safe
access along and across the railroad.

Existing public access is preserved and enhanced in perpetuity.
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PUB-38 Provision of New Public Access. Public access from the nearest public

roadway to the shoreline and along the coast shall be provided in new development
projects except where:

a. ltis inconsistent with public safety, military security needs or the protection of
fragile coastal resources;

b. Adequate public access already exists nearby; or

c. Agriculture would be adversely affected.

PUB-40PUB-39 New Development Public Access Requirements. New

developments proposed on property lying between the first public roadway and the
shoreline shall provide both physical and visual public access to the shoreline and
along the coast in proportion to the public access impact resulting from the new
development. The City is not to exercise its power to grant or deny a permit in a
manner that will take or damage private property for public use, without the payment
of just compensation or a reasonable nexus between the development and the
impact. This seetion policy (1) is not intended to increase or decrease the rights of
any owner of property under the Constitution of the State of California or the United
States and (2) requires reasonable justification and proportionality under the U.S.
Supreme Court's Nollan/Dolan doctrine and subject to Section 30010 of the Coastal
Act.
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PUB-41PUB-40 New Development and Public Access. The location and amount of
new development sheuld shall protect, maintain and enhance existing public access
to the coast and, where applicable, erhance create new public access to-the-coast

by:

o

Facilitating the provision or extension of transit service;

Providing commercial facilities within or adjoining residential development

or in other areas that will minimize use of coastal access roads;

c. Providing multi-modal facilities and access routes within and adjacent to
the development, where feasible, or off-site multi-modal facilities and
access routes that serve the development if infeasible within or adjacent to
the development;

d. Providing adequate parking facilities or a substitute means of serving the
development with public transportation or non-motorized transportation
modes;

e. Ensuring the potential for public transit for high intensity uses;

f. Ensuring 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 on-
site recreational facilities to serve the new development.

o

PUB-42 PUB-41 New Development Requiring Public Lateral Access
Easement. For aAny new development that requires lateral public access
mitigation as-dentified-in-PUB-40, where the property ownership interests extend to
the mean high tide line shall+reguire shall be required whenever possible a direct
dedication or an offer to dedicate (OTD) an easement to allow public lateral access
along the beach. Such ©¥Bs dedications shall run with the land in favor of a public
agency or a private association approved by the Executive Director of the Coastal
Commission. Such offers shall be in effect for a period of 21 years, and all
dedications shall be recorded free of prior liens, and encumbrances that the
Executive Director of the Coastal Commission or City’s Community Development
Director finds may affect the interest being conveyed, except tax liens.

Wherever possible, Eeach lateral public access easement shall extend inland from
the mean high tide line to the toe of a bluff. In cases where development is not
located on a bluff, but on the beach, lateral public access shall extend no closer than
10 feet to a residence to allow for a privacy buffer. In no case shall the area
available for public use be closer than ten (10) feet to any residence with the
exception that in the event that the area seaward of the 10-foot buffer is impassable.
For example, at extreme high tides, the public shall have the right of pass and
repass within the 10-foot buffer area.
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Prior to the City’s acceptance and recordation of any legal documents submitted by
applicants in compliance with special conditions related to public access OTDs, the
City shall comply with Title 14 CCR § 13574.

PUB-44-PUB-42 Private New Development Requiring Public Vertical Access
Easement. For aAny new development proposed that requires vertical public access
mitigation, as—identifiedin-—PUB-40; shall-require a direct dedication or an offer to
dedicate (OTD) an easement to allow public vertical access to the mean high tide
line shall be required whenever possible where development projects cause or
contribute to adverse vertical coastal public access impacts, unless
adequate vertical access is available nearby. Whenever possible, Mvertical
accessways shall be a sufficient size to accommodate two-way pedestrian passage
and landscape buffer and should be sited along the border or side property line of
the project site or away from existing or proposed development to the maximum
extent feasible. The access easement shall measure at least 10 feet wide, where
feasible.

Such effers—of dedications shall run with the land in favor of a public agency or
private association approved by the City Community Development Director or
Coastal Commission Executive Director. Such offers shall be in effect for a period of
twenty-one (21) years, and dedications shall be recorded free of prior liens and
encumbrances that the Executive Director of the Coastal Commission or the City’s
Community Development Director finds may affect the interest being conveyed,
except tax liens.

Prior to the City’s acceptance and recordation of any legal documents submitted by
applicants in compliance with special conditions related to public access OTDs, the
City shall comply with Title 14 CCR § 13574.

PUB-46 PUB-43 Dedicated Public Access Areas. The City will pursue dedication
and acceptance, where feasible, of beach access and other offers-to-dedicate (OTD)
throughout the City. After—the—date—ofcertification—of-the LCP,—the-The City will
keep shall maintain_an inventory of public access and open space dedications or
OTDs to ensure that such areas are known to the public and protected through the
coastal development permit process. Prior to the City’s acceptance and recordation
of any legal documents submitted by applicants in compliance with special
conditions related to public access OTDs, the City shall comply with Title 14 CCR §
13574.

PUB-43 PUB-44 Bluff Top Viewing Areas. Where a development is proposed
along a shorefront bluff top lot, and no beach area exists to allow for
vertical and-or lateral access to the shoreline, but the proposed development will
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result in public access impacts, public access for viewing purposes shall be provided
as an alternative, wherever possible. Such access shall run to and along the bluff
edge, and wherever possible, shall extend a minimum of twenty feet inland from the
bluff edge, but no closer than ten feet to any residential unit.

Modifications to the recommended dimensions of bluff top viewing areas provided
under this policy shall be permitted in order to maintain public safety (including bluff
stability), habitat values and the rights teprivaey of the property owner and adjacent
property owners. In areas where a residential structure exists in the vicinity of the
proposed access, the access way shall be sited and designed to provide a buffer

area between the access way and the structure. Generally,a-10-foot-bufferbetween

PUB-45 PUB-45 New Development Restrictions on Limiting Public Access.
New development shall not incorporate gates, fences, walls, guardhouses, barriers
or other structures designed to regulate or restrict access where they would inhibit,
interfere and/or discourage the public’s right of access to the sea where such right
was acquired through use, legislative authorization, or other operation of law legal
entitlement, including, but not limited to, the public’s right of access to and along the
shoreline and to beaches, coastal parks, trails or coastal bluffs.

PUB-47 PUB-46 Conversion—of—Public—Acecess Privatization of Streets.
Prohibit the-conversion-of new private streets, or the conversion of public streets to
private streets, where such a new street or conversion would inhibit public access to
and along the shoreline and to beaches, coastal parks, trails or coastal bluffs.

PUB-48—PUB-47 Maximizing Public Access and Recreation. Consistent with
the LUP_policies abeve, provide maximum public access, which shall be
conspicuously posted, and recreational opportunities for all the people from the
nearest public roadway to the shoreline and along the shoreline consistent with
public safety needs and the need to protect public rights, rights of private property
owners, and natural resource areas from overuse.

PUB-61-PUB-48 San Onofre State Park. Support continued public access to and use
of federal lands (i.e., those areas of Camp Pendleton under lease to the State Parks
Department).
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PUB-49 PUB-49 Beach Access Facilities. The City will shall develop a
comprehensive network of improved beach access facilities at all designated primary
beach access points (Figure 3-3) which will ultimately provide safe access to all City
owned beaches and continue to improve, maintain, enhance and maximize public
use of the beach access points and beach facilities.

PUB-50 Funding for Public _Access Improvements. Funding shall be actively
sought to maintain and improve existing accessways. The City shall seek funding
for projects that will enhance public access, including additional off-street public
parking spaces to serve beach accessways through the maximized use of existing
beach parking lots and creation of new parking lots where feasible.

PUB-51 Maintenance of__Beach Access Points. The maintenance and
enhancement of improved and licensed public non-vehicular access across the
railroad tracks and to the shoreline shall be of primary importance when evaluating
any future public or private improvements in the Coastal Zone. The City's five
primary beach access points are:

a. North Beach

b. Linda Lane

c. Pier Bowl Underpass

d. “T” Street

e. Avenida Calafia (San Clemente State Beach)

The following five secondary access points are:

Dije Court

El Portal

West Mariposa
Lost Winds
Riviera

® Q0o

The City shall encourage non-vehicular access to these public beach access points,
in order to minimize conflict with local residential neighborhoods and to maximize the
capacity of the primary access points to serve regional visitors.

PUB-53 PUB-52 Accessible Viewpoints__at Beach Access Points. A
resting/viewplace should be provided at appropriate blufftop accessways near the
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inland entry point. Such facilities would be of benefit to elderpeople erothers who
would be unable to negotiate find-regotiating the steep accessways tirirg, and would
capitalize on the panoramic coastal views available from the bluff edges.

PUB-56 PUB-53 Locations—for Trash Receptacles. Trash receptacles shall be
placed at, or near, all public appropriate access ways, shall not block the access
way and sheuld shall be placed in aesthetically pleasing enclosures.

PUB-52 PUB-54 Access Management Program. For the private beach areas an
access management program shall be prepared when development in a private
community is required, as established by PUB-4038, to set up a plan/program
to dedicate or offer to dedicate public access in accordance with the City LCP and
State requirements. The purpose of the access management programs shall be to
provide maximum public access consistent with the Coastal Act of 1976, the
analysis contained in this ElementLUP, and site specific constraints_and distance to
the nearest public access point(s). The access management programs shall be
implemented by the City of San Clemente or other public agencies or private
associations which have accepted the offers of dedication.

The access management program shall include the following, when appropriate:

a. Establish hours of public access which shall include, at a minimum, the hours
between sunrise and sunset.

b. Provide bicycle racks for a minimum of 5 10 bicycles at the beach terminus of the
vertical access way, where feasible.

c. Provide public access signage at the entrances of private communities to inform
the public of the access way and its hours of operation.

d. Provide public restroom facilities, where feasible.

The following elements may be incorporated into the management program:

a. The accepting agency may charge a reasonable entrance or use fee,
comparable to those charged by the State and City operated day use facilities, in
order to defray costs for maintenance.:

b. The community association may be allowed, subject to permit approval, to erect
small posts, bollards or similar structures at reasonable intervals in order to
delineate the public access and recreation areas. Small signs describing the
uplands as private property may also be allowed, subject to permit approval. No
fences may be erected on the beach.

PUB-55 Public Access to Private Beaches Privately Owned Beach Parcels. The
City will pursue acquisition of public access easements to private beach areas,
where feasible.
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PUB-54—PUB-56 _Limitatier—on Vacations of Public Rights-of-Ways. Vacations

of public rights-of-way are considered development thatprovide—public—parking;
public access and/or public recreational opportunities require requiring a Coastal
DevelopmentRPermit {CDP)}-unless-the vacation-serves-a-public-purpose-orbenefit-A
CBP-isrequire-for-every-vacation-ofrights-of-way—Vacation of a public right-of-way

shall be consistent with the public access and recreation policies of the Coastal Act
and the certified LUP.

PUB-55—PUB-57 Preferential Parking Limitations. New preferential parking
districts in the coastal zone are prohibited except where such restrictions would not
have an direet adverse impact to coastal access, mcludlng the ablllty to use publlc
parking. W,
exlsﬁng—preierenﬂal—paﬂang—dﬁmets—The creation or modlflcatlon of an eX|st|nq

preferential parking district is development requiring CDP approval.

PUB-58——PUB-58 Beach-Closures Pier Access. Any pier curfew that applies to
any portion of the pier which is over State tidelands and within the Coastal
Commission area of original jurisdiction established after January 1, 1977 requires

a Coastal-BevelopmentPermitCDP. Closure to the public of any portion of the pier
inland of the mean high tide line anrd-beach-area is not encouraged and requires

a coastal-developmentpermitCDP and which must maintain the public’s right to gain
access to State tidelands. Any beach or pier closure requires an approved Coastal
Development Permit), except for temporary closure under emergency
circumstances.

PUB-59 Public Beach Access. Any closure of a public beach, or modification of any
existing closure, including an overnight curfew imposed at City beaches, established
after January 1, 1977 requires an approved CDP, except for temporary closure
under emergency circumstances. Public access to the water's edge and at least 20
feet inland of the wet sand of all beaches shall be permitted at all times.

PUB-60 California Coastal Trail (CCT). Suppert—establishment—of-the
Gall_len_na_ Qe_astall Heai (_gg|) bl Y elthells a"d.l“l"l'eﬁ'e RRanciaky Iea5|_ble
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lege- The local segment of the California Coastal Trail (CCT) through
the City of San Clemente shall be identified, signed, maintained and
enhanced to connect new and existing pedestrian or bicycle paths or
routes with the goal of creating a continuous trail through the City’s
Coastal Zone, within as close a proximity to the shoreline as is feasible.

A.The CCT shall be designed and implemented to achieve the
following objectives:

i. Postings and signage from the Coastal Commission
CCT signage program;

ii. Provide a continuous walking and hiking trail as close to
the ocean as possible;

iii. Provide maximum access for a variety of non-motorized
uses by  utilizing alternative trail segments where
feasible;

iv. Maximize connections to existing and proposed local
trail systems;

v. Ensure that all segments of the trail have vertical access
connections at reasonable intervals;

vi. Maximize ocean views and scenic coastal vistas:

vii. Provide an educational experience where feasible
through interpretive signage.

B.The CCT shall be sited and designed according to the following
guidelines:

i. Where it is not feasible to locate the trail along the
shoreline _due to natural landforms or private property
rights, inland bypass trail segments located as close to the
shoreline _as possible should be utilized. Shoreline trail
segments that may not be passable at all times should
provide inland alternative routes.

ii. Where gaps are identified in the trail, interim or permanent
segments should be identified to _ensure a continuous
coastal trail. Interim segments should be noted as such,
with provisions that as opportunities arise, the trail shall be
realigned for ideal siting. Interim or permanent trail
segments should meet as many of the CCT objectives and
standards as possible.

iii. The CCT should be designed and located to minimize
impacts to environmentally sensitive habitat areas to the
maximum extent feasible. Where appropriate, trail access
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should be limited to pass and repass.

iv. The CCT should be located to incorporate existing
oceanfront trails and paths and support facilities of public
shoreline _parks and beaches to the maximum extent
feasible.

v. To provide a continuously identifiable trail, the trail should
be integrated with the CCT in other jurisdictions which
border the City.

vi. The CCT should be designed to avoid being located on
roads with motorized vehicle traffic where feasible. In
locations where it is not possible to avoid siting the trail
along a roadway, the trail should be located off of the
pavement and within _the public right-of-way, and
separated from traffic by a safe distance. In locations
where the trail must cross a roadway, appropriate
directional and traffic warning signing should be provided.

C.CCT Acquisition and Management:

i Trail easements should be obtained by encouraging private
donation of land, by public purchase, or by dedication of trail
easements. Trail easement dedications shall be required as a
condition of approval of a Coastal Development Permit for
development on property located on the CCT route, when the
dedication will mitigate adverse impacts on public _access
and/or recreation caused by the development.

ii. The CCT plan should identify the appropriate management
agency(s) to take responsibility for trail maintenance.

D. CCT Mapping:

i The final CCT map shall identify all planned or secured
segments, including existing segments, all access linkages
and planned staging areas, public and private lands, existing
easements, deed restricted sections and sections subject to
an Offer-to-dedicate (OTD). The map shall be updated on a
reqular basis.

ii. The CCT shall be identified on all applicable City Trail Maps
contained in the LCP Access Component.

iii. The LCP shall be amended to incorporate all plans and
designs for locating and implementing the CCT within the City
including the final mapped alignment.

PUB-84 PUB-61 Master Trails Plan Cennections. Collaborate with etherpublic-state,
federal, county and local agencies and private parties to develop a comprehensive
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City wide master trails plan, and establish connections between_existing trails_and
bikeways throughout the southern Orange County region.

PUB-5 PUB-62 Pedestrian_and Biking Trails. Encourage use of public pedestrian

and bicycle trails and work with civic organizations, community groups, youth groups,
homeowner associations, regional and state agencies and non-profit organizations to
improve, expand and maintain the public trail network.

PUB-83 PUB-63 Trails and Staging Areas. Support the development, maintenance
and enhancement of local trails and staging areas_at trailheads using best sustainable
practices.

PUB-21 PUB-64 Pacific Coast Bicycle Route. Support the continued improvement of
the Pacific Coast Bicycle Route and where financially feasible, assist in its
implementation. Explore ways to connect the Pacific Coast Bicycle Route to
existing pedestrian _or bicycle paths or routes with the goal of creating a
continuous trail through the City’s Coastal Zone, within as close a proximity to
the shoreline as is feasible.

PUB-63 PUB-65 Mitigation for Development on the Beach. The impacts of
development on sandy beaches, including impacts to public recreation shall sheuld
be fully mitigated.

PUB-66 New Public Beach Facilities. New public beach facilities shall be limited to
those structures which provide or _enhance public recreation activities. No
development shall be permitted on sandy public beach areas unless necessary for
public _safety or enhanced beach-related public recreation, such as: lifequard
stations, small visitor-serving concessions, beach-related playgrounds and
recreational facilities, trash and recycling receptacles, bike and pedestrian pathways.
Such development shall be located as far landward as feasible, occupy the least
amount of sandy beach as feasible, and be sited and designed to minimize adverse
impacts to public access, visual resources, environmentally sensitive habitat areas,
and marine resources. Construction associated with temporary uses may be
allowed as described above.

PUB-67 PUB-67 Visual Compatibility. Maintain, improve and develop our
recreational resources in ways that are visually compatible with the character of
surrounding areas.
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PUB-64 PUB-68 Recreational Opportunities. Protectand-wherefeasible—expand
and enhance recreational opportunities in the Coastal Zone. Provide for the

acquisition and development of parks and recreational lands and facilities.

PUB-74 PUB-69 Evaluation of User Needs. The City shall develop a plan
to Eevaluate user feedback, track facility use, and utilize projections to understand
park and recreation facility needs and plan for future acquisition and development.

PUB-65 PUB-70 Availability of Amenities. The City shall protect the availability
of public beach amenities on public City, County or State beaches for the general
public. Availability shall be to all members of the general public on an equal basis. A
reservation system for public beach amenities may not be established by private
entities.

PUB-66 PUB-71 Lower-cost Visitor Serving Public Recreational Opportunities.
Establish and maintain public beaches and parks and their amenities to provide free
and lower-cost visitor serving public recreational opportunities.

PUB-68 PUB-72 Lower-cost Visitor-serving Public Facilities. Protect_existing,
promote, and provide_new lower-cost sustainably-designed recreational and visitor-
serving public facilities in San Clemente's Coastal Zone.

PUB-69 PUB-73 Pier_and Recreational Fishing. Fhe-City Supports recreational
coastal fishing_and protect the rights of the public to access and use the pier for
recreational fishing.

PUB-73-PUB-74 Beach Fire Pits. Oppose (AQMD) efforts to prohibit the use or
reduce the number of fire pits on San Clemente’s public beaches (14 fire pits
currently exist). Any change to the fire pits, including but not limited to the quantity,
size, or location of the fire pits, or type of fuel used in the fire pits, constitutes
development requiring a coastal development permit.

PUB75-PUB-75 Beach and Park Maintenance. Maintain beach and park facilities
in good condition and-strive-te-meet-Council-adopted-community-standards.
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PUB-78 PUB-76 Pier Maintenance. Regularly monitor the pier and its structures
for safety and cleanliness and provide adequate funding and staff support for its
maintenance.

PUB#Z-PUB-77 Resource Conservation. Maintain beach resources to conserve
natural, recreational, and economic resources.

PUB-82 PUB-78 Open Space Preservation. Encourage and support the
preservation of open space within and adjacent to the City.

PUB-81 PUB-79 Relocation of Railroad Right-of-Way. Support the potential
relocation of the railroad right-of-way away from the beach to the vicinity of the
Interstate 5 freeway.

PUB-80 PUB-80 Marine Safety. Provide an appropriate level of Marine Safety
personnel and facilities for the protection of beach users.

PUB-76 PUB-81 Universal Access. Seek to provide, where feasible, inclusive
recreation facilities that meet or exceed accepted standards for Universal Access,
per Chapter 7 definition.

PUB-88 PUB-82 Public—Access— SafetyBeach  Access _ for __ Disabled

Persons. Promote the increased safety of access to the shoreline. The City
shall Pprovide improved access for the handicapped disabled at a minimum of one

of the primary public beach access points administered-by-the-City.

PUB-85 PUB-83 Smoking. Smoking shall not be allowed in City-owned or
operated buildings, parks, beaches or other facilities, except in areas specifically
designated for this purpose.

PUB-89 PUB-84 Temporary Events. Regulate special events and temporary uses
in the Coastal Zone to minimize impacts to public access, recreation and coastal
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resources. Require a CDP for temporary events which meet all of the following
criteria:

a. Are held between Memorial Day weekend and Labor Day;

b. Occupy any portion of a sandy beach area (unless it is located in a remote area
with minimal demand for public use and there is no potential for adverse effect of
sensitive coastal resources); and

c. Involve a charge for general public admission and/or seating where no fee is
currently charged for use of the same area (unless any fee charge is for
preferred seating only and more than 75 percent of the provided seating capacity
is available free of charge for general public use);

d. And/or involves erecting a fence or barrier for exclusive access/use.

Any temporary event may be subject to CDP review-even-if-the-criteria—above-are-not
met requirements at the discretion of the Community Development Director if the

temporary event has the potential for significant adverse impacts on coastal resources
or public access.
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Plain Text and Plain Bold Text Headings= City proposed LUP language
Underlined Text = CCC Suggested Modification, Inserted Language
StrikeOutText = CCC Suggested Modification, Deleted Language

4.0 MARINE AND LAND RESOURCES

4.1 Introduction

Natural habitats within the City’s Coastal Zone are primarily located in the coastal
canyon and bluff areas, as well as in the marine environment. San Clemente is
committed to restoring, preserving and enhancing marine resources, wetlands and
Environmentally Sensitive Habitat Areas (ESHA), including wetlands—estuaries; dune,
riparian, areas,;-sand-dunes and other natural habitats in the Coastal Zone.

12

The predominant intertidal habitat along San Clemente’s shoreline is sandy beach,
although some rocky outcrops are present at Mariposa Point, upcoast of San Clemente
Pier where substrate exposures extend from mid beach to the low intertidal. Beyond the
surf zone, the seafloor is a mosaic of sand and low-to-high relief patch reef. Some
pinnacles of the reef are visible in the nearshore zone at low tide, while two prominent
offshore pinnacles break the surface offshore of Mariposa Point and further downcoast
of San Clemente Pier. Other reef habitats are also located south of the pier. The marine
environment contains a mix of intertidal and nearshore reefs that support surfgrass and
giant kelp, and State and federally listed species.

The City of San Clemente has over 4.5 miles of coastline and marine resources
including beaches that are highly valued by residents and visitors. San Clemente’s
beaches vary by average beach width, onsite or adjacent public amenities, and surf
breaks, creating opportunities for a wide range of beach activities from passive
recreation to active athletic competitions.

Sandy-beachrefersto Beaches are the sandy, gravel or andlercobble zone habitats
that occur between oceans and the shore — beaches are found at the interface between
water and land. line coastal strands, lagoons, lakes, or oceans {(County of Orange
1992). Beaches form from wave-action,—disturbance,—and geologic processes and wave
action; the type and color of the sand, gravel, or cobble is a direct reflection of the local
and regional geology. Beaches come in many forms including pocket, bluff backed, and
wide canyon and river mouth beaches. Historically wide beaches were backed by sand
dunes however coastal development has resulted in the loss of most sand dune habitat
in southern California.

Beach ecology is influenced by the tides and waves and characterized by a constantly
moving substrate, which supports a rich infaunal community adapted to constant
movement. Kelp or seaweed that washes up on to the beach (also called wrack) is a

source of food and supports a food web. Sand dunes may form adjacent to the back of
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the beach. Fish and birds feed on the beach infauna and invertebrates that are

associated with and utilize the seaweed/kelp (wrack) Mest—beaehes—are—em*egeféaféed—

Beaches are alse-regulated by the Coastal Act under the Chapter 3 marine resource
policies 30230 and 30231 as WeII as numerous State and federal laws. as—mpeﬁant

FeeFea%len&I—see#mﬁc—&nel—eeleeanen&I—v&Lue In the Clty sandy beaches can prowde
nesting and foraging opportunities for a number of special-status wildlife species
including, but not limited to, California least tern, which has been recorded in the City.

San Clemente’'s coastal marine environment is limited—to—best characterized as a

continuous open coast sandy beach. Such-beaches-are-sparselypopulated-by-marine
plants—and—animals—in—comparison—with—rocky—shores. There is a large diversity

of infaunal marine animalsinvertebrates that can be found enalong San
Clemente’s shorelinebeaches; however—onlyfollowing are some of the more six—or

seven common beach animals: eeecurin—any—abundance—on—heavilysurf-swept-sand

e Several species of isopods (e.g., pill bugs), including Alloniscus perconvexus and
Tylos punctatus. These are air-breathing animals one quarter inch to one inch
long, which make mole-like burrows just beneath the sand surface.

e Sand crabs, Emerita analoga often occur in dense patches on the beach, with
the largest individuals at the lowest level of the beach sand. They reach a
maximum size of about 1-1/2 inches long. Spiny sand crabs, Blepharipoda
occidentalis, also about 1-1/2 inches long, occur in the sub-tidal region of sandy
beaches, as do Archaeomysis maculate, a small shrimp-like crustacean.

e Various clam species inhabit the sandy beach. These include Bean Clam, Donax
gouldi, a small, wedge-shaped clam averaging one inch in length; a Razor Clam,
Sisiqua patula, a long (shell up to six inches) thin clam with fragile shining valves;
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and the Pismo Clam, Tivela stultorum, a large (up to seven inches or more in
length), slow-growing species, which requires surf to survive.

e An elongate hydroid, Chytia bakeri, often found on Pismo Clams and Beans
Clams, is the only hydroid found on exposed sandy beaches.

e Glycera sp., a Bloodworm, is a bright red polychaete worm about 1-1/2 to 2
inches long, which lives in a narrow band at about mid-tide level. A Polychaete
worm, Nainereis dendritica, which reaches a length of 12 inches, is sometimes
found at and below the lowest tide level.

The Pismo Clams and Razor Clams are now rare due to the loss of sand supply/ sand
defecit, deterloratlon of water quality, and other human actlvmes H—ls—quesnenabie

The nearshore and surf zones contain a number of fish species, many of which are
popular as food. These species include Surf Perch, Corbina, and Striped Bass. \A#h#e
not—an—intertidalform,; Tthe famous Grunion, Leuresthes tenius, a smelt-like fish,

common in the local area and favors sandy beaches. S&n—GJememe—B—net—a—pHnemal

In addition to the sandy beach and near shore habitats, there are numerous offshore
rock and elay finger reefs off the San Clemente shoreline that help—ferm support rich
kelp forest and subtidal hard bottom ard-rich-marine habitats, as shown in Figure 4-3,
Coastal Reefs. Three of the larger reef formations include:

e West Reef: The main portion of this rock reef is located approximately 1,700 feet
offshore from Mariposa Point. There are a number of smaller rock formations
located between the outer reef and the shoreline. These rocks are partially
exposed during mean low tide. The reef is an occasional surf spot during larger
swells and is known for its exceptional fishing and diving. This rock reef is an
important habitat for a large number of marine species. The rocks located along
the coastline are a good location to observe inter-tidal species during extreme
low tides.

e San Mateo Rocks: These rocks, with a total exposed surface area at mean low
tide of approximately 14,000 square feet, are located 2,400 feet offshore,
opposite the Riviera storm drain. This is an important habitat area, supporting an
extensive array of marine life. California Sea Lions, Zalophus Californianus, are
often observed basking themselves on the rocks. The San Mateo Rocks are
relatively undisturbed because wave and tidal action make it extremely difficult to
approach them.
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e Pier Pilings and Artificial Reefs: There is an artificial reef located along both the
north and south sides of the Municipal Pier. The San Clemente Pier wharf pilings
form a distinctive habitat area. The pilings and artificial reef create a living
environment for both marine plants and animals, which, in turn, help to make the
pier a good place for fisherman.

e Wheeler North Reef: In 1991, the Commission required development of an
artificial reef as mitigation for the loss of 179 acres of high density kelp bed
community resulting from the operation of San Onofre Nuclear Generating
Station Units 2 and 3 (CDP_No. 6-81-330). This artificial reef sustains 150 acres
of medium- to high-density kelp bed community, and a mariculture/marine fish
hatchery. The project area is an 862-acre leased parcel located 0.6 miles
offshore of San Clemente between the San Clemente City Pier to the north and
San Mateo Point, approximately 2.5 miles to the south. The reef is built of quarry
rock or rubble concrete that covers at least 42% (but no more than 86%) of the
seafloor at depths of approximately 11.5 to 15 meters (38-49ft). The construction
of the reef was completed on September 11, 2008.

41.14.1.2 Land Resources -

“Environmentally sensitive habitat areas (ESHA)” means any area in which plant or
animal life or their habitats are either rare or especially valuable because of their special
nature or role in an ecosystem and which could be easily disturbed or degraded by
human activities and developments. Three main elements must be met for an area or
habitat to be considered ESHA.

First, a geographic area can be designated ESHA either because of the presence of
individual species of rare plants or animals or because of the presence of a
particular rare_habitat. The California Natural Diversity Database (“CNDDB”) is a state
depository of lists of rare plant and animal species and rare natural communities (e.q.
habitats, vegetation communities), generated by an array of regional, state, national and
international sources, that are vetted, maintained and continually updated by the
Biogeographic Branch of the California Department of Fish and Wildlife (CDFW). The
species and habitats on the following lists are rare:

Federal and State listed Rare, Threatened and Endangered Species.

Plants, Animals, and Natural Communities ranked as Global or State G1 or S1
(critically imperiled), G2 or S2 (imperiled) Or G3 or S3 (vulnerable to extirpation
or extinction).

California Fully Protected Species, California Species of Special Concern, and
their habitats.
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» California_Native Plant Society (CNPS) plant species designated 1B (rare or
endangered in California _and elsewhere) and 2 (rare, threatened, or
endangered in California but more common elsewhere).

» Federal and State Plants, Animals, and Natural Communities that are
candidates for listing or delisting.

Second, fer-an area may te be designated as ESHA because it is especially valuable
due to its special nature or role in an ecosystem. Areas may be valuable because of
their “special nature,” such as being an unusually pristine example of a habitat type,
containing an unusual mix of species, supporting species at the edge of their range, or
containing species with extreme variation. Or habitats or species may be considered
valuable because of their special “role in the ecosystem” because they provide habitat
for endangered species, protect water quality, provide essential corridors linking one
sensitive_habitat to another, or provide critical ecological linkages such as the provision
of pollinators or_crucial trophic _connections. While all species play a role in their
ecosystem that is arguably “special”, for a habitat or species to be considered ESHA, its

role must be considered “especially valuable.”-—the-species—er-habitat-must-be—either
: I " luable.

N , , ; - Thirdly,
ESHASs are those areas that could be easily disturbed or degraded by human activities

and developments. In most areas of coastal California affected by urbanization, native
plants, animals, and natural communities are in danger of direct loss or significant
degradation as a result of many factors related to anthropogenic changes.

Finally, judgement of the quality of an area must be conducted by a qualified biologist,
ecologist, or_resource specialist on_a case-by-case basis taking into _account the
physical and biological conditions and requirements necessary for the health and
sustainability of the respective species or habitat. Such consideration includes
assessment of the following criteria:

» Size of the population or habitat.

« Evidence of population/habitat health (sprouts, seedlings, adult individuals of
reproductive age).

- Level of isolation/fragmentation.

» Connectivity to other natural areas/open space.

« Level of disturbance/degradation of the area.

« Invasive, non-native species.

« Disease or insect damage.

» Anthropogenic _disturbance (development, grading, ornamental plants,
agriculture, livestock, etc).
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Certain habitats in specific locations may not be ESHA because they are extremely
degraded, too small to be sustainable, have been taken over by invasive and non-native
species, or are so isolated or fragmented that they do not have substantial habitat value
or a special role in the ecosystem. It is important to note, however, that some habitats,
like coastal estuaries, wetlands, creeks, and many riparian areas, are so rare or play
such an important role in the ecosystem that they should be considered ESHA, even if
significantly degraded. It should be noted that there are policies in the LUP (e.q.,
canyon edge setbacks, bluff edge setbacks, etc.) other than the ESHA policies that will
promote protection of coastal resources even when the vegetation present does not
constitute ESHA.

Excluding the marine environment (discussed later-hereirabove), large areas within San
Clemente’s Coastal Zone were developed prior to the Coastal Act. As a result, remnant
natural habitat areas that have—anypetentiak-to—may rise to the level of ESHA are
generally limited to coastal canyon and bluff areas. The Marblehead Coastal site (201
acres within the Coastal Zone) is the single largest property in the Coastal Zone where
extensive development had not already altered the site prior to the Coastal Act
(although decades of agricultural activities and a pre-Coastal Act City reclamation plant
did alter the natural habitat to a considerable extent). The second largest parcel where
pre-Coastal Act development was limited is the 91-acre San Clemente State Beach (the
campground pre-dates the Coastal Act but portions of the property were not graded and
remain in an undeveloped condition). These two properties within the City have natural
terrestrial and/or wetland habitat within them that warrant designation and protection as
ESHA.

In 2003, the Coastal Commission designated the following areas of the Marblehead
Coastal site as ESHA: areas containing coastal bluff scrub, a sub-association of coastal
sage scrub that is especially rare and included populations of Blochman’s dudleya;
needlegrass grassland; wetlands; and all areas that were used by the federally-
protected coastal California gnatcatcher. Since that time, extensive restoration of the
preserved areas of the site has led to substantial increases in the acreage of coastal
sage scrub, native grasslands and wetlands, and the number of breeding gnatcatcher
pairs present within the site has increased to fourteen pairs.

The San Clemente State Beach site has approximately 30 acres of coastal sage scrub.
While a more site-specific analysis may show that portions of the coastal sage scrub at
the State Beach site do not warrant being designated as ESHA, all large contiguous
areas of coastal sage scrub within the State Beach appear to be of sufficient integrity
and importance to the local ecosystem as to qualify as ESHA. In addition, eucalyptus
trees along and within Calafia Canyon within the San Clemente State Beach site are

Coastal Commission
Exhibit 2
Page 136 of 267



known to serve as monarch butterfly roosting habitat. The mapped roosting site and
eucalyptus groves in close proximity to the known roosting location meet the definition
of ESHA because of the important role they play in providing overwintering roost habitat
for monarch butterflies.

In contrast, other areas that contain native habitat in the City’s remaining coastal
canyons and bluffs typically consist of smaller patches, are substantially degraded by
past activities and the presence of invasive species, and to_date are not known to
support rare plant or animal species such as the coastal California gnatcatcher or the

Blochmans dudleya Genseqaenﬂy—whﬂe—n—us—l%pessrble—te—n%em—enmely—the

The City completed a limited biological inventory report in November 2014 describing
the biological character of the coastal canyons and bluffs (herein referred to as the
“2014 survey area”) vegetation, flora, wildlife, and wildlife habitats based on a
reconnaissance-level survey. The survey area was defined as an approximately 115-
acre area focused on the coastal canyons, bluff, and beaches within the Coastal Zone
of the City from a point just north of West Escalones Street to the south end of Calafia
Canyon at Clemente State Beach. The biological surveys in support of this biological
inventory report focused on coastal canyons and bluffs within the larger Biological
Inventory Area (BIA), specifically Palizada, Trafalgar, Toledo, Lobos Marinos, Riviera,
Montalvo, and Calafia Canyon (Figures 4-2a-d). The inventory did not include the two
Marblehead coastal canyons as it was presumed those features were previously
evaluated for biological resources as part of the Marblehead Coastal Project. Wetlands
and streams were not included in the inventory. Beaches, intertidal zones, and other
special-status biological resources beyond the survey area, but within the larger BIA,
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were evaluated given their value as a coastal resource amenity. The Biological
Inventory Report is incorporated in the LUP as Appendix A.

Several ef-the natural communities designated rare by CDFW occur in the City of San
Clemente. Potential areas supporting sensitive habitat in-Sanr—Clemente are shown on
Figures 4-2A-D. Development projects in or adjacent to these potential sensitive habitat
areas will require site specific focused surveys to determine if ESHA exists, evaluate
potential impacts, and determine appropriate setbacks. In the City, potentially sensitive
habitat areas-generally include, but are not limited to, the following:

Coastal scrub communities.
Coastal canyons and bluffs/coastal bluff scrub.

Native grasslands.

o o T p

Creek/stream and associated riparian habitat.

e—Monarch butterfly aggregation sites, including autumnal and winter roost sites
and related habitat areas.

g-f.Wetlands, sueh-asincluding vernal pools and emergent wetlands.

Coastal Sage Scrub Communities

California sagebrush scrub, California sagebrush-California buckwheat scrub, lemonade
berry scrub, and quailbush scrub are all considered coastal scrub communities. Of
these four vegetation communities, only lemonade berry scrub is considered vulnerable
to extirpation and degradation by CDFW (2010) and thus is considered a rare
vegetation community. Although California sagebrush scrub and its sub-associations
(i.e., California sagebrush-California buckwheat scrub, and quailbush scrub) have
suffered enormous losses in California (estimates are as high as 85% for California
sagebrush scrub and associated communities), there are still thousands of acres in
existence and this community type is no longer listed as rare by CDFW. Nevertheless,
coastal scrub communities have the potential to support a number of rare species such
as the coastal California gnatcatcher, a federally threatened species, and any Coastal
Sage Scrub occupied by the Coastal California gnatcatcher or other rare species will
qualify as ESHA because of the especially valuable role it plays in the ecosystem.
Coastal scrub communities can also be important transitional or “edge” habitats
adjacent to coastal bluffs, wetlands/riparian areas, and the Pacific Ocean, providing
important functions such as supporting pollinators for wetland plants and essential
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habitat for edge-dependent animals like several species of butterflies that nectar on
upland plants but whose caterpillars require wetland vegetation.

Within the survey area, the California sagebrush-California buckwheat scrub community
occurs in one patch located in San Clemente State Beach. It is co-dominated by coastal
sagebrush and Eastern Mojave buckwheat. Associated species in this community
include lemonade sumac, Menzies' goldenbush, coyotebrush, and fourwing saltbush
(Atriplex canescens).

Coastal Canyons and Bluffs/Coastal Bluff Scrub

There are nine coastal canyons in San Clemente, including the two Marblehead Coastal
Canyons, Palizada Canyon, Trafalgar Canyon, Toledo Canyon, Lobos Marinos Canyon,
Riviera Canyon, Montalvo Canyon, and Calafia Canyon (see Figure 4-1). The coastal
bluffs in San Clemente run parallel to the coastline, interrupted only where coastal
valleys and canyons intersect with the bluff face. The coastal bluffs and canyons contain
important natural habitat as described in Section 4.1.1.

San Clemente's coastal canyons represent remnants of what was once a much larger
habitat zone. Most of the City's coastal canyons (the only exception being the canyons
located in _Marblehead Coastal) are surrounded by residential development. The
canyons have been cut off from larger habitat areas since the 1930s. Urbanization
around the coastal canyons has led to the introduction of invasive non-native plants. In
addition, the introduction of domestic animals has impacted the native fauna. The
introduction of domestic dogs and cats from the surrounding urban areas impacts native
bird, small mammal, and reptile populations. Despite these impacts, indicator species of

Coastal Sagebrush Scrub plant communities are present. The primary environmental
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value of these habitat areas is their representation of an ever-diminishing resource
within an urbanized area of the coast.

The lemonade berry scrub (Rhus integrifolia) is found along canyon slopes in the City
as well as on the coastal bluffs within San Clemente State Beach. In the on-site
community along the canyon slopes, lemonade sumac is the dominant species with
emergent ornamental species such as bank catclaw (Acacia redolens) and Peruvian
peppertree. In the on-site community along the coastal bluffs within San Clemente State
Beach, associated species include seacliff buckwheat (Eriogonum parvifolium),
fingertips (Dudleya edulis), and coastal sagebrush.

Quailbush scrub forms an intermittent shrub layer and is found just inland of the
shoreline of the survey area. In the on-site community, quailbush is the dominant
species. Associated species in_this community on_site include fourwing saltbush
(Atriplex_canescens), coastal pricklypear (Opuntia littoralis), coastal sagebrush, and a
low percent cover of sea fig (Carpobrotus chilensis).

Major issues associated with urban encroachment into coastal canyons include erosion,
invasive plant species, surface slope failures, detrimental drainage improvements,
excess watering, visual disruptions, private access ways used by the general public,
changes in runoff patterns, and significant unigue maintenance issues. In addition, the
canyons (with the exception of Marblehead Coastal and Calafia Canyons) are divided
into hundreds of privately owned parcels, presenting challenges for restoration

efforts. limiting-the potential-forrestoration. To address these issues, the LUP provides
policies requiring development setbacks from coastal canyons for both new
development and redevelopment, policies requiring that drainage be directed away from
canyons to reduce erosion, and policies requiring native landscaping.

Native Grass—and-Herb-Dominated-CommunitiesGrassland

One native grassland-dominated community was observed in the City’s Coastal Zone:
giant wild rye grassland. Giant wild rye grassland is a community recognized by the
Natural Communities List (CDFW 2010). Giant wild rye grassland includes giant wild
rye (Leymus condensatus [Elymus condensatus]) as the dominant or co-dominant herb
in the herbaceous layer. Giant wild rye community iS an open to intermittent community
less than 3 meters (10 feet) in height (Sawyer et al. 2009). Some species associated
with_giant wild rye grassland include wild oat (Avena fatua), black mustard (Brassica
nigra), ripgut brome (Bromus diandrus), Maltese star-thistle (Centaurea melitensis),
shortpod mustard (Hirschfeldia incana) and cliff desert dandelion (Malacothrix saxatilis);
with a low cover of emergent trees including Southern California black walnut (Juglans
californica), California live oak (Quercus agrifolia) or shrubs such as coastal sagebrush
(Artemisia californica), mule-fat (Baccharis salicifolia), and San Luis purple sage (Salvia
leucophylla) (Sawyer et al. 2009). Giant wild rye grassland occurs sporadically
throughout central and southern coastal California. It occurs up to 1,500 meters (4,921
Coastal Commission
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feet) AMSL. The giant wild rye grassland community occurs along steep slopes often on
north facing slopes at low elevations. This community is also associated with loam soils
(Sawyer et al. 2009). On site, the giant wild rye grassland community occurs in one
patch north of South Ola Vista Road. In the on-site_ community, giant wild rye is the
dominant herbaceous species. Associated species in this community on site include a
low cover of ornamental species from nearby urban landscaping including bougainvillea
(Bougainvillea peruviana) and bank catclaw (Acacia redolens). The giant wild rye
grassland community is ranked by the CDFW (2010) as a G3S3 community. This
ranking indicates that the community is rare and vulnerable to extirpation or extinction
both globally and is considered high priority for CNDDB inventory (CDFW 2010).

Native grassland communities are imperiled with conservative estimates placing the
loss of California’s native Mediterranean grasslands at more than 90%. Native
grasslands are continuing to disappear at an alarming rate, often displaced by non-
native annual grasses and forbs caused by human-induced disturbances. Giant wild rye
grassland was the only native grassland community observed within the survey area; it
was observed in Trafalgar Canyon. Native grassland communities, because of their
rarity and vulnerability, generally warrant designation as ESHA even when only present
in very small patches.
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Creeks/Streams and Associated Riparian anrd-\Wetland-Habitats

Although—neot—allriparian—habitat types—are rare—throughoutthe—state; lin southern

California over 90% of the original riparian habitats had been lost to development by
1989. Consequently, all remaining native riparian habitats in southern California are
considered sensitive and in the Coastal zone qualify as ESHA because of their rarity
and the role riparian areas often play in the ecosystem. For example, many species of
birds nest and roost in riparian habitat but forage in adjacent California sagebrush scrub
and chaparral habitats. Within the City’'s Coastal Zone area, a riparian wetland, a
potential vernal pool, and several ephemeral streams were documented all of which
would be considered potential waters of the U.S./State and warrant further field review
to determine the full extent of distribution and regulatory authority. A more detailed
description of the riparian wetlands and ephemeral streams is provided below, while the
Vernal Pool is described in Section 4.1.3: Wetlands and Watersheds.

Ephemeral Stream-Channels
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In southern California most of the creeks and streams are seasonal and only run in the
winter and are dry in the summer (except where urban runoff is directed into creeks and
streams). Seasonal or eEphemeral creeks or streams ehannel-typically refers-to-non-
wetland-hillside-drainages-that-are not inundated or saturated for extended periods of
time and generally have surface flow for a very short period of time (24 hours or less)
following a significant rain event. Due to the lack of prolonged surface
flow, wetlands-riparian vegetation is often lacking. Potential ephemeral stream channels
were noted-at-within portions of Lobos Marinos, Riviera, Montalvo and Calafia Canyons
as well as at the far east end of the survey area near Vista Blanca. While-retincluded-in
the—Natural-Communities—List (CDRPW-2010),—ephemeral-stream channels are often
considered waters of the U.S./State and as such are afforded protection and regulation
under Sections 401 and 404 of the federal Clean Water Act, the state Porter-Cologne
Water Quality Control Act; Sections 1600-1605 of the California Fish and Game Code,;
and the Coastal Zone Management Act.

Riparian habitat within the survey area consists of Arroyo willow thicket habitat, which
refers to areas where arroyo willow (Salix lasiolepis) is a dominant or codominant shrub
or_tree in the canopy. Arroyo willow thickets have an open to continuous canopy less
than 10 meters (33 feet) in _height with a variable herbaceous ground layer. Arroyo
willow thickets occur _along stream banks and benches, on slope seeps, and on
stringers along drainages in areas up to 2,170 meters (7,119 feet) amsl| (Sawyer et al.

2009).

Some species often associated with the arroyo willow thickets community include big
leaf maple (Acer macrophyllum), coyote brush, mulefat (Baccharis salicifolia), common
buttonbush (Cephalanthus occidentalis), American _dogwood (Cornus sericea), wax
myrtle (Morella californica), California sycamore (Platanus racemosa), black cottonwood
(Populus _trichocarpa), Fremont cottonwood (Populus fremontii), willows (Salix _spp.),
and blue elderberry (Sawyer et al. 2009).

In the survey area, one patch of arroyo willow thickets was observed in the bottom of
Calafia Canyon. A second smaller stand was observed at the far east end of the survey
area near Vista Blanca. In the on-site community, arroyo willow is the dominant species.
Associated understory species include coastal sagebrush (Artemisia californica) and
lemonade sunac (Rhus integrifolia). Disturbed forms of arroyo willow thickets
community on-site contained a higher percent cover of bare ground and non-native
species including Washington fan palm (Washingtonia robusta).

Although CDFW reports arroyo willow thickets as a G4S4 community, meaning it is
apparently secure both globally and within California (CDFW_2010), arroyo willow
thickets are often considered wetland waters of the U.S./State and as such are afforded
protection and requlation under Sections 401 and 404 of the federal Clean Water, the
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state Porter-Cologne Water Quality Control Act; Sections 1600-1605 of the California
Fish and Game Code; and the Coastal Zone Management Act/California Coastal Act.

Autumnal Monarch Butterfly SitesBroad-Leafed—Upland—Tree—Dominated

Communities

Although eucalyptus groves typically provide very little habitat value, lands supporting
groves of eucalyptus trees along and within Calafia Canyon on the grounds of San
Clemente State Beach meet the definition of ESHA as monarch butterfly roosting
habitat. As early as 2011 overwintering monarch butterflies began roosting in
eucalyptus trees near a parking lot associated with the San Clemente State Beach
campground near Avenida Del Presidente (The Monarch Program 2014). Although
monarch butterflies are not threatened with extinction, their autumnal and winter
aggregation sites, or roosts, are especially vulnerable to disturbance. Sites that provide
the key elements essential for successful monarch butterfly aggregation areas and/or
are locations where monarchs have been historically present shall be considered
ESHAs. These elements include stands of eucalyptus or other suitable trees that offer
shelter from strong winds and storms, provide a microclimate with adequate sunlight,
are situated near a source of water or moisture, and that provide a source of nectar to
nourish the butterflies.

Areas supporting eucalyptus groves in proximity to the mapped roost site have the
potential to provide overwintering opportunities to monarch butterflies. Therefore, those
eucalyptus groves supporting roosting monarch butterflies along and within Calafia
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Canyon meet the definition of ESHA because of the important role they play in providing
roost habitat for monarch butterflies.

eucalyptus—trees. Unlike the mapped overwintering site near Calafia Canyon, which
supports more open and naturally vegetated habitats associated with San Clemente
State Beach, the eucalyptus groves in the remaining coastal canyons to the north are
much more urbanized and developed, resulting in extensively disturbed and fragmented
patches of eucalyptus trees bound by residential homes and ornamental landscaping.
The existing habitats in these areas already exist in a disturbed and degraded condition
as a result of past and present human activities and development. The stands of
eucalyptus trees in these canyons support an understory of ornamental groundcover
with very few clearings, the patch size is fairly limited, and unlike the mapped
overwintering site off of Avenida del Presidente, the remaining eucalyptus groves are
isolated from larger intact areas of native vegetation. Further, the remaining canyons
north of Calafia Canyon are indirectly affected by human presence primarily due to the
close proximity of the trees to existing homes. The extent of existing disturbance and
the close proximity of these groves to adjacent, existing homes would not change. Thus,
the remaining eucalyptus groves in the City do-hret-constitute may not rise to the level of
ESHA. Eucalyptus groves comprised of red gum eucalyptus and redbox (Eucalyptus
polyanthemos) were mapped on the grounds of San Clemente State Beach at the far
end of the survey area as well as along the slopes and canyon bottoms of Palizada,
Trafalgar, Lobos Marinos, and Montalvo Canyons. As of November 2014, a eucalyptus
grove just outside of the survey area along Avenida del Presidente supported an
overwintering population of monarch butterflies with a record estimated 240 roosting
butterflies (The Monarch Program 2014).
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Suggested Modification: Place

Figure 4-3 Coastal Reefs Figures/Exhibits _to each
corresponding section of the
Chapter text.
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Wetlands

A

A\ i N A Nro

specificallyapplicable-to-wetlands. However—because-of Due to the rarity of wetlands
within the Coastal Zone, the significant role they play in the ecosystem and their
susceptibility to disturbance, wetlands typically qualify as ESHA as-well. However, in all
cases, wetlands, as defined by the Coastal Act and regulations, are protected by the
Coastal Act policies specifically applicable to wetlands. One_exception is wetlands
constructed as a water quality treatment feature where there is no evidence that the
area where the wetland was constructed was historically a natural wetland or drainage
course.

Wetlands are transitional lands between terrestrial and aquatic systems where the water
table is usually at or near the surface or the land is often covered by shallow water
during some parts of the year. Wetlands can be categorized according to specific
habitats and vegetation types. In Southern California, wetlands generally fall into four
categories: estuarine wetlands; freshwater marshes; riparian wetlands, which occur
along creeks and streams or bodies of water; and vernal pools.

Southern California coastal wetlands and watersheds have been dramatically altered or
destroyed by human activities over the past 150 years. Wetlands have been filled and
rivers, streams, and creeks have been rerouted, dammed, channelized, and paved.
Estimates of historic wetland acreages compiled from the literature and U.S. Coast and
Geodetic Survey maps created between 1851 and 1893 indicate a loss of 70%
reduction in coastal wetlands in southern California. Wetlands provided a suite of
functions and values including, but not limited to, groundwater recharge, nutrient
retention and transformation, sediment and toxicant trapping, public recreation, wildlife
and fisheries habitat, and flood storage and flood flow modification.

The Coastal Act requires the protection of wetlands. Development or alteration of
coastal wetlands is primarily regulated by Section 30233 of the Coastal Act, which
provides that the diking, filling, or dredging of open coastal waters, wetlands, or
estuaries may only be permitted where there is no less environmentally damaging
alternative and must be restricted to a narrow range of allowable uses. The Coastal Act
also requires, under Section 30231, the protection of biological productivity and quality
of coastal waters, streams, wetlands, estuaries, and lakes.

Two federal statutes provide the primary regulatory authority over wetlands. Section 404
of the federal Clean Water Act regulates the disposal of dredge and/or fill materials into
waters of the United States, including wetlands and all streams to their headwaters,
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lakes over 10 acres, and contiguous wetlands, including those above the ordinary high
water mark in non-tidal waters and mean high tide in tidal waters. Section 10 of the
River and Harbors Act of 1899 regulates the diking, filling, and placement of structures
in navigable waterways. The USACE is primarily responsible for the implementation and
enforcement of rules and regulations pertaining to both sections of these statutes.

The San Clemente Coastal Streams Watershed is within the jurisdiction of the San
Diego Regional Water Quality Control Board. The San Diego Regional Board has
placed San Clemente Coastal Streams under the San Clemente subunit of the San
Juan Hydrologic Basin. The Water Quality Control Plan (Basin Plan) lists Prima
Deshecha and Segunda Deshecha as coastal streams draining to the Pacific Ocean.
The Basin Plans also designates beneficial uses (the uses of water necessary for the
survival and well being of humanity, plants and wildlife) for inland and coastal waters,
set narrative and numerical water quality objectives that must be attained or maintained
to protect the designated beneficial uses, and describes implementation programs to
protect beneficial uses.

Within the 2014 survey area, one riparian wetland, one potential vernal pool, and
several ephemeral streams were documented all of which would be considered
potential waters of the U.S./State and warrant further site specific studies to determine
the full extent of distribution and regulatory authority. A more detailed description of
these resources is provided below. No wetland or riparian delineations have been
made by the City- and would be required on a project specific basis if warranted in the

future.
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Vernal Pools

A vernal pool, disturbed in nature, was documented on a flat terrace near the edge of a
coastal bluff at the far north end of the 2014 survey area near Palizada Canyon
(Figure 4-2a 3-1). Vernal pools are seasonal depressional wetlands that occur under the
Mediterranean climate conditions of the California coast and in glaciated areas of
northeastern and mid-western states. They are covered by shallow water for variable
periods of time from winter to spring, but may be completely dry for most of the summer
and fall (EPA 2015). These wetlands range in size from small puddles to shallow lakes
and are usually found in a gently sloping plain of grassland. Western vernal pools are
sometimes connected to each other by small drainages known as vernal swales,
forming complexes. Vernal pools provide habitat for a number of rare plants and animal
such as the federally endangered San Diego fairy shrimp (Branchinecta
sandiegonensis) and they're highly susceptible to disturbance and degradation. More
than 90% of California's vernal pools have been extirpated due to development.

Vernal pools are considered rare and valuable seasonal wetland resources by local,
state and federal agencies and organizations and as would be potentially regulated by
Sections 401 and 404 of the federal Clean Water Act, the state Porter-Cologne Water
Quality Control Act; and the Coastal Zone Management Act. Because vernal pools play
an important role in the ecosystem by providing habitat to rare plants and animals and
because they’re vulnerable to extirpation, all vernal pools in San Clemente are
considered ESHA.
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The City’'s Coastal Zone is a developed urban area. As such, the water and marine
resources in the area are impacted by pollutants normally associated with urban
activities and land uses. Stormwater runoff occurs during rains when water drains off
hard impervious surfaces such as paved streets, parking lots, and building rooftops and
is carried through the storm drain system to local creeks and canyons and eventually
discharged to the ocean. Dry weather urban runoff is generated by irrigating landscaped
areas, hosing hardscapes, and other human activities. Runoff is the principal source of
pollutants discharged into the ocean within San Clemente’s Coastal Zone. The list of
potential pollutants includes fertilizers, pesticides, vehicle hydrocarbons, greases, oil,
rubber, plastics, asbestos, paint, metals, bacterial organisms, and coarse litter, all of
which can enter coastal waters through storm drains and flood control channels. The
San Onofre Nuclear Power Plant, located south of the City, contributes heat and
thermal pollution; however, it is in the processing of being decommissioned.

San Clemente has two main drainage channels that transport rain water and runoff from
the inland watersheds to the ocean. The San Clemente Coastal Streams Watershed is
approximately 19.16 square miles and includes portions of the cities of San Clemente,
San Juan Capistrano and Dana Point. Prima Deshecha Canada is one of two main
streams that flow through the City of San Clemente, ultimately discharging into the
Pacific Ocean at Poche Beach. Several small, unnamed drainages, as well as larger
tributaries, join Prima Deshecha as it makes its way through the watershed. The Prima
Deshecha originates near the Prima Deshecha landfill and flows along Camino de los
Mares, underneath the San Diego Freeway (Interstate 5) and N. El Camino Real, before
discharging into the Pacific Ocean at Poche Beach. The Segunda Deshecha Canada,
the second main stream draining the watershed, flows through the Talega development,
along Avenido Pico, under the San Diego Freeway (Interstate 5) and N. EI Camino

Real before discharging into the Pacific Ocean at North Beach. S&n—@lememe—has—we

te—the—eeean— A detailed descrlptlon of these dralnaqe channels is are—growded
below. Ay
mneﬁ—#em—the—ml&nd—ma&e#sheds to the ocean. A descrlptlon of these dralnage
channels are provided below.

Prima Deshecha Canada (M01) Watershed Points

The Prima Deshecha Canada channel (M01) is an urbanized flood control channel and
storm drain system begins at the north eastern end of Camino de Los Mares and
Diamante. From this point, runoff is transported through a concrete channel all the way
to Poche Beach. San Clemente has the only developed area in the watershed, which is
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2,580 acres (3.9 sq. miles), about 60% of the watershed’s total 4,400 acres (6.9 sq.
miles).

Segunda Deshecha Canada Channel (M02)

Urban runoff from the 4,800-acre Segunda Deshecha Canada Channel (M02)
watershed drains through both natural and open concrete-lined channels, and
discharges from a concrete box outlet structure directly onto San Clemente’s North
Beach which drains to the Pacific Ocean. North Beach is located on the northern portion
of the City's shoreline near the western end of Avenida Pico. The City constructed an
MO2 Urban Runoff Treatment Facility upstream of North Beach to divert and treat up to
1.5 cfs of dry weather urban runoff from the M02 channel, thus eliminating dry weather
urban runoff reaching North Beach. The channel’s current flow rate is around 0.88 cfs.

The LUP provides protection for marine resources such as intertidal areas and
nearshore shallow fish habitat. Although development proposed in tidelands or
submerged lands would remain under the permit jurisdiction of the Coastal Commission,
the LUP provides guidance regarding the protection of marine areas.

The LUP provides for the protection of water quality. Policies RES-44 through RES-65
promote the elimination of pollutant discharges, including nonpoint source pollution, and
minimization of runoff into the City’s waters through regulation of new construction and
development, including site planning, monitoring, and permit conditions of approval. The
policies also require that Federal and State water quality objectives established in
documents such as the California Water Quality Control Plan, the General Construction
Storm Water Permit, the General Industrial Permit, and the Orange County National
Pollutant Discharge Elimination System (NPDES) Phase | Municipal Storm Water permit
be incorporated into planning and implementation of new development.
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4.2 Coastal Act Definitions and Policies

The Coastal Act Definitions and Policies set forth below are incorporated herein as
policies of the Land Use Plan:

Section 30107.5 Environmentally Sensitive Area

“Environmentally sensitive area" means any area in which plant or animal life or their
habitats are either rare or especially valuable because of their special nature or role in
an ecosystem and which could be easily disturbed or degraded by human activities and
developments.

Section 30121 Wetland

“Wetland” means lands within the coastal zone which may be covered periodically or
permanently with shallow water and include saltwater marshes, freshwater marshes,
open or closed brackish water marshes, swamps, mudflats, and fens.

Section 30230 Marine Resources; maintenance

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.
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Section 30231 Biological Productivity; water quality

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 waterflow, encouraging waste water reclamation,
maintaining natural vegetation buffer areas that protect riparian habitats, and minimizing
alteration of natural streams.

Section 30233 Diking, filling or dredging; continued movement of sediment and
nutrients

a. The diking, filling, or dredging of open coastal waters, wetlands, estuaries, and lakes
shall be permitted in accordance with other applicable provisions of [the California
Coastal Act], where there is no feasible less environmentally damaging alternative,
and where feasible mitigation measures have been provided to minimize adverse
environmental effects, and shall be limited to the following:

1) New or expanded port, energy, and coastal-dependent industrial facilities,
including commercial fishing facilities.

2) Maintaining existing, or restoring previously dredged, depths in existing
navigational channels, turning basins, vessel berthing and mooring areas,
and boat launching ramps.

3) In open coastal waters, other than wetlands, including streams, estuaries, and
lakes, new or expanded boating facilities and the placement of structural
pilings for public recreational piers that provide public access and public
recreational opportunities.

4) Incidental public service purposes, including, but not limited to, burying cables
and pipes or inspection of piers and maintenance of existing intake and outfall
lines.

5) Mineral extraction, including sand for restoring beaches, except in
environmentally sensitive areas.

6) Restoration purposes.

7) Nature study, aquaculture, or similar resource dependent activities.

b. Dredging and soils disposal shall be planned and carried out to avoid significant
disruption to marine and wildlife habitats and water circulation. Dredge soils suitable
for beach replenishment should be transported for these purposes to appropriate
beaches or into suitable longshore current systems.
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c. In addition to the other provisions of this section, diking, filling, or dredging in existing
estuaries and wetlands shall maintain or enhance the functional capacity of the
wetland or estuary.

d. Erosion control and flood control facilities constructed on water courses can impede
the movement of sediment and nutrients that would otherwise be carried by
stormwater runoff into coastal waters. To facilitate the continued delivery of these
sediments to the littoral zone, whenever feasible, the material removed from these
facilities may be placed at appropriate points on the shoreline in accordance with
other applicable provisions of this division, where feasible mitigation measures have
been provided to minimize adverse environmental effects. Aspects that shall be
considered before issuing a coastal development permit for such purposes are the
method of placement, time of year of placement, and sensitivity of the placement
area.

Section 30235 Construction altering natural shoreline

Revetments, breakwaters, groins, harbor channels, seawalls, cliff retaining walls, and
other such construction that alters natural shoreline processes shall be permitted when
required to serve coastal dependent uses or protect existing structures or public
beaches in danger from erosion, and when designed to eliminate or mitigate adverse
impact on local shoreline sand supply. Existing marine structures causing water
stagnation contributing to pollution problems and fish kills should be phased out or
upgraded, where feasible.

Section 30236 Water supply and flood control

Channelizations, dams, or other substantial alterations of rivers and streams shall
incorporate the best mitigation measures feasible, and be limited to (1) necessary water
supply projects, (2) flood control projects where no other method for protecting existing
structures in the floodplain is feasible, and where such protection is necessary for public
safety or to protect existing development, or (3) developments where the primary
function is the improvement of fish and wildlife habitat.

Section 30240 Environmentally sensitive habitat areas; adjacent developments

a. Environmentally sensitive habitat areas shall be protected against any significant
disruption of habitat values, and only uses dependent on those resources shall be
allowed within those areas.

b. Development in areas adjacent to environmentally sensitive habitat areas and parks
and recreation areas shall be sited and designed to prevent impacts which would
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significantly degrade those areas, and shall be compatible with the continuance of
those habitat and recreation areas.

4.3 Goals & Policies

RES-18-RES-1 Uses within the Marine Environment. Uses of and within the
marine environment shall be conducted to (1) maintain the long-term biological
productivity of coastal waters, (2) help ensure the continuation of a healthy, self-
renewing marine ecosystem, and (3) help ensure the long-term survival of healthy
populations of marine plants and animals.

RES-19 RES-2 Marlne Protected Areas. Any—manne—area—that—mee%s—the—l%HA

%HA—m—the—l:GP— When development is proposed Wlthln or adjacent to a Marlne
Protected Area, the City of San Clemente shall consult with CDFW and the CSLC and
shall require applicants to consult with or obtain necessary approvals from all
responsible agencies.

RES-20 RES-3 Marine Mammal Habitat. Marine mammal habitats shall not be
altered or disturbed by development of recreational facilities or any other new land uses.

RES-21 RES-4 Fish Habitat. Nearshore shallow fish habitats and shore fishing
shall be preserved, and where appropriate and feasible, restored or enhanced.

RES-23 RES-5 Beach Management and Maintenance Plan. The GCity—shall
ensure-that-the appropriate City department is shall be the lead in the implementation of
Policies RES-618 through RES-2917 regarding beach—maintenance—Activities—that

constitute—development—in a beach management/maintenance ptan—must-be-through

an approved with-a coastal development permit where necessary.

RES-22 RES-6 Cobble. Cobble shall not be removed from the beach as part of
any proposed development. Cobble is a native geomorphological feature of San
Clemente's beaches, occurring due to natural processes, and its removal has potential
consequences to shoreline processes the-health-of- the-beach-structure.

RES-41 RES-7 Material for Beach Replenishment. Material that is removed
from erosion control/flood control facilities or other dredging activity that has been tested
and found to be clean and is suitable (determined by testing against USACE

contamination and grain size thresholds) for beach replenishment shall sheuld be used
Coastal Commission
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for such purposes on appropriate beaches, or placed into suitable longshore current
systems consistent with _any existing Coastal Development Permit issued for
opportunistic beach sand placement activities.

RES-27 RES-8 Beach Debris. Remove large driftwood and debris since it may
create potential dangers from wave action, or by its presence on the sand.

RES-17RES-9 Beach and Marine Environment. The City shall provide a litter-
free and enjoyable beach and marine environment.

RES-81 RES-10 Non-Native Marine Species. The City seeks-te shall prevent the
introduction, reproduction or spread of harmful non-native plant and animal species
through public education, maintenance of marine facilities, and by assisting local,
state, and federal agencies to enforce laws protecting marine resources. Fhe—City

RES-26 RES 11 Native Beach Dune Vegetation. Native beach dune vegetation
has a natural role in the ecological, structural, and aesthetic conditions of the San
Clemente Beach, providing habitat for coastal marine species, and sand retention
support. As such, the City shall:

a. Protect existing native beach vegetation in established sand hummocks and
dunes; and

b. Seek to identify locations where planting of native beach vegetation can be
implemented, and work with appropriate organizations for planting and
establishment of native beach vegetation.

RES-12 Beach Areas. Identify the key beach areas which are important to protect
through land use requlation because of their inherent environmental, ecological,
and/or aesthetic contributions.

RES-25 RES 13 Kelp. Kelp that washes up on beaches, also known as kelp
wrack, has plays an important role in the beach ecosystem; it is_important both
physically and biologically. It contributes to eeelegical-and-the structural condition of
the beach, provides-habitant-anding direct and indirect support for sand retention,
structure for dune plants to establish, and habitat for marine and terrestrial animals.
It contributes nutrients for animals that are in turn prey for many shore birds and

fish. eo M arne_anim nd ve 4 nrovides dire T

support-for-sand-retention. The City places value importance on the habitat value of
kelp wrack as well as the recreational use of the beaches, and the following actions
are intended to balance the two interests:

Coastal Commission
Exhibit 2
Page 162 of 267



a. Remove excessive kelp, above the semi-lunar high tide line/wrack line in-the-dry
sand-areas, during the summer season, May 15th through September 15th, to
provide maximum sandy beach space for public use while protecting grunion-
spawning grounds, below the semi-lunar high tide line ir-the-wetsand-areas;

b. Allow kelp to remain on the beach during the winter season, September 16th
through May 14th;

c. At any time, remove excessive kelp in cases of extreme kelp build-up, at the
direction of the City Manager or designee.

RES-28-RES-14 Sand Grooming and—Sand—Berms. Sand-The sandy beach
plays khas a primary role in the use and enjoyment of San Clemente's beaches; as
such, conduct beach and sand grooming/maintenance as part of the City’s existing
Beach Management and Maintenance Plan as follows:

a—Conduet Restrict scheduled sand grooming during the summer season, May 15th
through September 15th, to the area above the semi-lunar high tide line/wrack

line en—dry—sand—areas,—aveiding—thewet-sand-areas—in—an—effort to protect

grunion-spawning grounds and kelp wrack;

RES-15 Seasonal Sand Berms. The City may c€onduct sand pushing
above the wet sand and high tide/wrack line twice a year_(once in fall and once in
spring), or other timing as directed by the City Manager, for the purpose of
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emergency/coastal storm preparedness. Sand pushing is the action of moving
sand mechanically with the intention to:

1) Create temporary seasonal sand berms in order to protect beach
facilities,

2) Attempt to stockpile sand, whenever available in late autumn and early
winter,

3) Prevent loss of recreational sandy beach_area into the ocean,

4) Remove man-made seasonal sand berms in the late spring to prepare the
beach for public use during the summer season

A—Coa Development—Permit—i DICa

berms—Coastal Development Permits issued for these activities shall be
consistent with the Hazards and Public Access policies of this LUP.

RES-29-RES-16 Use of Mechanized Equipment on Beach. Beach maintenance shall
strike a balance between protection of habitat and maintaining the recreational value of
the beach.

a. Mechanized equipment may be permitted for use on the dry sand areas of the
beach above the high tide/wrack line, subject to any applicable CDP requirement,
for the following activities:

1) Regular maintenance operations, including: (a) beach cleaning (e.g.,
trash, driftwood, and large debris removal); (b) leveling for recreational
activities; (c) seasonal re-contouring to clear public access stairways
(e.g., after storms) or address safety hazards (e.g., steep drop-offs near
public access points on the beach, due to storms or erosion events); and
(d) installing lifeguard towers and handicap ramps;

2) Seasonal sand grooming and seasonal construction of sand berms, as
provided in Policiesy RES-28 RES-14 and RES-15;

3) Kelp removal on dry sand areas above the high tide/wrack line between
May 15th and September 15th, as provided in Policy RES-25 RES-13.

4) Safety activities, including use of lifeguard vehicles and other emergency
machines.

5) Construction activities which require use of mechanized equipment,
covered by a separate CDP.
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b. The use of mechanized equipment for-beach-groeming on the beach is subject to
the following management provisions:

1) No equipment will be stored on the sandy beach.

2) No mechanized equipment will operate in the wet sand (below the
ordinary high tide line), except in cases of emergency and when required
for safety reasons.

3) Maintenance activities will be scheduled to prevent conflict with access
and use of the beach by the public.

4) Debris shall be reused or disposed of at the City landfill. Disposal at other
sites within the coastal zone requires a separate CDP.

5) The operation of any equipment will be with safety as the first
consideration.

RES-24 RES-17 Public_Safety. Public safety shall take precedence in operational
practices, including implementation of Policies RES-18 through RES-29. Operational
practices shall reflect that maximizing the safety, health, and well-being of the public at
the beach is a primary concern; and the use of emergency and maintenance vehicles
and equipment on the beach may be allowed is-reeessary to ensure public safety.

RES-30 RES-18 Offshore Oil Drilling and Support Facilities. WeThe
City opposes _offshore oil drilling and Liquiefied Natural Gas facilities, and prohibits on-
shore support facilities for such extraction uses.

RES-44 RES-19 Water—Resources Watershed Protection. Existing and new

development shall not degrade San Clemente’'s water coastal resources or water
quality. The City shall require development projects to comply with water quality and
watershed protection requirements per the San Diego Regional Municipal Separate
Storm_Sewer System (MS4) Storm Water Permit, (Order No. R9-2013-0001, as
amended by Order No. R9-2015-0100 adopted November 18, 2015, or_any
amendment to or re-issuance thereof), approved by the San Diego Regional Water
Quality Control Board. The City collaborates with Orange County jurisdictions on the
development and implementation of watershed protection principles and
implementation of best management practices for specific land uses.
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RES-45 RES-20 Recycled Water. The City shall eEncourage, and in some cases
require, the use of recycled water when available as a condition of approval for new
development where recycled water infrastructure has been extended and is readily
available to serve new development. The City will continue to expand its recycled
water program, and will seek new and improved technologies and best practices to
use water more efficiently.

RES-46 RES-21 Wastewater System. The City shall provide and maintain a
system of wastewater collection and treatment facilities to adequately convey and
treat wastewater generated in the City of San Clemente service area.

RES-49 RES-22 Stermwater—and—Urban—RuneH—Management—Jurisdictional
Runoff Management Program. The City shall maintair implement a comprehensive

stormwater/urban runoff management planrprogram,, and provide adequate funding
to implement the planrprogram, to minimize impacts on eur-the City’'s watershed,
canyons, coastal bluffs, beaches, and marine resources. The City shall install and
maintain runoff treatment systems and conduct other municipal pollution prevention
activities (e.q., street sweeping, drain _and catch basin maintenance, water guality
testing, site inspections, and spill cleanups) to address stormwater and dry weather
runoff pollution, to comply with applicable Federal, State, and regional requirements

RES-50 RES-23 Enforcement. The City shall maintain adequate legal authority to
implement and enforce local plans and ordinances to ensure approved development
complyies with applicable regional, state, and federal requirements for stormwater
runoff management and mitigation to protect ewr water quality and coastal
resources.

RES-24 Stormwater Outfalls. Where new stormwater outfalls cannot be avoided as

part of new development, plan;-site;and-desigh-outfalls shall be planned, sited and
designed to minimize adverse impacts to coastal resources from outfall discharges,
including consolidation of existing and new outfalls, where appropriate.

RES-63 RES-25 City Management of Material Stockpiles GCentrol—Best

Management—Practices. The City shall Mmanage the temporary storage of
construction materials for public projects or landslide material on road shoulders,

Coastal Commission
Exhibit 2
Page 166 of 267



using the most eurrent effective BMPs to eliminate materials being transported into
adjacent drainage courses, to protect air and water quality, and to minimize the
spread of invasive plant species. The City shall Eensure that landslide material is
deposited in permitted landfills or at sites with valid permits to accept fill.

RES-64 RES-26 Best Management Practices for Public Agencies. The City
shall Rrequire that public agencies use the most effective BMPs to protect natural
resources at project sites and maintenance yards, when the maintenance and
modification of public infrastructure involves the removal of vegetation and/or earth.

RES-47 RES-27 Xeriscape Planting to Conserve Water. To conserve water, the
City shall require new development to plant—use drought-tolerant non-

invasive Iandscapmg—eenssﬂng—e#a{—teast—@@—pe#ea;t—éby—t&ndseaped—apea}

Wlth an average plant factor of 0 5 of Reference Evapotransporatlon ( ETo) and shall

encourage the use of California Native plantings in new and existing development.

RES-48 RES-28 Low Impact BesigrDevelopment Strategies. New development
and redevelopment shall give precedence to the use of a Low Impact
Development (LID) approach to storm_water management, which integrates site
design strategies (e.q., minimizing the building footprint, preserving vegetation, and
protecting natural drainage features) with small-scale, distributed Best Management
Practices (BMPs) (e.q., permeable pavement surfaces, rain barrels and cisterns, and
bioretention technigues) to replicate the site’s natural hydrologic balance through
infiltration, evapotranspiration, harvesting, detention, or retention of storm_water
close to the source, to the maximum extent appropriate and feasible.

RES-51 RES-29 Impervious Surfaces———and——Infiltration. New
development shall sheuld be planned, sited and designed to minimize the installation
of impervious surfaces, where feasible, especially impervious areas directly
connected to the municipal storm drain system, in order to minimize increases in
stormwater or dry weather runoff. Redevelopment projects shall, where feasible,
increase the area of pervious surfaces consistent with RES-30. Development shall
be planned, sited, and designed to maintain or enhance on-site infiltration of runoff,
where appropriate and feasible.

RES-30 _Infiltration. Development shall be planned, sited, and designed to
maintain or enhance on-site infiltration of runoff, where appropriate and feasible. If
on-site infiltration of runoff may potentially result in adverse impacts, including, but
not limited to, geologic instability, flooding, or pollution of coastal waters, the
development shall substitute alternative BMPs (e.qg., flow-through planter box, green
roof, or cistern) that do not involve on-site infiltration in order to minimize changes in
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the runoff flow regime to the extent appropriate and feasible. Alternative BMPs shall
also be used where infiltration BMPs are not adequate to treat a specific pollutant of
concern attributed to the development, or where infiltration practices would conflict
with regulations protecting groundwater.

RES-53-RES-31 Creation and Restoration of Areas with Water Quality
Benefits. Where feasible, development shall be planned, sited, and
designed develepment to preserve or enhance non-invasive vegetation to achieve
water quality benefits such as transpiration, interception of rainfall, pollution uptake,
shading of waterways to maintain water temperature, and erosion control. New
development and redevelopment shall preserve, and where possible, create or
restore areas that provide important water quality benefits, such as riparian
corridors, coastal canyons, vernal pools, wetlands, and buffer zones, and the City
encourages land acquisition of such areas.

RES-54 RES-32 Maintain or Enhance Natural Drainage Features.
Development sheuld shall be planned, sited, and designed to protect the absorption,
purification, and retention functions of natural drainage features (e.g., stream
corridors, drainage swales, topographical depressions, floodplains, and wetlands)
that exist on the site. Where feasible, drainage plans shall be designed to
complement and utilize existing drainage patterns and features, conveying drainage
from the developed area of the site in a non-erosive manner with appropriate

treatment. Where-hew-stormwaterouta ahhot be-avolded,plan—site—and-design

A
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degraded natural hydrologic features shall sheuld be restored, where feasible.

RES-55 RES-33 Stormwater Runoff Plans. All projects that require a Coastal
Development Permit (CDP) and have the potential for adverse water quality or
hydrology impacts to coastal waters shall prepare both a construction-phase and a
post-development runoff plan. Runoff management shall be addressed early in the
development’s planning and design stages. As part of CDP approval, the City shall
require that the runoff plans include stormwater pollution control and runoff control
measures or systems, and a maintenance program, as necessary, for both the
construction-phase and post-development runoff plans. The post-development
maintenance program shall be for the life of the development. The level of detalil
provided to address the plan’s requirements shall be commensurate with the type
and scale of the development, and with the potential for adverse water quality and
hydrology impacts to coastal waters.

RES-56 RES-34 Minimizing Pollutants and Runoff. Site, design, and manage
new development and improvements, including — but not limited to — landscaping, to
Coastal Commission
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protect coastal waters from nonpoint source pollution by minimizing the transport of
pollutants in runoff and minimizing post-development changes in the site’s runoff
volume, flow rate, timing, and duration. Review new development and improvements
for potentlal degradatlon of water quallty and water resources. Ihe—level—ef—eleta#

RES-58 RES-35 Developmentsof Water Quality- Concern- Priority

Development Projects. Certain categories of development pose a greater threat of

adverse impacts to water quality and hydrology due to the extent of impervious
surface area, type of land use, {er—proximity to coastal waters, or_proximity to a
creek channel or storm drain system that leads to coastal waters). Ihe—@%y—shau

developments: Prlorltv Development Pr0|ects (PDPs) are deflned in_the NPDES
MS4 Permit_and shall be identified in the LCP’s Implementation Plan, and will
require permanent post-construction treatment control BMPs to address pollutants of
concern specific to the PDP’s land use and impairments of surface waters to which
the project drains. PDPs will also require post-construction runoff control BMPs to
minimize adverse changes in the PDP’s runoff flow regime. An associated Water
Quality Management Plan will provide the operation and maintenance of the
permanent treatment control and runoff control BMPs, and shall be implemented for
the life of the development.

Developments-of-water-guality-concern-may-PDPs shall be required to comply with the

following additional policies:

a. Conduct a peliuted pollutant runoff and hydrologic site characterization by a
qualified licensed professional, early in the development planning and design
stage, and document the expected effectiveness of the proposed BMPs.

b. Design required Low Impact Development (LID), Treatment Control, and
Runoff Control BMPs to infiltrate, retain, or treat, at a minimum, the amount
of runoff produced by an appropriate design storm (e.g., the 85"
percentile design—storm—standard—24-hour storm event for volume-based
BMPs, or two times the 85th percentile 1-hour storm event for flow-based
BMPs), where feasible.
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safety factor of 2 or greater) for flow-based BMPs.

c. Use an LID approach to stormwater management that will retain on-site (by
means of infiltration, evapotranspiration, or harvesting) the runoff
volume frem produced by the 85™ percentile 24-hour design storm, to the
extent appropriate and feasible.

d. Conduct an alternatives analysis to demonstrate that there are no
appropriate and feasible alternative project designs that would substantially
improve runoff retention, if a proposed development will not retain on-site the
runoff volume frem produced by the 85" percentile 24-hour design storm
using an LID approach.

e. Use a Treatment Control BMP (or suite of BMPs) to remove pollutants of
concern from any portion of the 85™ percentile 24-hour design storm runoff
volume that will not be retained on-site-using-Site-Desigh-strategies—and-LID
BMRPs, or if additional pollutant removal is necessary to protect coastal
waters. The type of treatment sheuld-shall be effective for removing the
pollutants generated by the development.

1) Treatment Control BMPs: are sStructural systems designed to remove
pollutants from runoff by processes such as gravity settling of
particulate pollutants, filtration, biological uptake, media absorption or
any other physical, biological or chemical process. Examples include
vegetated swales, detention basins, and storm drain inlet filters.

f. Use a Hydromedification Runoff Control BMP to minimize adverse post-
development changes in the runoff flow regime, if a development will add a
net total of more than 15,000 ft* of impervious surface area, and using
appropriate and feasible Site Design strategies and LID BMPs will not retain
on-site the runoff volume frem produced by the 85™ percentile design storm.

1) Hydremedification-Runoff Control BMPs: are sStructural systems
designed to minimize post-development changes in runoff flow
characteristics and maintain the natural watershed, by processes
such as infiltration, evapotranspiration, harvesting and use,
detention, or retention. Examples include retention structures such
as basins, ponds, topographic depressions, and stormwater vaults.

RES-60 RES-36 Minimization of Water Quality Impacts During Construction.

Development shaII minimize the—land—dlsmpbanee—aemﬁﬂes—ef—eens#uenen—(e—g—
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-_water

quality impacts during construction by minimizing Iand disturbance and soil

compaction, minimizing erosion and sedimentation, and minimizing the discharge of

other pollutants resulting from construction activities.

a)

b)

Minimize Land Disturbance During Construction. Development shall minimize the
land disturbance activities of construction (e.g., clearing, grading, cut-and-fill, and
soil compaction), especially in erosive areas (including steep slopes, unstable
areas, and erosive soils), to avoid detrimental water quality impacts caused by

increased erosion or sedlmentatlon Develrepmem—shau—ﬁmme—peuuﬂen—ef

Minimize Erosion and Sedimentation During Construction Measures- Fhe-City
shallrequire-that-eConstruction shall be conducted with-provisions-forthe
contrel using measures to minimize soil erosion and off-site transport of
sediment transpert and debris originating at the construction site, including as
follows:

i) & For necessary grading operations, the smallest practical area of
land will shall be exposed at any one time during development, and the length
of exposure will shall be kept to the shortest practical amount of time.

i) The clearing of land_shall sheuld be avoided during the winter rainy
season, whenever feasible, and all measures for removing sediments and
stabilizing slopes shall sheuld be in place before the beginning of the rainy
season, whenever feasible.

iii) b- Sediment control measures will shall be installed with the initial grading
operations and maintained through the development process to remove
sediment from runoff waters to the maximum extent practicable. All captured
sediment shall be retained on site unless removed to an approved disposal
location.

iv) e~Erosion control measures such as Ftemporary vegetation, seeding,
mulching, or other suitable stabilization methods will shall be used to protect
soil subject to erosion that has been disturbed during grading or development.
All disturbed soil areas that are inactive shall be stabilized with suitable
stabilization measures as soon as feasible,-and no later than 14 days after
inactivity. At project completion, all disturbed soil areas must shall be planted
to provide permanent soil stabilization/erosion control. Primarily native,
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drought-tolerant, non-invasive landscaping species shall be used (only
California native species shall be used in areas adjacent to coastal canyons
and bluffs).

v) d—mplement Construction runoff control BMPs, (such as a dewatering tank,
detention basin, and dedicated vehicle wash area) shall be
implemented, where necessary, to either retain or infiltrate stromwater and
non-storm water runoff, or to treat # runoff prior to conveyance off-site during
construction.

c) Minimize Discharge of Construction Pollutants. Development shall minimize
pollution of runoff and coastal waters by construction chemicals and materials.

i) Materials management and waste management BMPs (such as stockpile
management BMPs and debris disposal plan) shall be implemented to
minimize the discharge of pollutants from staging, storage, and disposal of
construction chemicals and materials.

i) Site management “good housekeeping” BMPs (such as maintaining an
inventory of chemicals used on site, and having a written plan for the clean-up
of spills and leaks) shall be implemented to minimize the discharge of
pollutants from construction activities.

d) Avoid Construction Staging on the Beach. Construction on or adjacent to the
sandy beach shall avoid staging/material storage on sandy beaches or within any
other biological resource area.

e. RES-62 RES-37 Timing of Grading. In high erosion areas (such as development
adjacent to steep—canyon or bluff slopes), the City willstrive—te In_approving
development projects, shall minimize non-emergency earth-moving operations
during the rainy season (extending from October 15 1 to April 245 30)-, whenever
feasible. If the City approves grading during the rainy season appropriate BMPs
shall be implemented.

RES-57 RES-38 Best Management Practices (BMP) for Development. To
control pollutant discharges, minimize post-development changes in runoff flows,
and provide long-term, post-construction erosion control and water quality protection
in all physical development, Site Design strategies and Source Control BMPs shall
be required for all new development and redevelopment.

a. Site Design BMPs Strategies: Any-projectdesign-feature-thatreduces-the

features; Development shall address runoff management early in site design
planning and alternatives analysis, and shall implement appropriate and
Coastal Commission
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feasible Site Design strategies. Site Design strategies are project design and
site layout technigues that integrate existing site characteristics that affect
runoff (e.q., topography, drainage patterns, vegetation, soil conditions, natural
drainage features, and infiltration conditions) in the design of strategies to
minimize post-development changes in the runoff flow regime, control
pollutant sources, and, where necessary, remove pollutants. Priority shall be
given to the use of LID Site Design strategies (such as minimizing impervious
surfaces or minimizing grading/site disturbance, protecting natural drainage
features, and minimizing removal of natural vegetation), see RES-23.

b. Source Control BMPs: Practices-thatpreventrelease-of pollutantsinto-areas
where-they-may-be-carried-by-runoff, Development shall implement

appropriate and feasible long-term, post-development pollutant Source
Control BMPs to minimize the transport of pollutants in runoff from the
development. Source Control BMPs are structural features or operational
practices that control pollutant sources and keep pollutants segregated from
runoff (such as covering work areas and trash receptacles, practicing good
housekeeping, requiring maintenance operational procedures, using efficient
irrigation, and reducing use of landscaping chemicals)

c. In- or Over-Water Source Control BMPs. Development shall implement
additional Source Control BMPs for construction taking place over, in, or
adjacent to coastal waters (including wetlands), if there is a potential for
construction chemicals or materials to enter coastal waters. Examples
include using tarps to capture debris and spills, and using BMPs for
preservative-free treated wood.

The City shall engage in water gquality public education and outreach to ensure
successful application of BMPs in development projects.

RES-59 RES-39 BMP Maintenance. As part of the Coastal Development Permit
process, the City shall require all development to implement appropriate protocols to
manage all design features used to mitigate stormwater runoff (including installation
and removal, ongoing operation, maintenance, inspection, and training), to protect

coastal resources and water quality for the life of the development.
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RES-65 RES-40 Water Quality Features Not Considered Wetlands. Water
quality features, such as storm water retention basins, detention basins, vegetated
drainage swales and other similar facilities that require ongoing maintenance for
storm water management purposes wilt shall not be subject to wetland policies if
they are artificially created and implemented as part of new development. ereated

Wetlands policies provide specific direction for wetland areas, in_addition to all other
applicable resource protection policies of this LCP chapter. In event of conflict between
wetlands policies and more general resource protection policies of this LCP chapter, the
wetlands policies shall control.

RES-31 RES-41 Wetlands. Recognize and protect wetlands for their scenic,
recreational, water quality, and habitat values. The biological productivity and the
quality of wetlands shall be protected and, where feasible, restored.
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RES-32 RES-42 UnmappedDefinition_of Wetlands Definition. Wetlands include
lands within the coastal zone which may be covered periodically or permanently with
shallow water and include saltwater marshes, freshwater marshes, open or closed
brackish water marshes, swamps, mudflats, and fens. Wetlands, as detailed by
Section 13577 (b)(l) of Title 14 of the California Code of Regulations, also include
land where the water table is at, near, or above the land surface long enough to
promote the formation of hydric soils or to support the growth of hydrophytes, and
shall also include those types of wetlands where vegetation is lacking and soil is
poorly developed or absent as a result of frequent and drastic fluctuations of surface
water levels, wave action, water flow, turbidity or high concentrations of salts or
other substances in the substrate. Such wetlands can be recognized by the
presence of surface water or saturated substrate at some time during each year and
their location within, or adjacent to vegetated wetlands or deep-water habitats. Any
unmapped areas that meet the above wetlands criteria these—eriteria
are deemed wetlands and shall be accorded all of the protections provided for
wetlands in the LCP.

RES-33-RES-43 Wetland Protection. Any wetland area mapped as potential
habitat study areas or any area determined to have previously been wetland shall
not be deprived of protection, as required by the policies and provisions of the LCP,
on the basis that habitat has been illegally removed, filled, degraded, or that species
of concern have been illegally eliminated.

RES-34-RES-44 Biological Study/Wetland Delineation. Where a project site has
the potential for wetlands to be present, the City shall require the submittal of a
detailed biological study of the site, prepared by a qualified biologist, including
a formal wetland delineation of all wetland areas on the project site. Wetland
delineations shall be conducted according to the protocols developed bv the Army

subst&nees—m—the—sebstra%eWetland dellneatlons involve surveying for three

parameters; hydrology, hydric soils, and hydrophytic plants. This policy incorporates
the Coastal Commission’s one parameter definition for wetlands. That is, if a
wetland delineation study finds evidence of hydric soils, or hydrophytic vegetation, or
hydrology in the form of areas lacking hydric soils and hydrophytic vegetation as a
result of frequent and drastic fluctuation of surface water levels, wave action, water
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flow, turbidity or high concentrations of salts or other substances in the substrate,
then the area meets the definition of a Coastal Commission wetland. The delineation
report shall include at a minimum (4)-a map at a scale of 1":200° or larger with
polygons delineating all wetland areas, polygons delineating all areas of vegetation
with a preponderance of wetland indicator species, and the location of sampling
points. The report should also include;and{2} a description of the surface indicators
used for delineating the wetland polygons. Wetland polygons shall be based on
pRaired sample points shau—be—plaeedthat indicate inside vs. anel outS|de
Wetland

RES-36 RES-45 Wetland Buffer. Buffer areas shall be provided around wetlands to
serve as transitional habitat and provide distance and physical barriers to human
intrusion. Buffers shall be of a sufficient size to ensure the biological integrity and
preservation of the wetland they are designed to protect and should be at least
100 50 feet in width, where feasible. A wetland buffer may be reduced only where it

can be demonstrated that (1) the required buffer width is not possible due to site-
specific constraints, and (2) the proposed narrower buffer would be sufficiently
protective of the biological integrity of the wetland to avoid significant adverse
impacts to the wetland given the site-specific characteristics of the resource, and the
type and intensity of disturbance.

RES-37 RES-46 Existing Development Near Within Wetlands Buffers. Existing
development that was legally permitted and constructed prior to certification
of this EUP policy that is located within the required buffers identified in policy RES-
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3645 are allowed to be maintained or remodeled erexpanded-up-to-50-percent-as
leng-as-the-development-so long as the remodel or maintenance is not considered a
Major Remodel and the existing development does not increase the encroachment

into the required setback/buffer from the wetland._Any expansion or addition to
existing development shall not increase the nonconformity and conform to the
required setback.

RES-38 RES-47 Wetland Impacts. The diking, filling, or dredging of open coastal
waters, wetlands, estuaries, and lakes may be permitted only where there is no
feasible less-environmentally damaging alternative, and where feasible mitigation
measures have been provided to minimize adverse environmental effects, as
specifically outlined in Coastal Act Section 30233, including but not limited to:

a. Incidental public service purposes including, but not limited to, burying cables and
pipes or inspection of piers and maintenance of existing intake and outfall lines;

b. Restoration purposes; and
c. Nature study, aquaculture, or similar resource-dependent activities.

RES-39 RES-48 Wetland Mitigation. Where the diking, filling, or dredging of wetlands
is permitted in accordance with the Coastal Act and any applicable LCP policies,
mitigation measures shall include, at a minimum, creation or substantial restoration
of in-kind wetlands ef-a-similartype. Adverse impacts will be mitigated at a ratio of

4:1 for all wetlands. ;unless-the-applicantprovides—evidence-establishing—and-the

)
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the—adverse-impacts—of-the-dike—orfill-project—Mitigation for riparian areas shall be
3:1. Vernal pools shall be mitigated at a 4:1 ratio. Lower mitigation ratios may be
allowed for mitigation completed in advance of the project impacts. A ratio of 1:1
may be allowed if prior to the allowable wetland impact, the mitigation is empirically
demonstrated to meet performance criteria that establish that the created or restored
wetland is functionally equivalent or superior to un-impacted natural reference
wetlands._The mitigation shall occur on-site wherever possible. Where not possible,
mitigation _should occur_in the most proximal location available. If an appropriate
mitigation site is available, the applicant shall submit a detailed plan which includes
provisions for dedication of the restored or created wetland and buffer to a public
agency, or_permanent restriction of use of the mitigation site to open space
purposes. When all other mitigation options have been exhausted, payment to a
mitigation bank may be considered.

RES-49 Wetlands Restoration and Monitoring. All preferred restoration programs
shouldweuld remove fill from a formerly productive wetland or estuary that is now
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biologically unproductive dry land. Since restoration projects necessarily involve
many uncertainties, restoration should precede the diking or filling project. When a
restoration project is mitigation for a new development project, a Restoration and
Monitoring Plan shall be included with the CDP application. A Restoration Monitoring
Plan shall include a minimum of 5 years monitoring to_ensure success criteria _are
met. The CDP shall be conditioned to require that restoration will occur prior to, or
simultaneously with project construction.

RES-42 RES-50 Other_Resource Agencyies Approvals. Coastal Development
Permit Aapplications for development within or adjacent to wetlands shall include
evidence of the preliminary approval of the California Department of Fish and
Wildlife, U.S. Army Corps of Engineers, U.S. Fish and Wildlife Service, and other
resource management agencies, as applicable.

4.3.4 WaterQuality Environmentally Sensitive Habitat Areas (ESHA)

The following policies apply to ESHA as defined in Chapter 7_of the LUP.
«RES-1 RES-51 ESHA Designation. Desighate-any-area-in-which-plant-oranimal

Environmentally Sensitive Habitat Area (ESHA) means any area in which plant or

animal life or their habitats are either rare or especially valuable because of their
special nature or role in_an ecosystem and which could easily be disturbed or
degraded by human activities and developments as defined in_Section 30107.5 of
the Coastal Act. Three main _elements must be met for an area or habitat to be
considered ESHA.
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a. Any-area-that The presence of individual rare plants or animals or the presence

of a particular rare habitat. Plant and animal communities whose designation
includes, but is not limited to rare, threatened or endangered by the State or
federal governments such as those in the CDFW'’s California Natural Diversity
Database (CNDDT).

Any area in which plant or animal life or their habitats are either rare or
especially valuable because of their special nature or role in an ecosystem. ;-and

Areas that could be easily disturbed or degraded by human activities and

developments.—coentribute—to—the—viabilityof plant-speciesfor—which—there—is

RES-5-RES-52 Monarch Butterfly ESHA. Stands of eucalyptus trees along and
within Calafia Canyon (Figure 4-2-C) constitute monarch butterfly ESHAs and as
such shall be protected against significant disruption of habitat values, and only uses
or development dependent on and compatible with maintaining such resources shall
be allowed within these ESHAs or their buffer areas. This policy also applies to any
areas that become monarch butterfly ESHA in the future. The following standards
shall apply to monarch butterfly ESHAs in the City:

a.

No development, except as otherwise allowed by this policy, shall be allowed
within monarch butterfly ESHAs or ESHA buffers.

Since the specific locations of aggregation sites may vary from one year to the
next, the focus of protection shall be the entire grove of trees rather than
individual trees that are the location of the roost.

Removal of vegetation within monarch ESHAs shall be prohibited, except for
minor pruning of trees or removal of dead trees and debris that are a threat to
public safety.

Public trails and access ways are considered resource-dependent uses and may
be located within a monarch ESHA or its buffer; however, such features shall be
sited to avoid or minimize impacts to aggregation sites.

Interpretative signage is allowed within a monarch ESHA or its buffer, but it shall
be designed to be visually unobtrusive.
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f. Butterfly research, including tree disturbance or other invasive methods, may be
allowed subject to City approval of a Coastal Development Permit.

RES-53 Sand Dunes. Protect as ESHA areas which have been identified as southern
foredunes and southern dune scrub in a Biological Survey from adverse impacts due
to a proposed development project and provide appropriate ESHA buffers.

RES-3 RES-54 ESHA Buffer. A _100-foot buffer, shall be provided around all
ESHA, except where establishment of such a buffer is prevented by existing
development. In_those circumstances, the Iarqest feasible buffer _will be
established.

%HA—sheefel—be—Fequ#ed—ESHA buffers less than fha{ 100 feet W|de _may be

allowed only where it can be demonstrated, through submittal of site specific
biological study that providessubstantial evidence from qualified biologists, that the
proposed narrower buffer would prevent impacts that would significantly degrade
and/or disrupt the biological integrity and habitat values of the ESHA.

RES-74 RES-55 Riparian Habitats. Development adjacent to streams or riparian
corridors shall avoid removal of native vegetation; prevent erosion, sedimentation
and runoff; provide for sufficient passage of native and anadromous fish; prevent
wastewater discharges and entrapment; prevent groundwater depletion or
substantial interference with surface and subsurface flows; and protect and re-
establish natural vegetation buffers.

RES-75 RES-56 Riparian Buffer. Buffers-shallbe-of a-sufficientsize To ensure the
biological integrity and preservation of the riparian habitat and corridors, a riparian
buffer shall be provided at a minimum of 100 are-desighed-to-protect-and-should-be
50 feet in width. A Riparian buffer may be reduced only where it can be
demonstrated that 1) the required buffer width is not possible due to site-specific
constraints, and 2) the proposed narrower buffer would be sufficiently protective to
prevent adverse significant impacts to ef the biological integrity of the Riparian
habitat given the site-specific characteristics of the resource and of the type and
intensity of disturbance.

RES-4 RES-57 Buffer Maintenance. ESHA buffers shall be maintained
exclusively with native vegetation to serve as transitional habitat and provide
distance and physical barriers to human and domestic pet intrusion. Invasive plant
species are prohibited within ESHA and ESHA buffer areas. No fuel modification is
allowed within ESHA buffers established for new development.

RES-7 RES-58 Existing Development Near Within_an ESHA_Buffer. Existing
development that was legally permitted and constructed prior to certification
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of this policydeeument that is located in the required buffers identified in policy RES-
543 is allowed to be maintained or remodeled erexpanded-up-to-50-percent-aslong
as—the—development-so _long as the remodel or maintenance is not considered
a mMajor rRemodel and__the existing development does not increase the
encroachment into the required setback/buffer from the ESHA. ._Any expansion or
addition to existing development shall not increase the nonconformity and conform
to the required setback.

RES-9-RES-59 Development Adjacent to ESHA Buffer. No-developmentother

aksTa N A-gebengagen geveliobmhmen a ala N ] /\ alll Q e_ ge a¥a

ESHA buffer; Where feasible, confine development adjacent to ESHASs to low impact
land uses, such as open space and passive recreation. Development in areas
adjacent to ESHAs and parks and recreation areas shall be sited and designed to
prevent impacts that would significantly degrade such areas, and shall be
compatible with the continuance of such habitat areas.

RES-6-RES-60 Development in ESHA. ESHA shall be protected against
significant disruption of habitat values, and only uses dependent on such resources
shall be allowed within such areas subject to approval of a Coastal Development
Permit. Limited public access improvements, and-minor educational interpretive and
research activities and development—restoration may be considered resource-
dependent uses.

RES-8 RES-61 ESHA Protection. Measures, including, but not limited to, trail
creation, signage, placement of boardwalks, and fencing shall be implemented as
necessary to protect ESHA.

RES-12 RES-62 ESHA  Mitigation. Mitigation—shall—net—substitute—for

i : i i ernati soid - Require
mitigation in the form of habitat creation or substantial restoration for allowable
impacts to ESHA and other sensitive resources that cannot be avoided through the
implementation of siting and design alternatives. Priority shall be given to on-site
mitigation. Off-site mitigation measures shall only be approved when it is not feasible
to fully mitigate impacts on-site. Mitigation shall not substitute for implementation of
a project alternative that would avoid impacts to ESHA.

RES-15 RES-63 ESHA Mitigation Ratios. Apply the following mitigation ratios for
allowable impacts to upland vegetation: 4:1 for Vernal Pools; 3:1 for Coastal Sage
Scrub, California Buckwheat Scrub, and Arroyo Willow Thickets; 23:1 for Ephemeral
Stream Channels; and 43:1 for Lemonade Berry Scrub, Quailbush Scrub, Giant Wild
Rye Grassland, Maritime Succulent Scrub, Native Grassland, and Southern Mixed
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Chaparral. The ratios represent the acreage of the area to be restored/created to the
acreage impacted.

RES-16-RES-64 Menitering—ESHA Habitat Mitigation Plan _and Monitoring
Plan Measures. Development that would result in impacts to ESHA or_Significant
Biological Resources shall include a Mitigation Plan and a Mitigation Monitoring Plan
as a filing requirement for a Coastal Development Permit application. Mitigatien
measures-shall-be_Mitigation Monitoring Plans shall be for a minimum of 5 years of
monitoring menitered to ensure success criteria is met. they-are-completed-and-in

" " I e

RES-13 RES-65 Conservation of ESHA. In conjunction with new development,
require that all preserved ESHA, buffers, and all mitigation areas, onsite and offsite,
be conserved/dedicated (e.g., open space direct dedication, offer to dedicate (OTD),
conservation easement, or deed restriction, in such a manner as to ensure that the
land is conserved in perpetuity. A management plan and funding shall be required to
ensure appropriate management of the habitat area in perpetuity. The City shall
maintain an inventory of open space dedications or OTDs to ensure such areas are
known to the public and are protected through the coastal development permit
process. Require all direct open space dedications or OTDs to be made to a public
agency or other appropriate entity that will manage the open space area on behalf of

the public.

RES-7/RES-66 Agency Approvals. The City of San Clemente shall require
applicants of public-and-private development projects that have the potential to affect
listed species to obtain written authorization from the CDFW and/or the U.S. Fish
and Wildlife Service, as applicable, that the grading or construction activity is in

compliance with regulations on the “take” of the listed species that would directly or
indirectly be impacted, including any requirement to obtain a permit, authorization, or
entittement from said agencies. Any mitigation requirements set forth by such
agencies shall be incorporated into the project’s final design plans.

4.3.5 Significant -Other Biological Resources

This Section provides resource protection policies for open space or habitat areas that
may not rise to the level of ESHA but that may still be considered areas of Significant
Biological Resources worthy of protection for other LUP goals such as conservation of
open space and visual qualities.
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RES-66 RES-67 Natural Areas. In natural areas that are undeveloped, or
partially endeveloped, the City shall require that development:

a. avoid significant impacts, including retention of sufficient natural space where
appropriate;

b. retain watercourses, riparian habitat, and wetlands in their natural condition;

c. maintain habitat linkages (wildlife corridors) between adjacent open spaces,
water sources and other habitat areas and incorporated these into transportation
projects and other development projects to maintain habitat connectivity;

d. incorporate visually open fences, or vegetative cover to preserve views, ensure
continued access and to buffer habitat areas, open space linkages or wildlife
corridors from development, as appropriate;

e. locate and design roads such that conflicts with biological resources, habitat
areas, linkages or corridors are minimized; and

f. utilize open space or conservation easements when necessary to protect
sensitive species or their habitats—; and

g. avoid the removal of native vegetation and the introduction of non-native
vegetation and encourage the use of native plant species.

The City will shall maintain an inventory of open space direct dedications,
conservation easements, and offers-to-dedicate_(OTDs) to ensure that habitat areas
are_known to the public and are protected_through the coastal development permit
process from the date of LCP certification.

RES-67 RES-68 Coastal Canyons. Encourage—activities—which Development on
coastal canyon lots shall maintain or improve the natural biological value, integrity

and corridor function of the coastal canyons through native vegetation restoration,
control of non-native species, and landscape buffering of urban uses and
development.

RES-68 RES-69 Coastal Canyon Areas Protection. Preserve coastal canyons

as desighated; undeveloped “natural~coastal-canyon areas that-are intended to be

open space buffers through implementation of appropriate development setbacks.

RES-69 RES-70 NaturalCoastal Canyon Resources. Protect and enhance
coastal canyon naturat resources by restricting the encroachment of development,
incompatible land uses and sensitive habitat disturbance in designated coastal
canyon areas. Prohibit development and grading that adversely alters the biological
integrity of coastal canyons, the removal of native vegetation and the introduction of
non-native vegetation.
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RES-71 Drainage Devices. Drainage—devices—extending—into—the—canyon—will-be

allewed-enly Drainage devices on coastal bluffs and canyon lots shall be directed to
frontage roads away from the bluff or canyon slopes. Exceptions shall only be made
when 100 percent site drainage to the street is not practical, to be determined by the
City, based on the design of the structure and the ability to drain all water to the
street. In this case, the amount of site drainage to the street shall still be maximized.
Drainpipes are to be designed and placed to minimize impacts—te—the—canyen,
including landform alteration and visual impacts. When extensions are made to
existing drainpipes, the entire length of pipe shall be reviewed analyzed to ensure
the drain system minimizes impacts to the bluff or canyon. Adequate visual impact
mitigation may include coloration of the original pipe, painting of the pipe to blend
with natural surroundings, screening of the pipe using vegetation and other natural
land features, or any other method deemed appropriate. Aveid-construction-of-new
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RES-78-RES-72 Native Landscaping. Drought-tolerant native landscaping
specific to the habitat type/vegetation community is required in coastal canyon and bluff
areas, to reduce erosion and maintain natural open space areas. Invasive plant species
are prohibited in all landscaping.

RES-80 RES-73 Coordination with State-and-Federal-Agencies-Public and Private

Entities. The City will work with the state and federal resource protection agencies,
businesses, private organizations and individuals to protect natural and marine
resources within the City.

RES-82 RES-74 San Mateo Creek Watershed. The City supports continued
environmental protection of the San Mateo Creek Watershed.

4.3.6 Protection of Biological Resources

Specific policies that address ESHA are in Section 4.3.4 and specific policies that
address Significant Biological Resources are in Section 4.3.5. This Section provides
additional resource protection policies applicable to both.

RES-2 RES-75 Site-Specific Biological Surveys. Require a detailed site-
specific biological survey prepared by a qualified biologist as a filing requirement for
Coastal Development Permit applications Prepesals for development on sites where
potentialhabitat—study—areas—are—shown—on—Figures—4-2A-D_identified with a
vegetation community on Figure 3-1 and Figure 3-2 of the Biological Inventory
Report in_Appendix A, beach areas, San Clemente State Beach inland bluffs, or
where there is probable cause to believe that potential sensitive-habitat ESHA may

exist;. the-applicant-shall provide-the City-with-a-site-specific biological-study- H-the
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fer—GDP—p%eees&ng The blologlcal resources study shall include, but not be I|m|ted

. Analysis of available literature and biological databases, sueh—as—the
California—Natural Diversity Database; to determine if any sensitive biological
resources that—have been reported as historically frem occurring in the
proposed development project vicinity. At a minimum, the California
Department of Fish and Wildlife’s Natural Diversity Database (CNDDB) must
be used to determine if the site of the proposed project is known to support or
has the potential to support sensitive_habitat, vegetation communities, plants,
and/or animals.

. Review of current land use and land ownership within the proposed
development project vicinity.

. Assessment and mapping of vegetation communities present within the
proposed development project vicinity.

. General assessment of potential federal and state jurisdictional areas,
including wetlands and riparian habitats

. A base map that delineates topographic lines, parcel boundaries, and
adjacent roads.

A vegetation map thatidentifies-species-thatmay-be-indicators o ESHASs.

. A description of the vegetation, including an estimate of the ground cover of
the major species and a species inventory

. A soils map that delineates hydric and non-hydric soils, if applicable.

An inventory of plant and animal species that indicates the potential existence
of ESHAs sensitive species.

A detailed map that shows the conclusions regarding the boundary, precise
location and extent, or current status of the ESHA based on substantial
evidence provided in the biological studies.

RES-76 Threatened and Endangered Species. Preserve the habitat of rare,
including threatened and endangered species in place as the preferred habitat
conservation strategy.
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RES-43 RES-77 Agency Jurisdiction and Permits. In_addition to approval of a
Coastal Development Permit, the City of San Clemente shall require applicants to
obtain all necessary authorizations and permits from all+respoensible applicable
resource agencies for development projects that have the potential to impact
jurisdictional waters, wetlands, and riparian habitat under the jurisdiction of the U.S.
Army Corps of Engineers, California Department of Fish and Wildlife, and/or San
Diego Regional Water Quality Control Board. The agency authorization shouldweuld
include impact avoidance and minimization measures, as well as mitigation
measures for unavoidable impacts. Specific avoidance, minimization, and mitigation
measures for impacts to jurisdictional resources shall be determined through
discussions with the regulatory agencies during the proposed development’s project
permitting process and may include monetary contributions to a mitigation bank or
habitat creation, restoration, or enhancement projects.

RES-83 RES-78 Minimize Fuel Modification. All new development shall be sited
and designed to minimize required fuel modification and brushing to the maximum
extent feasible in order to minimize habitat disturbance or destruction, removal or
modification of native vegetation, and irrigation of natural areas, while providing for
fire safety. No fuel modification required to protect new development should take
place in ESHA. Development shall utilize fire-resistant materials.

RES-84 RES-79 Alternative Fuel Modification. Alternative fuel modification
measures, including but not limited to landscaping techniques to preserve and
protect habitat areas, buffers, designated open space, or public parkland areas, may
be approved by the Fire Department/OCFA only where such measures are
necessary to protect public safety. Such “landscaping techniques” shall not include
the use of a restricted or controlled native plant palette, mechanized mowing,
thinning or pruning, permanent irrigation beyond Zone A (20 feet of combustible
structures). Other alternative fuel modification methods that would result in a
reduction in the size or quality of the areas to be preserved and protected, as listed
above, shall be consistent with RES-83. Alternative fuel modification methods also
shall not adversely impact public access opportunities. All development shall be
subject to applicable federal, State and City fire protection requirements.

RES-85 RES-80 Fuel Modification Plan. Applications for new development near
native or sensitive habitat shall include a fuel modification plan for the project site,
approved by the Fire Department. Additionally, applications shall include a site plan
depicting the brush clearance, if any, that would be required on adjacent properties
to provide fire safety for the proposed structures.

RES-86 RES-81 Vegetation Removal Calculation. If natural vegetation removal is
proposed, as part of a fuel modification plan, applications for new development shall
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include the total acreage of natural vegetation that would be removed or subject to
other fuel modification requirements, such as thinning.

RES-87 RES-82 Landscape Area Requirements. Use primarily native plant
species in landscape areas within required fire clearance zones. All efforts shall be
made to conserve water. Invasive plants are strictly prohibited.

RES-10 RES-83 Construction_Phase implementation. Approved development in
or adjacent to sensitive-biological resources ESHA shall include construction best
managements practices (BMPs) to protect sensitive biological resources including,
but not limited to, flagging to delineate the construction limits and sensitive biological
resources to be avoided, and retaining a qualified biologist to be present during all or
a_portion_of the construction activities to_ensure impacts to sensitive—biological

resources are avoided or minimized. -cemplete-the-followingrequirements-aspart-of

the development process:
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RES-89 RES-84 Bird-Safe Buildings Standards- All new buildings, and major
renovations/remodels of existing buildings, shall be required to comply—with
rovide—bird-safe building—standards—fer—facade treatments_in_order to reduce
potential for bird-strikes. ;—Landscaping around buildings, including patios and
courtyards, shall be designed and sited to avoid or minimize bird-strike hazards
caused by reflective surfaces such as glass fencing/railing. lighting.—and—buiding
interiors Buildings shall be designed to use minimal exterior lighting and minimize
light pollution from interior lighting to the maximum extent feasible to minimize
nighttime bird-strike hazards.

RES-11 RES-85 Minimization of Lighting Impacts-Adjacentto-ESHA. Eliminate
or Sshield and direct exterior lighting away from ESHAs biological resources to

minimize adverse impacts to wildlife. There shall be no spillover of light into the
identified biological resourceESHA. Buildings shall be designed to use minimal
exterior lighting (limited to pedestrian safety needs) and to minimize direct upward
light, spill light, glare and artificial night sky glow.

RES-90 RES-86 StreetPublic Trees. The City will-shall maintain a healthy stock of
park, public area and street trees and encourage the planting of trees with significant
canopies that provide numerous benefits, including reduced urban heat gain, natural
shading and wind screening, air filtration, and oxygen production. Only non-invasive
tree species shall be used. Maintenance of public trees shall be consistent with
RES-91.

RES-94 RES-87 Native Trees. Encourage the planting of Native California trees
where their use is aesthetically, horticulturally and ecologically appropriate.
Examples of potentially appropriate species include Coast Live Oak, California
Sycamore and White Alder.

RES-91 RES-88 Native Tree Protection. New development shall be sited and
designed to preserve native trees to-the-maximum-extentfeasible and to prevent any
encroachment into the pProtected zZone of mature individual native trees to the
maximum extent feasible. Protected Zone means that area within the dripline of the
tree and extending at least five 5-feet beyond the dripline, or 15-feet from the trunk
of the tree, whichever is greater. If there is no feasible alternative that can prevent
tree removal or encroachment, then the alternative that would result in the fewest or
least significant impacts shall be selected. Adverse impacts to, and or removal of
mature native trees for new development in a highly developed area shall be fully
mitigated at a 1:1 ratio (unless a greater mitigation ratio is required by other
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requlation); removal of mature native trees in a natural habitat area shall be fully
mitigated at a 2:1 ratio (unless a greater mitigation ratio is required by other
requlation). Mitigation shall take place in _a proximal location with priority given to
on-site mitigation. Mitigation shall not substitute for implementation of athe feasible
project alternative that would avoid impacts to native trees or native habitat.

New development on sites containing native trees shall incorporate the following
native tree protection measures:

a. Protective fencing shall be used around the outermost limits of the protected
zones of the native trees within or adjacent to the construction area that may be
disturbed during construction or grading activities. Before the commencement of
any clearing, grading, or other construction activities, protective fencing shall be
placed around each applicable tree. Fencing shall be maintained in place for the
duration of all construction. No construction, grading, staging, or materials
storage shall be allowed within the fenced exclusion areas, or within the
protected zones of any onsite native trees.

b. Any approved development, including grading or excavation, that encroaches
into the protected zone of a native tree shall be undertaken using only hand-held
tools.

c. Fhe—aApplicants shall retain the services of a qualified independent biological
consultant or arborist, approved by the City, to monitor native trees that are
within or adjacent to the construction area. Public agencies may utilize their own
staff who have the appropriate classification. If any breach in the protective
fencing occurs, all work shall be suspended until the fence is repaired or
replaced.

RES-89 Nesting and Foraging Habitat. Potentially, any tree can provide important
habitat which should be protected. The City shall ensure the protection of bird
nesting habitat protected by the Migratory Bird Treaty Act (MBTA) and the long-term
protection of breeding, roosting, and nesting habitat of bird species listed pursuant to
the federal or California Endangered Special Acts, California bird species of special
concern, and wading birds (herons or egrets) as well as owls or raptors. The
trimming and/or removal of any trees that have been used for breeding and nesting
by the above identified species within the past five (5) years, as determined by a
gualified biologist _or ornithologist shall be undertaken in compliance with all
applicable codes and requlations of the California Department of Fish and Game,
the U.S. Fish and Wildlife Service and the U.S. Migratory Bird Treaty Act, and shall
be conducted under the parameters of a Tree Maintenance Program which shall be
prepared and included as part of the LCP’s Implementation Plan.
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RES-90 Construction Near Nesting and Foraging Habitat. If an active nest of any
species listed pursuant to the federal or California Endangered Species Act,
California bird species of special concern, or a wading bird (herons or egrets) as well
as owls or raptors is found, construction activities within 300 feet (500 feet from any
identified raptor nest) shall not exceed noise levels of 65 dB peak until the nest(s) is
vacated and juveniles have fledged and there is no evidence of a second attempt at
nesting. The 65 dB peak noise levels may only be increased if a noise study
demonstrates the ambient noise level is above 65 dB at the subject site. Nesting
Bird Surveys for the above bird species during their breeding season shall be
conducted by a gqualified biologist prior to commencement of construction on sites
where there is probable cause to believe that nesting birds may exist.

RES-91 Tree Trimming and Removal. The City shall prepare Tree Maintenance
Procedures for the trimming and/or removal of trees consistent with Policy RES-89.
The procedures shall include, but not be limited to, the following provisions:

a. Tree trimming, or and-approved tree removals-on public property when necessary
due to health and safety danger, shall be conducted only during time periods of
the year that does not disturb roosting/nesting birds (October through December).
A health and safety danger shall be considered to exist if a qualified arborist
determines that a tree or branch is dead, diseased, dying or injured and said tree
or branch is in imminent danger of collapse or breaking away. The City shall be
proactive in identifying and addressing diseased, dying or injured trees on public
property as soon as possible in order to avoid habitat disturbances during the
nesting season. The City shall encourage private property landowners to be
proactive in identifying and addressing diseased, dying or injured trees on private
property and when new development is under review for a CDP.

|=

Trees or branches with a nest of a state or federal listed species, a California bird
species of special concern, or a wading bird (heron or egret) as well as owls or
raptors that has been active anytime within the last five years shall not be
removed or disturbed unless a health and safety danger exists.

Make every effort to preserve mature trees before considering tree removal.
Preferred approaches, where possible, include modifying street improvements to
preserve trees or using best horticultural practices such as watering and fertilizing,
pest control, pruning, staking and guying. The removal of any tree or branches
that fall within section (b) above, shall require mitigation at a 2:1 ratio. If the tree to
be removed is non-native, replacement trees shall consist of native or non-native,
non-invasive tree species. A tree replacement planting plan for each tree
replacement shall be developed to specify replacement tree location, tree type,

|©
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tree size (no less than 36 inch box size), planting specifications, and a five-year
monitoring program with specific performance standards.

RES-92 Public View Corridors and Public Vistas. Require that street and other
public trees planted along designated pPublic ¥View eCorridors have narrow form
and open structure to allow greater visual access. Street trees and other public
trees should-shall be carefully placed and/or properly pruned_consistent with Policy
RES-91, and following best arboricultural practices, to achieve the desired goals
without interruption of significant public views. Prune and maintain plantings on
public land to ensure that public vistas to and along the shoreline from public

vantage points are preserved.
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Plain Text and Plain Bold Text Headings= City proposed LUP language
Underlined Text = CCC Suggested Modification, Inserted Language
StrikeOutText = CCC Suggested Modification, Deleted Language

5.0 HAZARDS & SHORELINE/BLUFF/CANYON DEVELOPMENT

5.1 Introduction

The City of San Clemente contains areas subject to natural hazards that present risks to
life and property. Potential hazards in the City include, but are not limited to, coastal
bluffs erosion, slopes with low stability and high landslide potential, surface slope
failures, seismic ground shaking, liquefaction, flooding, wave action, tsunami, and fire
hazards.

In addition, storm generated tidal surges and rising sea levels present potential hazards
that must also be considered. These events may result in loss of beach sand and other
sedimentary deposits which are critical to the protection of coastal lands and bluffs and
for public safety, recreation and wildlife habitat. A key component of the LCP is
managing development in conformance with Coastal Act policies in order to respond to
coastal hazards, reduce risks to life and property, avoid substantial changes to natural
landforms and preferably avoid the need for protective structures to the fullest legal
extent.

Coastal bluffs are a vertical landform consisting of gently sloping or steep faces of
sediment or soil that line most of the San Clemente coastline. The exceptions are the
locations where streams have cut into the bluffs to form arroyos, canyons, or gently
sloping valleys. The coastal bluffs and canyons are the prominent topographic feature
within the Coastal Zone of San Clemente.

There are nine coastal canyons in San Clemente, including the two Marblehead Coastal
Canyons, Palizada Canyon, Trafalgar Canyon, Toledo Canyon, Lobos Marinos Canyon,
Riviera Canyon, Montalvo Canyon, and Calafia Canyon (see Figure 4-1, Coastal
Canyons). Most of the City's coastal canyons are surrounded by residential
development and are located on private residentially zoned properties, with the
exception of the two Marblehead canyons, a smaller lower portion of Palizada Canyon,
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a small upper portion of Palizada Canyon, and Calafia Canyon. See Figures 4-1 and 4-
2-A through 4-2-D. The canyons have been cut off from larger habitat areas since the
1930s. Major issues and threats associated with urban encroachment into coastal
canyons includes, erosion, incompatible plant material_(i.e., introduction of non-native
plant species) surface slope failures, excess watering, visual disruptions, private access
ways used by the general public, non-structural runoff, and significant—unigue
maintenance issues. To address these issues, the LUP provides policies requiring
development setbacks from coastal canyons for both new development and
redevelopment, policies encouraging that drainage be directed away from canyons to
reduce erosion, and policies requiring native landscaping.

Descriptions of the type of hazards associated with coastal bluffs and coastal canyons,
and past history, is provided below.

| o /BluE . |

Coastal beaches and bluffs are susceptible to erosion and slope failure from wave and
tidal action. Measures to address this erosion, including armoring with shoreline
protective devices, can have significant adverse impacts, such as: direct loss of sandy
and rocky beaches and intertidal areas, interruption of natural shoreline processes,
impediments to public access to and along the coastline as a result of the structure’s
physical occupation of the beach, and degradation of scenic and visual resources.

The origin or geomorphology of the coastal bluffs began, as the coastline was slowly
uplifted from the ocean bottom during the Pliocene Epoch (1.6 million years ago). For
this reason, marine fossils--similar to the species living in deep water today--show up in
the Capistrano Formation (the marine deposit that makes up much of San Clemente's
coastal bluffs). The uplifted coastline has formed a steep bluff face. As the coastline
emerged, coastal processes began to work- on the bluff face. The wave action then
eroded away the bluff face and caused chunks of the bluff to break off, further
steepening the face. In San Clemente, the natural coastal and beach building process
and the this erosional process has been interrupted by the development of the railroad
and Pacific Coast Highway (Coast Highway) or EI Camino Real). There is no longer a
wave undercutting effect on the bluff face. However, over-steepened conditions of the
bluff face exist as a direct result of the railroad and the Coast Highway. Large talus
accumulations at the base of the bluff are periodically removed by maintenance crews
whose purpose is to keep Pacific Coast Highway and the railroad open. Despite the
elimination of natural processes, the coastal bluff remains a very prominent coastal
feature.
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The City's LCP and the Coastal Act contain policies for restricting development on the
face of coastal bluffs. There are some cases where development has occurred on the
bluff face in the past theblutis—havebeen—developed; however, this development
occurred prior to the enactment of the Coastal Act. Many of the existing developed
structures located in close proximity to the bluff edge are threatened by the incremental
erosion of the bluff face and bluff edge. In other instances, the coastal bluffs have been
graded in the interest of public safety, which is the reason for grading some of the
Marblehead Coastal bluffs along the Coast Highway. The erosion to San Clemente’s
coastal bluffs has slowed by due to the revetment that protects the train
tracks fer from ocean erosion. However, it is _anticipated that sea level rise _may
eventually threaten the revetment and railroad such that an adaptive response may be
necessary over time.

Before the 1990s, the San Clemente beaches were marginally stable as sufficient
sediment was supplied from San Juan Creek to the northern portion of the Oceanside
littoral cell. This was prior to significant upland urban development that deprived the
sand supply causing the system to become “sand starved.” Since the 1990s, the lack of
sediment supply to the shoreline has resulted in chronic, long-term beach erosion. As a
result, the beaches provide minimal protection against storm-induced damages to public
facilities such as restrooms, concession buildings, lifeguard stations and the City Marine
Safety Headquarters building, parking areas, beach trail, and the railroad and the
private residential development along the City’s shoreline.

Fsunamis

A tsunami is a series of ocean waves caused by a sudden displacement of the ocean
floor, most often due to earthquakes_or submarine landslides. Areas of San Clemente
that would be flooded by a tsunami are limited to the beach and adjoining low-lying
areas due to the presence of cliffs near the beach along the San Clemente coastline.
The historical tsunami record for California suggests that the tsunami hazard in the
Southern California region, from the Palos Verdes Peninsula south to San Diego, is
moderate. However, the Southern California historical record is limited very-shert and it
is possible that Southern California has been impacted by tsunamis for which there is
no record. More significantly, there are several active faults immediately offshore of the
Southern California area, and any of these could generate a future earthquake that
could have a tsunami associated with it.
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—The level of the ocean has always fluctuated with changes in global temperatures. The
last Ice Age ended approximately 18,000 years ago. Since then the world has been
experiencing climate change: most of the ice caps have melted, most of the glaciers
have retreated, and sea levels have risen. The instrumental record of sea level rise has
shown sea levels rising over the past 100 years, and the current best available science
(National Research Council 2012), projects sea level rise to accelerate into the future,
increasing significantly over the next 100 years and beyond.

The majority of the City is currently protected from storm surges and sea level rise
because of San Clemente’s natural topography with much of the City is protected by the
tall bluffs overlooking the coastline and the existing revetment protecting the railroad
along the coast. However, changing conditions will likely alter the hazards faced by the
City and warrant new adaptive responses such as a City and USACE Coastal Storm
Damage Reduction Project intended to widen the beach over a 50-year period and
provide a soft/green approach to shoreline protection as recommended by the CCC
Policy Guidance on SLR (2015).

The City’s five mile coastline is paralleled by the railroad tracks that stretch the entire
length of the City’s western boundary. The railroad tracks tacks are protected by
revetment for a majority of the coastline. The railroad tracks and revetment are within a
railroad corridor_right-of-way, owned and maintained by the Orange County Transit
Authority (OCTA). Development and coastal resources on the ocean side of the railroad
revetment is are currently the most susceptible to impacts from the-enly-area-that-has
the—potential- to-be-impacted-by-a waves, erosion, storm surge and er sea level rise.
However, the railroad revetment itself is also occasionally affected by storm surge and
during extreme high tide events. In addition, several sub-grade access ways and
drainages have and will continue to allow flood waters to flow under the revetment and
railroad. As sea level rises, the railroad and its revetment, the sub-grade access ways
and drainages, and development landward of the railroad are anticipated to be further
threatened by coastal hazards such as erosion, flooding and inundation. In _addition,
previous storm surge and extreme (King and Neap tides) high tides have already
flooded portions of the revetment and the revetment will be further threatened by sea
level rise in the future particularly when storm surges coincide with high tides. 1t is
anticipated that rising seas will eventually threaten the revetment, railroad, and
development landward of the revetment and railroad such that an adaptive response will
be necessary.

The City’s coastal recreational and visitor service facilities and amenities located along
the coastline and seaward of the revetment are weuld-be susceptible to waves, erosion,
sea level rise and storm surges. These facilities and amenities include: Marine
Safety Buildings/Headquarters, Municipal Pier, and Fisherman’s Restaurant, and some
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small structures including snack shops, shade structures, beach restrooms, and fire
pits. The Marine Safety building and some public restrooms have small sea walls or
sheet pile installed to protect them from large storms.

Existing shoreline protective devices will continue to interrupt shoreline processes,
impede public access to and along the coastline as a result of the structures’ physical
occupation of the beach, and affect the appearance of the natural bluff face. It is
anticipated that coastal structures will eventually require adaptive responses due to
shoreline hazards, including sea level rise.

As of the date of certification of this section within the LUP, tFhe 2012 National
Research Council (NRC) Sea-level Rise for the Coasts of California, Oregon, and
Washington report is recommended for use in the LCP as the current best available
science for sea level rise in California (subject to consideration along with new and
accurate information, when it comes available). The report’'s sea level rise projections
for California south of Cape Mendocino are 2 to 12 inches (4 to 30 cm) by 2030; 5 to 24
inches (12 to 61 cm) by 2050; and 17 to 66 inches (42 to 167 cm) by 2100. This
information along with new and mere accurate information, when it comes available, will
be utilized to evaluated new_development projects to understand the futureensure-they
are-hot impactsed of by Sea Level Rise.

logic.and Seismi

San Clemente lies in the northern part of the Peninsular Ranges Geomorphic Province,
which is characterized by northwest-trending mountains and valleys extending from the
Los Angeles Basin into Baja California. The province is bounded by the San Andreas
fault zone on the east—which passes about 51 miles northeast of the Sphere of
Influence (SOIl)—and extends offshore to the west. San Clemente is in the southern
foothills of the Santa Ana Mountains, one of the mountain ranges in the Peninsular
Ranges Geomorphic Province. San Clemente lies on a block of earth bounded by the
Elsinore Fault, which passes about 17 miles northeast of the City, and the Newport-
Inglewood Fault offshore. Most of the City of San Clemente and SOI consist of hills and
canyons that are steeper east of I-5.

The two nearest active faults to San Clemente are the Glen Ivy North fault in the
Elsinore Fault Zone about 17 miles northeast of the SOI, and an unnamed offshore fault
11 miles southwest of the City:,-as-shewn-en-the 2010-Fault-Activity Map—according to
the prepared-by-the California Geological Survey. A segment of the Newport-Inglewood
Fault is 19 miles northwest of the City, and a segment of the Newport Inglewood — Rose
Canyon Fault is 19 miles south-southeast of the City; both are identified as active. The
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Casa Loma Fault in the San Jacinto Fault Zone, 37 miles northeast of the SOI, is
classified active.

The Cristianitos Fault, which is not classified active, extends roughly north—south

through the northeast part of the City and the eastern part of the planning area. Several

other smaller faults are mapped in the City and SOI. None of those smaller faults are

classified active. The Casa Loma Fault in the San Jacinto Fault Zone, 37 miles
I ol s classified-active.

According to the US Geological Survey (USGS), hazards-maps-there are many areas in
San Clemente’'s Coastal Zone that are susceptible to seismically inducted
landslides. However, Fthere are no known landslides that have occurred that were
seismically induced. Some landslides in the Coastal Zone may be related to over
steepened slopes, block failures, and poor bedding of native soils. In the 1990s,
landslides occurred along the north end of the City that resulted in a bluff protection
device_being installed along the bluffs to the north and south of the intersection of
Camino Capistrano and Pacific Coast Highway. Other slides have occurred in_the
past within the City’s Coastal Zone that have impacted a small group of houses within
the Shorecliffs and Boca Del Canon communities.

Fire

The entire southern California area is at risk from wildland fires due to its weather,
topography and native vegetation. The extended droughts characteristic of California’s
Mediterranean climate result in large areas of dry vegetation that provide fuel for
wildland fires.

San Clemente does not have a lot of potential for significant wildfires in the Coastal
Zone because much of the area is developed and there are is not a lot of naturally
vegetated open space areas that are susceptible to large fires to threaten the built
environment. The coastal canyons are the only significant undeveloped area with plant
material that would be susceptible to fires. The 2001 Trafalgar Canyon fire is the only
recent fire to occur in the City’s Coastal Zone.

5.2 Coastal Act Policies

The Coastal Act Policies set forth below are incorporated herein as policies of the Land
Use Plan:

Section 30235 Construction Altering Natural Shoreline
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Revetments, breakwaters, groins, harbor channels, seawalls, cliff retaining walls, and
other such construction that alters natural shoreline processes shall be permitted when
required to serve coastal dependent uses or to protect existing structures or public
beaches in danger from erosion, and when designed to eliminate or mitigate adverse
impacts on local shoreline sand supply. Existing marine structures causing water
stagnation contributing to pollution problems and fishkills should be phased out or
upgraded where feasible.

Section 30253 Minimization of Adverse Impacts

New development shall do all of the following:

a. Minimize risks to life and property in areas of high geologic, flood, and fire
hazard.

b. Assure stability and structural integrity, and neither create nor contribute
significantly to erosion, geologic instability, or destruction of the site or
surrounding area or in any way require the construction of protective devices that
would substantially alter natural landforms along bluffs and cliffs.

c. Be consistent with requirements imposed by an air pollution control district or the
State Air Resources Control Board as to each particular development.

d. Minimize energy consumption and vehicle miles traveled.

e. Where appropriate, protect special communities and neighborhoods that,
because of their unique characteristics, are popular visitor destination points for
recreational uses.

5.3 Geoealsand Policies

Coastal Bluffand-Shoreline Development-Hazards Review

HAZ-1 HAZ-15 Hazards Review. Review applications for new development, land
divisions-and-plan-amendments to determine the presence of geologic, coastal or
fire hazards;. Geologic hazards include but are not limited to faults, earthquakes,
slope instability, landslides, liguefaction, and erosion; coastal hazards include but
are_not limited to inundation, tidal flooding, storm flooding, wave impacts,
elevated groundwater and saltwater intrusion, erosion and changes to these
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hazards due to sea level rise. and—If present, ensure the hazards are avoided
and/or mitigated, as required by the policies in this Section.

HAZ-2 HAZ-17 Development Near Hazards. New development that is in proximity
to a geologic, coastal or fire hazard area shall be sited and designed in ways
that avoid and/or mitigate minimize: risks to life and property, impacts—te provide
for_or_maintain_existing _public access and recreation, impacts—te protect and
enhance scenic resources, avoid and/or mitigate adverse impacts to the quality
or quantity of the natural supply of sediment to the coastline, control adverse
impaets—due-to runoff, and accounts for sea level rise and coastal storm surge
projections.

HAZ-3 HAZ-19 Development Exposure to Hazards. Minimize the exposure of new
development to geologic, fleed coastal (including inundation from seat level rise,
wave up-rush, storm surge, and stream flooding), and fire hazards. Strive
te eEnsure that new bluff, canyon, or shoreline development is will be safe from,
and dees will not contribute to, geologic instability, erosion or other hazards over
the life of the development, taking into account the effects of sea level rise on all
relevant hazards. Ensure that new development does not contribute to the
destruction of the site or the surrounding area.

HAZ-4 Tsunami Hazards. Review and periodically update local and distant tsunami
inundation maps for San Clemente and adjacent coastal communities as they are
developed to identify susceptible areas and plan evacuation routes.

HAZ-5 Tsunami — Regional Coordination. Participate in any regional effort to
develop and implement workable response plans that the City's emergency
services can adopt immediately for evacuation in the case of a tsunami warning.

HAZ-6 Tsunami Evacuation Routes. Include tsunami evacuation route information
as part of any overall evacuation route sign program implemented in the City.
Signs should be clearly posted.

HAZ-7 Tsunami Hazard Avoidance. Continue beach nourishment
projects/programs to maintain _beach width. Wide beaches provide critical
protection against tsunami run up for structures along the oceanfront.

HAZ-8 HAZ-27 Geotechnical Review. A geotechnical review is required for all
shoreline/coastal bluff top or eeastal canyon parcels where new development or
major remodel is proposed. If, as a result of geotechnical review, a greater
setback is recommended than is required in the policies herein, the greater of the
setbacks shall apply. For shoreline/coastal bluff tep or canyon parcels,
geotechnical review sheuld shall identify the bluff or canyon edge, provide a
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slope stability analysis, and a bluff/slope retreat rate analysis. include
eConsideration of the expected long-term_average coastal bluff retreat rates over
the expected life of the structure (minimum of 75 years unless otherwise
specified in the LCP), shall include retreat rates due to expected sea level rise
and a scenario that assumes that any existing shoreline or bluff protective device
is not in place. The anticipated retreat over the expected life of the structure shall
be added to the setback necessary to assure and-sheuldprovide—information
assuring that the development will maintain a minimum factor of safety against
land sliding of 1.5 (static) and 1.1 (pseudo static) for the life of the structure. The
analysis for shoreline/coastal bluff parcels shall use the best available science on
sea level rise and consider a range of scenarios including the high scenario of
sea level rise expected to occur over the life of the structure and its effect on long
term bluff retreat rates. The Building-Official-can City may issue building permits
for structures that maintain a different minimum factor of safety against landslides
under certain circumstances and conditions, pursuant to the Geotechnical
Review specifications in the IP_and where alternative stability requirements are
approved by the City Engineer.

HAZ-9 HAZ-10 Site-Specific Coastal Hazard and Erosion Study. A site-specific
coastal hazard and erosion study is requwed for aII new shoreline and coastal
bluff development ,
available—science; that could be threatened by coastal hazards such as
inundation, flooding, wave run-up _and overtopping, erosion, etc. including an
analysis _of the changes to these hazards due to sea level rise within
the—anticipated life _assuming no_reliance upon existing or future shoreline
protective devices. This study shall be prepared by a qualified professional, and
shall use the best available science, and a scenario-based analysis to assess the
potential coastal impacts (inundation, flooding, wave run-up _and overtopping,
erosion, etc.), taking into _consideration the effects of sea level rise over the
lifetime of the development (minimum of 75 years unless otherwise specified)
considering, at a minimum, a high sea level rise scenario. If the new
development cannot fully minimize hazards risks by avoiding all geologic and
coastal hazards for the anticipated life of the development without reliance upon
existing or_future shoreline protection, the study should discuss possible
adaptation responses to the hazards to reduce risk as feasible and mitigate
impacts to coastal resources. The study should also include an evaluation to
determine whether any grading (permitted or unpermitted) has occurred and
whether the grading, if any, has had an effect on potential inundation hazard.

HAZ-10 HAZ-24 Applicant’'s Assumption of Risk. Applicants—with—A Coastal
Development Permit (CDP) for a development in a hazardous area shall be
Coastal Commission
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conditioned to require the property owner to must record a document (i.e., deed
restriction) that waives and indemnifies exempting the City approving entity from

liability for any personal or property damage caused by geologic, coastal or other
hazards on such propertles in_relation to anv development approved by a

HAZ-11 HAZ-48 Sea Level Rise Monitoring. The City shall Mmonitor the issue of
potential future sea level rise, both in the short term wvia-permitting-actions-and in
the long-term to address future development adverse impacts to alerg the
shoreline.

HAZ-12 HAZ-53 Impacts—ofSea—tLevelRise—Citywide Sea Level Rise
Vulnerability Study. The City shall research and prepare a respend—to—the

tmpaets-of Citywide Sea Level Rise Vulnerability Study. The results of this study
shall be used to inform future LCP updates. The City may coordinate this
vulnerability study with the climate change vulnerability assessment required by
Government Code Section 65302(q)(4). At a minimum the Sea Level Rise
vulnerability study shall:

available smence to identify hazard zones and analyze potential impacts to

coastal resources and development under a range of sea level rise scenarios,
including a high sea level rise scenario. For each scenario, inundation,
erosion, storm flooding, saltwater intrusion, and other coastal hazards
influenced by sea level rise will be examined, as well as the associated
impacts to coastal resources including but not limited to vertical and lateral
public access ways, recreational resources (including the California Coastal
Trail), sensitive habitats, beach width and water quality, as well as residential
development, infrastructure, public facilities, and cultural resources. In the
examination of coastal resource impacts, the study shall consider the
interaction between the physical impacts of sea level rise and existing
development such as the railroad and associated revetment. The study shall
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also_examine a scenario_in which the railroad and revetment are removed.
The best available science used to inform this study shall be reflective of the
most current Coastal Commission guidance, and peer reviewed studies that
are widely accepted within the scientific community and locally relevant. The
City shall coordinate with OCTA to the extent feasible.

2) Based on the Citywide Vulnerability Study described above, develop
appropriate SLR adaption measures and policies to avoid and/or mitigate
these impact for incorporation into the LCP via future LCP

updates. infe
I . ror inclusion. int ; I . he | :

levelrise. As applicable, recommendations may include such actions as:

a. Relocation of existing or planned development to safer locations, working
with entities that plan or operate infrastructure;

b. Changes to LCP land uses, and siting and design standards for new

development, to avoid and minimize identified risks;

Changes to standards for development in hazardous locations;

Changes to standards fer in bluff/shoreline erosion rates; and

e. Modifications to the LCP to ensure long-term protection of the function and
connectivity of existing public access and recreation resources

Qo

The Citywide Vulnerability Study shall be updated periodically as new science
and modeling results and/or state guidance become available. This update
shall occur approximately every 10 years, or more frequently as necessary,
through an LCP amendment.

HAZ-13 HAZ-11 Shoreline Management Plan. Develop and implement a shoreline
management plan for the City’'s shoreline areas subject to wave hazards and
erosion. Subsequent to the completion of a sea level rise vulnerability
assessment, the City shall develop and implement a shoreline management plan,
including sea level rise adaptation strategies that address at least one scenario
with the railroad and revetment in place and at least one other scenario without
the railroad and revetment. The shoreline management plan should provide for

the protection of public beaches, existing—development; coastal-
dependent _developmentpublic—improvements, coastal access, public

opportunities for coastal recreation and coastal resources_and it should include
sea level rise adaptation strategies for existing development, including critical
public infrastructure. The plan must evaluate the feasibility of coastal hazard
avoidance, restoration of the sand supply__and beach width, beach
nourishment, and planned retreat_and any other adaptation or management
strategies determined appropriate and feasible.
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HAZ-14 HAZ-49 Ongoing Study. Support efforts by other local, state, and
federal agencies to study the potential impacts of continued and accelerated sea
level rise and flooding of waterways on existing or proposed structures within all
development zones, including impacts to traffic flow, public access, natural
areas including beaches, and water quality, transportation, and infrastructure,
such as roads and sewers.

HAZ-15 HAZ-50 Regional Coordination. Encourageinrg on-going coordination with
neighboring jurisdictions and local, state, and federal agencies, and the fostering

of an _iterative process a—feedbackloop to assess the latestclimate—change

data best available science on sea level rise.

HAZ-16 HAZ-51 Sea Level Rise and Development. Consistent with the policies
herein, site development to avoid the need for future shoreline or bluff
protective retention devices and to avoid and minimize risks from geologic,
coastal, and fire hazards as exacerbated by sea level rise over the life of
the proposed development strueture. Design development to account for
projected sea level rise using the best available science. Assess projects for their
vulnerability to impacts from coastal hazards and sea level rise and, if
vulnerable, require prepese an adaptation strategy for new development and
major remodels that does not rely on shoreline or bluff protective devices.
Analyze options for removal or relocation of structures that become threatened
by coastal hazards.

HAZ-17 HAZ-52 Sea Level Rise Information. The best available scientific
information regarding sea level rise projections and effects shall be considered in
the preparation of findings and recommendations for all geologic, geotechnical,
hydrologic, coastal hazards, and engineering investigations. Current best
available scientific information shall be reflective of the most current Coastal
Commission guidance, and peer reviewed studies that are widely accepted within
the scientific community and locally relevant. Support scientific studies that
increase and refine the body of knowledge regarding potential sea level rise in
San Clemente, and possible response to it.

5.3.3 Hazard—Area—Development Shoreline & Bluff Protective

Devices

HAZ-18 Limits on Bluff or Shoreline Protective Devices. Limit the use of
protective devices to the minimum required to protect coastal-dependent uses, or
existing structures or public beaches in danger of erosion, unless such devices
are otherwise consistent with the public access and recreational policies of the
Coastal Act and the LCP, as described in HAZ-19(b). Protective devices shall be
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permitted when required to serve coastal dependent uses or to protect existing
structures or _public beaches in _danger from erosion, and when designed to
eliminate or_mitigate adverse impacts on local shoreline sand supply. Any
approved protective devices shall also be designed to avoid, or mitigate where
unavoidable, impacts on public access and recreation, habitat, scenic views,
beach width and other coastal resources, and they shall not substantially impair
public trust resources. “Existing structures” for purposes of this policy, which is
intended to implement Coastal Act Section 30235, shall consist only of a principal
structure, e.g. residential dwelling, required garage, or second residential unit,
that was legally permitted prior to the effective date of the Coastal Act (January
1, 1977), and has not undergone Major Remodel since that time and shall not
include accessory or_ancillary structures such as decks, patios, pools, tennis
courts, cabanas, stairs, landscaping, etc.

HAZ-19 No Right to Future Bluff or Shoreline Protective Device for New
Development. Consideration of bluff or shoreline protectives device(s) shall be
reviewed as follows:

a. New development, including Major Remodels, shall be sited and designed to
avoid the need for shoreline protective devices over the life of the structure(s),
except when such development is coastal-dependent and there is no feasible
alternative that avoids the need for a shoreline protective device (and in _such
cases such devices shall be limited to the maximum feasible degree). A
condition of any CDP issued for new development, including Major Remodels,
but excluding coastal-dependent development, in _areas subject to coastal
hazards, including but not limited to tidal and storm flooding, wave runup, and
erosion, as influenced by sea level rise over time, shall require the property
owner(s) to record deed restriction(s) on all properties on_which proposed
development is sited that acknowledges that, pursuant to Section 30235 of the
Coastal Act and HAZ-18, the owner has no right to construct shoreline protection
to protect the new development approved pursuant to the permit and that
expressly waives any right to apply to construct such protection pursuant to
Section 30235 of the Coastal Act and HAZ-18. Despite the waiver of any rights
pursuant to Section 30235 of the Coastal Act and HAZ-18, this policy shall not be
interpreted to prohibit or preclude a property owner from applying for a bluff or
shoreline protective device as further outlined in HAZ-19(b).

b. When a property owner has no right and/or has waived any future right that
may exist pursuant to Coastal Act Section 30235 and/or HAZ-18, but a Hazards
or_Geotechnical Report concludes that a bluff or shoreline protective device is
necessary to protect a principal structure in danger from erosion, the property
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owner may seek discretionary approval of a bluff or shoreline protective device
from the approving entity. However, the approving entity cannot consider such a
request (i.e., cannot file the application) unless and until the LCP has been
amended to include a plan for the area to adapt to sea level rise as described in
Section 5.3.2 (Sea Level Rise). The sea level rise adaptation plan shall address
resources and development that are vulnerable to coastal hazards, including as
exacerbated by sea level rise, evaluate adaptation alternatives, identify preferred
strategies to protect coastal resources consistent with the Coastal Act, and
provide programs and policies to implement those strategies. Even after the
adaptation plan is certified, the approving entity is not required to approve the
bluff or shoreline protective device, and can only approve such a request if all of
the following criteria are met: (1) the proposed bluff or shoreline protective device
is_the least environmentally damaging feasible alternative, including when
considering retreat alternatives; (2) the proposed bluff or shoreline protective
device would not substantially impair public trust resources; (3) the proposed
bluff or shoreline protective device would not substantially alter natural landforms
along bluffs and cliffs; (4) the proposed bluff or shoreline protective device is
consistent with the public access and recreation policies of the Coastal Act, as
well as all relevant LCP policies, including but not limited to policies addressing
access, recreation, sand supply, beach width, biological protection, and visual
resources, and policies implementing the sea level rise adaptation plan for the
area.

HAZ-20 HAZ-33 Bluff/Canyen/Shoreline Protective Retention Devices.
Blufffeanyen/shoreline protective retention devices (i.e. revetments, breakwaters,
groins, seawalls, bluff protective devices, deep piers/caissons, or other structures
as defined in Chapter 7) shall be discouraged due to their coastal resource
impacts, including visual impacts, obstruction of public access, interference with
natural shoreline processes and water circulation, and effects on marine habitats
and water quality. All new bluff/earyenishoreline development, including and

Major Remodels invelving-any-sighificant-alteration-or-improvement-to-aprincipal

existing-structure-on lots with a legally established
blufffeanyen/shoreline protective retention device, as a condition of development,

shall not rely on the existing device for protection and shall require trigger review
of any associated blufffeanyen/shoreline protective retention device as
prescribed herein for consistency with the LCP policies and the Coastal Act
public access and recreation policies, if applicable, as part of any required CDP
application. If the shoreline protective device is found to no longer be needed to
protect an existing structure or coastal-dependent use consistent with the
provisions of policy HAZ-18, and/or cannot be found consistent with the
provisions of policy HAZ-19(b), it shall be required to be removed as a condition
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of approval for any demolition or alteration of the existing structure that the
protective device was protecting, unless there is a greater coastal resource
benefit to leaving the device in place.

HAZ-21 HAZ-35 CDP Application for Bluff—Canyoen or
Shoreline Protective Retention Devices. Fhe Any CDP application for a new
or_modification to an existing bluff,—eanyen or shoreline protective retention
device eenstructed pursuant to policy HAZ-3418 or HAZ-19(b) when applicable,
shall include:

a. An assessment or re-assessment of the need for the device, the need for any
repair or maintenance of the device, and the potential for the device’s removal
based on changed conditions,

b. An evaluation of the age, condition, and ecenomic anticipated life of the
existing principal structure,
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C.

An analysis of changed geologic site conditions, including but not limited to,
changes relative to sea level rise, erosion, and implementation of alerg-term
large-seale any sand replenishment or shoreline restoration programs,

An analysis of any impact of the protective device to coastal resources,
including but not limited to public access, and recreation, and beach width,

An_geoloegic—analysis that: (1) describes the condition of the existing
protective retention-device, (2) identifies any impacts on public access and
recreation, scenic views, sand supply, beach width, and other coastal
resources from the protective device, (3) evaluates options to mitigate any
previously unmitigated impacts of the structure or to modify, replace, or
remove the existing protective device in a manner that would eliminate or
reduce those impacts. l-addition,—any-sighificant-alteration-or-tmprovement
the—blufflcanyon/sheoreline—retention—device)}—and Any unavoidable impacts
shall be mitigated.

HAZ-22 HAZ-36 CDP Apphication for Bluff, Canyon or
Shoreline Protective Retention_Devices — Findings and Conditions for

Approval. No permit shall be issued for construction, reconstruction, expansion,

and/or replacement retention—expansion—alteration-orrepair of a bluff,eanyen or

shoreline protective retention device unless the City, or approving entity, finds:

a.

That the criteria for issuance set forth in policyies HAZ-18 or HAZ-19(b), as
applicable, 34 are met,

That the bluff or shoreline protective retention device, or expansion thereof,
is stilf the minimum required to protect coastal-dependent uses, or ar existing
principal structures _pursuant to HAZ-18, or public beaches in
danger frem of erosion, or allowable pursuant to HAZ-19(b) when applicable,

That the device will minimize further alteration of the natural landform of the
blufffeanyenshoreline, and

That adequate minimization and mitigation for coastal resource impacts,
including but not limited to impacts to the public beach, has been provided.
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HAZ-23 HAZ-38 Design of Bluff/Ganyen/Shoreline Protective Retention

Devices. Blufffeanyen/shoreline protective retention devices permitted-pursuant

topolicies HAZ-34-through-HAZ-36 shall be designed to be compatible with the
surrounding bluf-ercanyen vegetation and natural landforms. The design plan

approved pursuant to the CDP shall demonstrate that:

a.

The device structure will be colored/constructed with concrete or other
approved material that has been colored with earth tones that are compatible
with the any adjacent area, and the color shall be maintained throughout the
life of the structure;

The device strueture will be textured for a natural look to blend with the
surrounding soil and/or vegetation, as applicable; and—the—color—will-be
maintained-throughout-the life—of the-structure  White—and-black-colortones
wil-not-be-used;

Drought tolerant, non-invasive vegetation shall may be used to cover and
camouflage the structure, where such planting is feasible;-

Mitigation measures shall be utilized to offset all unavoidable anry impacts to

coastal resources on or adjacent to the development site eaused—by—the

Minimize and mitigate for the impairment and interference with shoreline sand
supply and the-cireulation-of coastal waters;

Any geologic hazards presented by construction in or near earthquake or
landslide hazard zones shall be have-been addressed:;

Public recreational access shall be have-been protected and enhanced where
feasible, including by minimizing the displacement of beach; and

The device shall be has, if necessary, has—been designed to combined
with drainage improvements efferts to control erosion from surface and
groundwater flows;; and

The device shall incorporates soft structures and designs that mimic natural
shoreline features, where feasible.
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HAZ-24 HAZ-42 No Bluff/Canyon/Shoreline Protective Retentien_Devices for
Accessory Structures. No bluff/canyon/shoreline protection Canyen retention
device shall be allowed for the sole purpose of protecting a new or existing
accessory structure.

HAZ-25 HAZ-37 Devices on Public Lands. Construction, _reconstruction,
expansion, and/or replacement of new bluff, canyoen or
shoreline protective retention devices on land in public ownership or control for
the purpose of protecting existing development on private property or protecting
development on public land shall be discouraged. However, where approved
pursuant to policy HAZ-18 or HAZ-19(b), as applicablerecessary, such
construction shall avoid siting on public land to the maximum extent feasible and
shall protect public lands for general public use. To avoid impacts on public
lands, consultation with other appropriate agencies, such as State Lands
Commission, shall be required during the permitting process.

HAZ-26 HAZ-39 Monitoring. The CDP for any the bluff, canyen or
shoreline protective retention device shall require the protective retention device
to be regularly monitored by an engineer or engineering geologist familiar and
experienced with coastal structures and processes. Monitoring reports to the City
shall be required every five years for the life of the device from-the-date-of CDPR

issuance—unti-CDP—expiration, which monitoring shall,_at the least, evaluate

whether or not the shoreline—protective—device is still required to protect
the existing structure it was designed to protect. The evaluation shall include

items a-i under policy HAZ-23 as well as an assessment of the structural stability
of the protective device, its need for maintenance and its ability to continue to
perform the functions for which it was permitted.

HAZ-27 HAZ-40 Expiration of Bluff————Canyeon; and
Shoreline Protective Retention_Devices. CDPs which authorize fer expansion,
alteration, and/or repair of existing bluff—eanyen or shoreline protective retention
devices or new bluff—eanyen or shoreline protective devices shall, through
conditions of approval, limit authorization of such devices to the life of the primary
structure requiring _protection, which authorization shall expire when
the existirg primary structure requiring protection is: 1) incorporated into a Major
Remodel or redeveloped, 2) is no longer present, or 3) no longer requires
a protective retention device, whichever occurs first. The property owner shall
apply for a coastal development permit to remove the authorized bluff,eanyen or
shoreline protective retention device within six months of a determination by the
City or Commission on appeal that the device is no longer authorized to protect
the structure it was designed to protect because the structure is no longer
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present, is redeveloped, or no longer requires protection as-autherized-pursuant

to—policies HAZ-34—through-HAZ-36—The removal of the autherized-bluff or
shoreline protective retention devices_for which authorization has expired shall be

required prior to the commencement of construction of any new development on

the site. ena-MajorRemeodel:

HAZ-28 HAZ-20 Avoidance of Geologic and Other Hazards. Require applicants
for development in bluff, shoreline or canyon areas potentially subject to hazards
such as seismic hazards, tsunami run-up, landslides, liquefaction, episodic and
long-term shoreline retreat (including beach or bluff erosion), wave action storms,
tidal scour, flooding, steep slopes averaging greater than 35%, unstable slopes
regardless of steepness, and flood hazard areas, including those areas
potentially inundated by accelerated sea level rise, to demonstrate, based on
site-specific conditions and using the best available science, that for_the
expected life of the development (minimum of 75 years unless otherwise

specified):

a. The area of construction is stable for development based on
geologic/geotechnical and coastal hazards review,

b. The development will not create a geologic, coastal, or fire hazard or diminish
the stability of the area, and

c. For—shorelinelcanyon—or—bluff—development; The  development
complies eemphianece with the policies in this chapter.

HAZ-29 HAZ-29 Infrastructure Development and Uses in Hazard Areas.

New development eritical or re-development replacement-or—+ehabilitation—or
sensitive-irfrastrueture and land uses shall:

a. Minimize risks to life and property in areas of high geologic, fleed coastal, and
fire hazard.

b. Assure stability and structural integrity, and neither create nor contribute
significantly to erosion, geologic instability, or destruction of the site or
surrounding area or in any way require the construction of protective devices
that would substantially alter natural landforms along bluffs and cliffs.

c. Be consistent with requirements imposed by an air pollution control district or
the State Air Resources Control Board as to each particular development.

d. Minimize energy consumption and vehicle miles traveled.
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e. Where appropriate, protect special communities and neighborhoods which,
because of their unique characteristics, are popular visitor destination points
for recreational uses.

HAZ-30 HAZ-25 New Development Compliance with Health and Safety. New
development that does not conform to the provisions of the LCP and presents an
extraordinary risk to life and property due to an existing or demonstrated potential
public health and safety hazard shall be prohibited.

HAZ-31 HAZ-31 New Development in Hazard Areas. New development shall only
be permitted where an adequate factor of safety can be provided e# including on
sites with ancient landslides, unstable slopes, or other geologic hazards areas.

HAZ-32 HAZ-16 Development on Hillsides, Canyons and Bluffs. New
development shall be designed and sited to maintain the natural topographic
characteristics of the City’s natural landforms by minimizing the area and ef
height of cut and fill, minimizing pad sizes, siting and designing structures to
reflect natural contours, clustering development on lesser
slopes, restricting aveiding development within setbacks consistent with HAZ-40
and HAZ-46, and/or other technigues. Any landform alteration proposed for
reasons—of public—safety shall be minimized to the maximum extent feasible.
Developments partially or wholly located in a coastal canyon or bluff or along the
shoreline _shall minimize the disturbance to the natural topographic
characteristics of the natural landforms.

HAZ-33 HAZ-18 Subdivision. Any subdivision of property-in-or-adjacent-to-coastal
canyons—orbluffs shall be reviewed for consistency with LCP policies. New

parcels that do not have an adequate building site area to comply with the
setback standards and other hazard avoidance provisions of these policies shall
not be created.

HAZ-34 Removal of Development. Except for coastal-dependent development,
new development, including Major Remodels, in _hazardous areas shall be
conditioned to require that the development shall be removed and the affected
area restored to its previous or natural condition if: (a) any government agency
has ordered that the structures are no longer allowed to be occupied due to
coastal hazards, or if any public agency requires the structures to be removed;
(b) services to the site can no longer be maintained (e.q., utilities, roads); (c) the
development is no longer located on private property due to the migration of the
public trust boundary, and the development significantly impairs public trust
resources; (d) removal is required pursuant to LCP policies for SLR adaptation
planning; or (e) the development requires new and/or augmented bluff or
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shoreline protective devices and such devices cannot be authorized consistent
with the LCP.

HAZ-35 HAZ-26 Improvements to Non-conforming Structures. Principal and
accessory structures lawfully built along a coastal canyon, bluff or shoreline area
pursuant to a Coastal Commission-issued Coastal Development Permit or prior
to the effective date of the Coastal Act (January 1, 1977) that do not conform to
the LCP shall be considered legal non-conforming structures. Such structures
may be maintained and repaired, as long as the improvements do not increase
the size or degree of non-conformity. Additions and improvements to such
structures that are not considered a mMajor fRemodel, as defined herein, may
be permitted provided that such additions or improvements comply with the
current policies and standards of the LCP. Complete demolition and
reconstruction or mMajor fRemodel is not permitted unless the entire structure is
brought into conformance with the policies and standards of the LCP,_including
any requirement for a CDP.

HAZ-36 HAZ-28 Removal of Non-conforming, Unpermitted and/or Obsolete
Structures and Uses. When a principal structure is removed, all non-conforming
accessory development and/or uses shall be removed. Development on the
shoreline, canyon, and/or bluff sites must identify and remove all unpermitted
and/or obsolete structures that ne-lenrgerserve—afunetion are no longer being
used, including but not limited to protective devices, fences, walkways, stairways,
etc. which encroach into canyons or bluffs or shoreline or onto public property.

HAZ-37 HAZ-30 Accessory Legal Nonconforming Structures. For CDPs
authorizing repair and maintenance of existing legal, non-conforming accessory
structures on a shoreline, bluff or canyon lot that do not meet the shoreline, bluff
or canyon setback, a condition shall be applied that requires the permittee (and
all successors in interest) to apply for a CDP to remove the accessory
structure(s), if it is determined by a licensed Geotechnical Engineer and/or the
City, that the accessory structure is in danger from erosion, landslide, or other
form of bluff or slope collapse.

HAZ-38 HAZ-8 Public Non-conforming Facilities. Existing publicly-owned facilities
that are existing; legal, non-conforming, and coastal dependent uses, such as
public access improvements, restrooms, and lifeguard facilities, on the_bluff
or _beach area may be maintained, repaired and/or replaced as determined
necessary by the City. Any proposed sueh repair or replacement of existing
public facilities shall be designed and sited to avoid the need for shoreline or
bluff protection to the extent feasible.
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HAZ-39 HAZ-41 Construction BMPs for Bluff/Canyon/Shoreline Development.
Development on the bluffs/canyon/shoreline, including the construction of a
bluff/canyon/shoreline protective retentionr devices, shall include measures to
ensure that:

a. No stockpiling of dirt or construction materials shall occur on the beach;

b. All grading shall be properly covered and sandbags and/or ditches shall be
used to prevent runoff and siltation, as determined by the City Engineer;

c. Measures to control erosion shall be implemented at the end of each day’s
work;

d. No machinery shall be allowed in the intertidal zone at any time to the extent
feasible;

e. All construction debris shall be properly collected and removed from the
beach, and

f. Shotcrete/concrete or other material shall be contained through the use of
tarps or similar barriers that completely enclose the application area and that
prevent the contact of shotcrete/concrete or other material with beach sands
and/or coastal waters.

HAZ-40 HAZ-2 Blufftop Setback. Proposed development, redevelopment, and

accessory structures, if such accessory structures require reguiring a foundation
on blufftop lots shall be set back by the greater of the following distances: the
setback distance recommended as a result of the geotechnical study required by
policy HAZ-8 or HAZ-9, at least 25 feet from the bluff edge, or set-baeck in
accordance with a stringline drawn between the nearest corners of adjacent
structures on either side of the development. No deepened foundations, such as
caissons, shall be located within 25 feet of a bluff edge. If such caissons have the
potential to function as a shoreline protective device in the future then they shall
meet the relevant shoreline and bluff protective device policies including HAZ-18-
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27. Cantilevering into the bluff top setback or geologic setback is prohibited. City

HAZ-41 HAZ-5 New Development and Accessory Structures in Bluff Setbacks.
All new development, except for public access facilities, including additions to
existing structures, on blufftop lots preperty shall be landward of the setback line
required by Policy HAZ-402. This requirement shall apply to the principal
structure, additions and accessory or ancillary structures such as guesthouses,
pools, and septic systems, etc. with a foundation. Accessory structures such as
decks, patios, and walkways, which are at grade and do not require foundations
may extend into the setback area and shall be sited in accordance with a
stringline, but no closer than 10 feet to the bluff edge, provided such accessory
structures:

a. Sueh—aceessory—structures are consistent with all other applicable LCP

policies;

b. Such—accessory—structures are sited and designed to be easily relocated

landward or removed without significant damage to the bluff area;;

c. Such-aecessory-structures will be relocated and/or removed and the affected

area restored to natural conditions when threatened by erosion, geologic
instability, or other coastal hazards;-anéd;

d. Are removed by the landowner in the event that portions of the development
fall to the bluffs, beach or ocean before they are removed/relocated, along
with _all recoverable debris, and the material lawfully disposed of in_an
approved disposal site;

e. Do not require any bluff or shoreline protective device.

HAZ-42 HAZ-3 Blufftop Swimming Pool Setback. The minimum setback for
swimming pools is the greater of the following distances: 25 feet from the bluff
edge or the setback distance recommended as a result of the geotechnical
review required by policy HAZ-8 or HAZ-9. All new or substantially reconstructed
swimming pools shall incorporate a leak prevention/detection system.
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HAZ-43 HAZ-4 Bluff Face Development. New permanent structures shall not be
permitted on a bluff face, except that fer public access facilities, including
walkways, overlooks, stairways, and/or ramps, may be allowed to be located on
the bluff face within-the-shoreline/bld ba ished-to-provid '
beach-access where no feasible alternative means of public access exists, by
Pelies HAZ-2-and-HAZ-17 provided they meet the following criteria:

a. Must be designed and constructed to minimize landform alteration of the
oceanfront bluff face;

b. Does not contribute to further erosion or cause, expand, or accelerate
instability of the bluff;

c. Must be visually compatible with the surrounding areas;

d. Avoids the need for bluff or shoreline protection to the extent feasible; Poes

not require shoreline protection devices: and

e. Must be sited and designed to be easily relocated or removed without
significant damage to the bluff or shorelineand.

HAZ-44 HAZ-3%1 Blufftop/Coastal Canyon Lot Drainage and Erosion. New
development and redevelopment on a blufftop or Cestal-C-coastal canyon lot
shall provide adequate drainage and erosion control facilities that convey site
drainage in a non-erosive manner away from the bluff/canyon edge to minimize
hazards, site instability, and erosion. Drainage devices extending over or down
the bluff face will not be permitted if the property can be drained away from the
bluff face. Drainpipes will be allowed only where no other less environmentally
damaging drain system is feasible and the drainpipes are designed and placed to
minimize impacts to the bluff face, toe, and beach.

HAZ-45 HAZ-6 Bluff/ Canyon and _Shoreline Landscaping. All landscaping for
new blufftep, canyon or shoreline development or redevelopment shall consist of
native, non-invasive, drought-tolerant, and fire-resistant
species. and aAny appreved permanent irrigation system shall be low volume
(drip, micro jet, etc.) and shall only be permitted on the street facing portion of the
lot. Irrigation systems along the bluff, canyon or shoreline portion of a lot shall
only be allowed on a temporary basis for initial plant establishment and shall be
removed after vegetation has established. Excessive irrigation on bluff tep and
canyon lots is prohibited.

HAZ-46 HAZ-12 Canyon Setbacks. New development or redevelopment, including
principal structures and accessory structures with foundations, such as guest
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houses, pools, and detached garages etc., shall not encroach into coastal
canyons. When there are two or more setbacks available in the standards
below {e-g-—stringline-ercanyon-edge-setback), the City Planner shall determine
which of the setbacks shall will be applled toa development based on the crlterla
below.

elevelepment—&nel—e%her—a&e—eh&raetensﬂes Coastal Canyon Setbacks shall be

set back the greater of either:

a. A minimum of 30% of the depth of the lot, as measured from the property
lines that abut the bottom of the coastal canyon, and not less than 15 feet
from the canyon edge; or

b. A minimum of 30% of the depth of the lot, as measured from the property
lines that abut the bottom of the coastal canyon, and setback from the line of
native vegetation (not less than 15 feet from coastal sage scrub vegetation or
not less than 50 feet from riparian vegetation); or

c. In accordance with house and deck/patio stringlines drawn between the
nearest corners of the adjacent structures (rear corner/side of structure
closest to coastal canyon). A legally permitted structure developed prior to the
Coastal Act may eeuld be considered in the stringline setback when it is in
character with development along the coastal canyon that was has
been approved under the Coastal Act with the benefit of Coastal

Development Permlts Ihe—develemneni—setb&el&shaﬂ—be—es&&bhshed

d. Ancillary improvements such as decks and patios, which are at-grade and do
not require structural foundations may extend into the setback area no closer
than five (5) feet to the canyon edge (as defined in Chapter 7, Definitions),
provided no additional fuel modification is required that may impact native
vegetation. No new or redeveloped walkways, stairs or _retaining walls shall
extend into the canyon beyond the required coastal canyon setback.

When selecting the appropriate setback from the above-referenced options, the
City Planner shall consider the following factors: geology, soil, topography,
existing vegetation, public views, adjacent development, safety, minimization of
potential impacts to visual resources, community character, protection of native
vegetation and equity. These additional factors may require increased setbacks
depending on the conditions of the site and adjacent coastal resources. The
development setback shall be established depending on site characteristics and
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determined after a site visit by a City Planner. If a greater setback is required as
a result of the geotechnical review prepared pursuant to policy HAZ-8 or HAZ-9,

the qreater setback shall apply. A—vananee—shaﬂ—be—rem*red—te—aﬂew—a—redueﬂen

HAZ-47 HAZ-14 Canyon Pool Setbacks. The minimum setback for swimming
pools adjacent to coastal canyons is 15 ft. from the canyon edge. All new or
substantially reconstructed swimming pools shall incorporate a leak
prevention/detection system. This minimum setback may be altered to require

greater setbacks when required or recommended as a result of geotechnical
review required by policy HAZ-8 or HAZ-9.

HAZ-48 HAZ-X Beach Front Setback. Proposed development on a beach front lot
shall be setback in accordance with the greater of:

a. lacecordanee-with-a structural stringline drawn between the nearest corners
of adjacent structures on either side of the development; or

b. l-aceoerdance-with the underlying zoning district setbacks; or

c. A sufficient distance landward to eliminate or minimize, to the maximum
extent feasible, coastal hazards, including hazards associated with
anticipated sea level rise over the anticipated life of the structure as required
by HAZ-8 or HAZ-9.

d. No part of a proposed new accessory structures shall be built farther toward
the beach front than a stringline drawn between the nearest corners of
adjacent accessory structures.

HAZ-49 HAZ-9 Shoreline Development and Marine Safety_Headquarters. New
permanent structures shall not be permitted on the sandy beach with the
exception of the—propesed redevelopment of the City's Marine Safety
Headquarters building, which _may be allowed until such time that an
operationally suitable alternative inland location is available and—ceastal
dependent-uses. Any proposed relocation or redevelopment of the City’s Marine
Safety Headquarters on the sandy beach shall be limited to the smallest footprint
operationally necessary, located as far landward as feasible and shall be
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designed to avoid the need for future shoreline protection. to-the-maximum-extent

HAZ-50 HAZ-43 Beaches. Establish Protect and enhance a wide, safe, sandy
beach to: (a) maintain, and when feasible, provide increased public access and
recreational opportunities; (b) minimize impacts on sensitive marine resources;

(c) protect water quality; (d) avoid the need mitigate-adverse-impacts—of bluff for

shoreline protective retention devices, and (e) protect existing infrastructure.

HAZ-51 HAZ-44 Sand Protection, Enhancement and Restoration. Support State
and Regional initiatives that address the protection, enhancement, and
restoration of sand on the City’s eur coastal beaches because wide beaches
provide critical protection against Sea Level Rise, storm surges and tsunami run-
up_in addition to their public access, recreational, and ecological values.

HAZ-52 HAZ-45 Sand Nourishment. Support sand nourishment programs using
beach-quality sand to enhance the use, appearance and safety of the City’s
beaches when adverse impacts to beach, intertidal, and offshore resources and
surf are minimized and when appropriate mitigation measures are incorporated.

HAZ-53 HAZ-46 Sand Monitoring. Support efforts to monitor sand movement,
research the impacts of coastal erosion and implement methods of mitigating
further coastal damage to San Clemente's beach environment.

HAZ-54 HAZ-47 Erosion and Sediment Loss. Site development to
avoid development—in areas that are particularly susceptible to erosion and
sediment loss or especially vulnerable to Sea Level Rise impacts.

HAZ-55 HAZ-22 Stabilization of Landslides. In the event that remediation or
stabilization of landslides that affect existing structures or that threaten public
health or safety is required, multiple remediation or stabilization techniques shall
be analyzed to determine the least environmentally damaging alternative.
Maximum feasible mitigation shall be incorporated into the project in order to
minimize adverse impacts to coastal resources and to preclude the need for
future mitigation.

HAZ-56 HAZ-54 Development in Flood Prone Areas. Development in areas of
special flood hazards subject to inundation as shown on the most current flood
insurance rate map, and in areas potentially subject to flooding in future large
storm events considering the effects of sea level rise; and erosion shall be
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prohibited unless no alternative building site exists on the legal lot and proper
mitigation measures are provided to minimize or eliminate risks to life and
property from flood hazard. Additionally, the City shall ensure that any permitted
development and fill in the 100-year flood plain will not result in an obstruction to
flood control and that such development will not adversely affect coastal
resources within the floodplain.

HAZ-57 HAZ-55 Flood Control Channels. Suppetttherestoration-ef-Concrete lined
flood control channels shall be restored back to natural earthen channels,
whenever feasible.

HAZ-58 HAZ-23 Development Compliance with Fire Safety. Coastal
Development Permit applications for new or redeveloped structures shall
demonstrate that the development meets all applicable fire safety standards.
New development shall be sited and designed to minimize required initial and
future fuel modification and brush clearance in general, and to avoid such
activities within native habitat areas, Environmentally Sensitive Habitat Areas
(ESHA) and ESHA buffers, and on neighboring property.
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Plain Text and Plain Bold Text Headings = City proposed LUP language
Underlined Text = CCC Suggested Modification, Inserted Language
StrikeOut-Text = CCC Suggested Modification, Deleted Language

6.0 VISUAL, HISTORIC, AND CULTURAL RESOURCES

6.1 Introduction

San Clemente residents and visitors enjoy spectacular scenic resources and unique
cultural resources. The Coastal Act policies require the protection of scenic coastal
areas and the preservation of cultural resources. Scenic resources include coastal
bluffs, coastal canyons, natural landforms and designated scenic view corridors from
publicly-owned properties along or through public rights-of-way, as defined in the
Coastal Act and/or designated by the City. Historic and cultural resources include sites,
districts, structures and distinctive landscapes that convey the City’s unique cultural,
historical, or architectural heritage. Distinctive cultural resources in the Coastal Zone are
located in, but are not limited to, the Del Mar/T-Zone located in the City’'s downtown
area, North Beach, Los Molinos and Pier Bowl areas.

Founded by Ole Hanson in 1925, San Clemente was envisioned as a “Spanish Village
by-the-Sea”. Incorporated in 1928, the City of San Clemente was among the first
master-planned communities in the United States built on previously undeveloped land.
Before a single structure was built, the City’s founder, Ole Hanson, laid out a detailed
plan based on his vision of a Spanish village by the sea. Hanson used Spanish
Colonial Revival architecture Bevelepmentfollowed following a unifying theme which
required white stucco buildings with red tile roofs. All structures were initially required to
be constructed consistent with this unifying architectural theme.

Many of San Clemente’'s earlier Spanish style residential, commercial, and public
buildings remain, lending a unique character to the community. As the Spanish Village
by the Sea, San Clemente boasts a rich and respected history and culture that residents
want to celebrate. Those buildings constructed during the Ole Hanson era (1925-1945)
that have not been torn down constitute the City’s list of historical structures. Fhis-totals
230 As of 2017, there are more than 200 historic structures, the-majority on the City’s
list, many of which are located within the City’'s Coastal Zone. Five of the City
designated historic structures in the Coastal Zone are considered to be especially
significant, with two listed on the National Register of Historic Places (NRHP). These
five buildings include:

e Casa Romantica. The Casa Romantica, at 415 Avenida Granada, is located on
the coastal bluffs overlooking the Pier Bowl. This structure is the original home
of Ole Hanson, the City’'s founder. Ole Hanson built the Casa Romantica in
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1927; the architect was Carl Lindbom. The Casa Romantica was listed on the
NRHP in 1994.

Ole Hanson Beach Club. The Ole Hanson Beach Club, located at 105 Avenida
Pico, is one of many public buildings given to the town by Ole Hanson.
Constructed in 1927, the swimming pool staged the United States Olympic Trials
for swimming that same year. The Beach Club is one of the City’s primary
recreational and entertainment centers. The architect who designed the Beach
Club was Virgil Westburg. The Beach Club was listed on the NRHP in 1981.
Casa Pacifica/Western White House. The Casa Pacifica was built in 1927 by
H.H. Cotton. The original estate included 110 acres. Approximately one-half of
the original estate was used for stables and a one-half mile race track. The
Cottons raised and trained thoroughbred horses there for over thirty years. The
Casa Pacifica was subdivided in the 1960’'s; the original ten room home,
however, has remained unaltered over the years. President Richard Nixon
purchased the Cotton Estate in 1969. During Mr. Nixon’s presidency, the Casa
Pacifica_became known worldwide as the "Western White House.” President
Nixon sold the Casa Pacifica in 1979 to Gavin Herbert, who in 2009, entered into
a 10 year preservation agreement to restore, improve, and preserve the historic
home with the City. The house is not currently listed on the NRHP.

Miramar (San Clemente) Theatre. The Miramar Theatre, located at 1700-1740
Calle Deshecha opened in 1938, and was built in Spanish Colonial style. The
design included seating that allowed patrons to sit upright or recline, notable
luxuries for the time. The interior, with elaborate chandeliers, comfortable seating
for 750 people and showing first run movies, was a major boost for the city and
was built by theater architect Clifford A. Balch. The exterior of the theatre was
embellished with a 44-foot tall tower to create a visible icon marking the city’s
northern entrance. The structure is currently vacant and is not currently listed on
the NRHP.

Casino San Clemente. The Casino San Clemente, located at 140 West Avenida
Del Mar, was originally constructed in 1936 and is still in operation as an events
center. The Casino is considered a local historic landmark and will celebrate its
80" year in 2017. The seaside landmark hosted celebrations for celebrities such
as Judy Garland, Mickey Rooney, Dorothy Lamour, Cesar Romero and many
others. Casino_San Clemente was modeled after the Casino in_Avalon on
Catalina Island and is rich in local history featuring many evenings of musical
entertainment, live radio broadcasts, and dinner theater. The Casino is not
currently listed on the NRHP.
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San Clemente strives to be a sustainable, vibrant and beautiful community, cherishing
its unique seaside character and setting, embracing environmental stewardship,
fostering healthy living, and promoting economic and social diversity. San Clemente is
unique because of its walkability, small-town character, public spaces that facilitate
social interaction and human scale of developments. The downtown along Del Mar,
Pier Bowl and North Beach embody the City’s commercial/visitor-serving areas that
contribute to San Clemente’s character as the Spanish Village by the Sea.

New development in the Coastal Zone should strive to keep the spirit of San Clemente’s
unique character and maintain or improve the City’s quality of life. Spanish Colonial
Revival Architecture is require within the City’s Architectural Overlay District as outlined
in the City’s General Plan (2016) and includes land within and outside of the Coastal
Zone. Preservation and enhancement of historical resources, celebration of arts and
culture, multi-modal transportation network that connects eur the City’s neighborhoods
and key destinations all contribute to San Clemente’s unique character.

In order to preserve San Clemente’s uniqgue character new development and
improvements should strive to keep the spirit of San Clemente’s unigue character as the
“Spanish Village by the Sea”.

@TPREPTY

The City of San Clemente protects its archeological and paleontological resources in a
manner which preserves history or cultural history and traditions, provides scientific or
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cultural knowledge or provides educational value. These resources are sometimes
exposed during development-related activities such as grading and construction.
Federal and State regulations guide their assessment, handling and preservation. State
law also requires consultation with local Native American tribes during local planning
processes to ensure that archeological and cultural resources are identified, protected,
preserved and archived. The goal would be, to the maximum extent possible, to protect
significant paleontological and/or archeological resources in place.

Human History

Prior to European settlement, the coastal region of Southern California was
characterized by rolling hills covered with coastal sagebrush. The region’s first human
inhabitants were members of the San Dieguito culture Sheshene-Native-American-tribe.
These early residents occupled small V|Ilages and hunted qathered and fished. of

the largest Native American settlements dlscovered in Orange County, consisting of
several hundred people, was located just five miles north of San Clemente near the
mouth of San Juan Creek, overlooking Capistrano Bay.

Though much archaeological evidence of these first inhabitants has been
recovered, Fthere are no remaining man- made built resources in San Clemente from
this period,
recovered.

The completion of the Transcontinental Railroad in 1869, and its eventual extension to
Southern California in 1876, led to the founding of hundreds of new towns in the region.
While population and building booms were taking place in Los Angeles Angles and San
Diego in the 1880s and 1890s, the land that would become San Clemente remained
unimproved. It was traversed first by stagecoach route which followed ElI Camino Real,
California’s main travel route until the arrival of the Santa Fe Railroad in 1888, which
linked the region to San Juan Capistrano to the north and San Diego in the south.

As with the Native Americans before them, Spanish and Mexican settlers left little
evidence of their presence in the area that would become San Clemente. There are no
known remaining man-made built resources in San Clemente from this period, though
archaeological resources may be present.

The San Clemente area changed hands a number of times, being utilized for ranching
and coastal grazing purposes, before being purchased by a syndicate headed by
Hamilton H. Cotton in 1924. Having previous associations with Hamilton H. Cotton and
the Rancho Los Desechos area, Ole Hanson expressed his dream for a planning village
to be built on the site, and entered into a partnership with Cotton. Hanson’s concept
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was to create a Spanish Village-by-the-Sea, where the entire city would be a park. The
site would comprise 2,000 acres, with the grading of streets to fit into the natural contour
of the land. As a condition to the purchase of residential lots, Hanson required all
construction plans to be reviewed by an architectural review board to maintain the white
stucco and red tile roof Spanish style. Hanson believed beauty to be an asset and
intended to “preserve for all time these hills from the heterogeneous mixture of terrible
structures which so often destroy the beauty of our cities.”

The City of San Clemente was founded by Ole Hanson on December 6, 1925, and
property worth over $125,000 was sold to the first San Clemente residents on that day.
Hanson began his construction program with an administration building and community
clubhouse built in the Spanish style, and the dedication of 3,000 feet of beach to remain
free and clear of all encumbrances. After developing bridal paths, which ran along the
ocean and back up to the city and hills, Hanson built and deeded over to the city the
fishing and pleasure pier. A schoolhouse and its Plaza Park, the Ole Hanson Beach
Club, and land designated for an 18-hole golf course were also dedicated to the city.
Growth continued in San Clemente and by 1928, when citizens voted for incorporation,
there existed more than 500 buildings and over 1,000 permanent residents. Ole
Hanson also built his ocean view home, later hamed Casa Romantica, on the bluffs
overlooking the pier. Hanson's vision of the Spanish Village-by-the-Sea had been
achieved and exists today in the rolling hills, downtown, and ocean beaches of San
Clemente.

San Clemente has had a long history of coastal recreational activities, from swimming
and surfing to fishing and community events. From the time the pier was constructed in
1928, until the completion of the Dana Point Harbor, a fleet of fishing boats was
anchored at the pier for the convenience of sportsmen who were later involved in
establishing the San Clemente Yacht Club. Sportfishing was very popular in the initial
years of San Clemente. Aside from private gatherings on the beach, community
sponsored activities included the annual lighting and decorating of a huge Christmas
tree erected on the beach and the annual Fourth of July citywide celebration at the pier.
Today, the community still holds a number of community events on the beach, including
the Fourth of July fireworks show and the Ocean Festival during the month of July.

San Clemente’s beaches have been well known since the 1940s for their quality waves
and surf. The sport of hardboard surfing generated considerable interest in its early
days as a healthy recreational activity, leading to the formation of organizations such as
the San Onofre Surf Club and the T-Street Surf Club. The San Clemente Surf Club
began in the 1960s at the municipal pier, where surfing events and contests were held,
including the “Surfcapades.” During the 1970s, surfing continued to grow and conflicts
with swimmers became more prevalent, eventually leading to designated “surfing only”
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areas. Today, San Clemente maintains its surfing heritage and continues to provide an
excellent resource for the surfing community.

6.2 Coastal Act Policies

The Coastal Act Policies set forth below are incorporated herein as policies of the Land
Use Plan:

Section 30251 Scenic and visual qualities

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. New development in highly scenic areas such as those designated in
the California Coastline Preservation and Recreation Plan prepared by the Department
of Parks and Recreation and by local government shall be subordinate to the character
of its setting.

Section 30253 Minimization of adverse impacts

New development shall do all of the following:

e. Where appropriate, protect special communities and neighborhoods that, because of
their unique characteristics, are popular visitor destination points for recreational
uses.

Section 30244 Archaeological or paleontological resources

Where development would adversely impact archaeological or paleontological
resources as identified by the State Historic Preservation Officer, reasonable mitigation
measures shall be required.
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VIS-1 Visual Character and Aesthetic Resources Preservation. New
development shall be designed to preserve Preserve the visual character and

aesthetic resources of the City’s coastal zone including preservation of the physical
features of coastal bluffs and canyons, and where feasible, enhance_and restore
scenic and visual qualities of the coastal zone, including to and along the ocean
and coastal bluffs, visually significant ridgelines, and coastal canyons, open spaces,
prominent, mature trees on public lands, and designated significant public views (as
identified on Figures 6-1 and 6-2). Where-feasible—enhance-and-restore-scenic-and

coastal-blutfs: Where protection of
feasible, impacts should be mitigated.

VIS-2 Scenic View Corridors and_Scenic _Roadways and—Public—\iews.
Enhance and protect existing_locally designated sScenic—eCorridors and Scenic
Roadways and identify opportunities for the designation of new Scenic eCorridors

and Scenic Roadways and-significantpublicviews. Any roadway Bdesignated as

a new_sScenic street eCorridors—er—Scenic _Roadway te shall: 1) identify

scenic roadways highways-and-local-arterials, 2) describe significant visual linkages
between the resources and amenities of San Clemente, and 3) establish objective

design and landscaping criteria to maintain quality visual experiences along such
corridors through appropriate landscaping, enhancement and protection of public
views.
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ViS-14 VIS-3 Major and Minor Scenic Corridors. Require the following
roadways be maintained and preserved as major or minor scenic corridors with key
entry points as shown in Figure 6-2, Scenic Roadway Corridors:

a. Avenida Pico
b. El Camino Real/Pacific Coast Highway
c. Ola Vista

WiS-18 VIS-4 Signs. Reguire-thereview-of Limit the size, height, numbers, and
type of en—premise signs to limit sign clutter and minimize their impact
to sScenic eCorridors and community character.

WiS-12 VIS-5 Architecture/Desigh—Quality—Development Adjacent  to
Freeway Gateways. Require high quality design for development buildings at visually

significant locations in gGateway areas_(per Chapter 7 definition). New buildings and
major remodels in Gateway areas adjacent to or opposite I-5 off ramps shall follow
Spanish Colonial Revival architectural style and include appropriate entry design
elements (e.g., Spanish Colonial Revival and Spanish architecture, landscaping,
signage, lighting, streetscape furniture).

VIS-8-VIS-6 Public View Corridors. Fhe—City—will New development
shall preserve and improve the Public ¥iew eCorridors, as designated on the Public
View Corridors Map (Figures 6-1 and 6-1a)in—Figure—6-1—Public\View—Corriders;.
Additional Public View Corridors to and along the shoreline and/or scenic coastal areas
may be identified through the requlatory process. The City shall preserve and improve
Public View Corridors on public _property, specifically, in _its capital improvements
programs and discretionary approvals. The City shall also anrd encourage other
agencyies planning efforts with—jurisdiction to do so_to the maximum _extent

feasible. Specifically,—n—its—capital —improvement—programs—and—discretionary
approvals; the-City-will shall seek-to-ensure-that: New development shall implement the

following visual protection measures:

a. New development including buildings and landscaping shall be sited and designed
to avoid or minimize impacts to public views. Siting and design of buildings and
landscape sheuld shall avoid impacts on pPublic ¥Wiew eCorridors to the extent
feasible and blend man-made and man-introduced features with the natural
environment. New development shall require a view analysis to ensure that the
development avoids or reduces impacts on pPublic ¥View eCorridors.

b. Utilities, traffic signals, and public and private signs and lights shall not adversely
impact pPublic ¥Wiew eCorridors, consistent with safety needs.
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c. Where important public vistas of distant landscape features occur along streets,
street trees shall be selected and planted so as to facilitate viewing of the distant
features.

d. Street trees planted along designated pPublic ¥View eCorridors-sheuld shall have
narrow form and open structure to allow greater visual access. Street
trees should shall be carefully placed and/or properly pruned, following best
arboricultural practices, to achieve the desired goals without interruption of
significant public views to and along the ocean.

ViS-4 VIS-7 Street Design. Respect and enhance_both Scenic Corridors
and pPublic vWiew eCorridors in the design and layout of streets.

VIS-5 VIS-8 Parks and Trails. Locate and design parks and pedestrian and
bicycle trails to take advantage of ocean, canyon and hillside views. New public and
private development adjacent to pPublic ¥Wiew eCorridors shall incorporate public trails,
recreation areas and view corridors where feasible.

ViS-6 VIS-9 Underground Utilities. Utilities shall be located underground to
avoid the adverse impacts to aesthetic resources caused by public utilities and
unmanned telecommunications antennas and facilities, where feasible and where costs
of such undergrounding does not pose economic hardship. Where undergrounding is
determined by the City to not be physically possible, such features shall be located and
designed to reduce their visibility, not adversely impact public view corridors to and
along the ocean, and be consistent with prevailing architectural character and scale. In
beaches, parks and open spaces areas, such facilities shall be designed and located to
blend in with natural colors, textures and landforms.

ViS-11 VIS-10 Development Review. Review and require changes to
development proposals, as needed, to minimize obstructions of designated significant
public views and designated seeniec Public View Corridors, and to ensure public and
private development projects in the Coastal Zone use are—ef high-quality materials
and are designed to be attractive and aesthetically compatible with adjacent structures,
site improvements, utilities and landscape features.

VisS-16 VIS-11 Building Heights and Setbacks. Review the heights and
setbacks of all new and re-developed structures in_the Coastal Zone to ensure the
preservation of existing public views to and along the ocean, scenic coastal areas, and
existing or new Public View Corridors designated on Figures 6-1, 6-1a and 6-2 visual

N A
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Structures shall not exceed the height limits identified in Chapter 2, Section 2.3 Land

Coastal Commission
Exhibit 2
Page 230 of 267



Use Designations, Table 2-1. Structures may be required to be lower than the maximum
height limit in order to protect, restore and/or enhance public views.

WIS-20 VIS-12 Public View Analysis Hnpacts—from—Shoreline. Al
proposed large-seale When appropriate, new development and redevelopment projects
which have, or will have,_the potential to impact public-eeean views to and along the
ocean and scenic coastal areas, shall prepare require_an analysis of the effect of the
proposed project on public views-te-the-ecean. This analysis shall_accurately pictorially,
digitally, photographically, or_physically, indicate the proposed site in its current state
and compare it with an illustration showing the proposed building volume (at the same
scale) in its proposed location.

WViS-15 VIS-13 Siting New Development. Restriet—d Development on sandy
beach areas to-these-structures—directly-supportive—of-visitor-servingrecreational-and

restrooms/showers—and-design-and-site-such-structures shall be designed and sited to

minimize impacts to public coastal views.
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Suggested Modification: Revise
figure to: 1) revise title of Figure
6-1 from “Public View Corridors”
to “Scenic Corridors and Scenic
Roadways,” 2) limit map area to
Scenic Corridors (Scenic
Roadways) within coastal zone
only; 3) depict Scenic Corridors
as either Major and Minor Scenic
Corridors (Scenic Roadways) and
identify them by name (e.g.,
Avenida Pico and Ola Vista are
not identified on this figure as
existing Scenic Corridors); 4)
identify any “Freeway Gateways”
within the coastal zone in this
figure; and 5) place this figure
following Policy VIS-3, instead of
after VIS-13.
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Suggested Modification: Revise
figure to: 1) revise the number
of this figure to Figure 6-2 titled
“Public  View Corridors” to
provide a clearer distinction
from Figure 6-1 depicting
“Scenic  Corridors/Roadways”;
2) provide a legend identifying
symbols and their meaning
(e.g., a vista/lviewpoint vs. a
wider view cone); 3) identify
and depict all public view points
at Marblehead (i.e., public
views of/to coastal canyons and
from coastal canyon vantage
points and any that may exist
along new public roadways are
not depicted here), 4) identify
and depict all Public View
Corridors as large areas of the
City are not included in this
exhibit, (i.e., Public View
Corridors south of Trafalgar
Canyon, at T-Street, Leslie
Park, atop all bluff public
access way points, along the
beach trail, and from the State
Park/Beach are left out); and 5)

place this figure following VIS-6
GaasdabCammission
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ViS-9 VIS-14 Coastal Canyon Visual Resources Restoration. Promote the
restoration of coastal canyons with native landscaping to enhance as-a visual resources
in a manner that is consistent with the goals of the City and the Coastal Act.

VIS-15 Preservation of Open Space in Coastal Canyons. Preserve the
designated undeveloped “natural” coastal canyon areas where appropriate that were
originally intended to function as open space (See Figure 4-1: Coastal Canyons in

Chapter 4).

ViS-21 VIS-16 Development Design. Development shall be designed and sited
to maintain the natural topographic and physiographic characteristics of the project site
including the:

a. Minimization of the building pad area and height of cuts and fills;
b Minimizati  pad sizes:

b. e—Encouragement of the "stair stepping" of structures to conform to slopes (by
use of retaining walls and other elements); and

c. &—Configuration of sites to reflect natural topography, by the clustering of sites
and units on lesser slope and avoiding extensive fragmentation of steeper slope
and/or other techniques.

VS-7 VIS-17 Trees as Screening Tool. Where screening of public utilities
and/or telecommunication facilities is determined by the City to be desirable, the
strategic location, selection, planting and maintenance of trees or other plant materials
will be considered as a tool for screening or redirecting views provided they do not
adversely affect existing Public View Corridors to the shore/beach.

WS-17 VIS-18 Compatible Landscaping. Require new_development and re-
development to provide landscaping themes that are compatible with and reinforce the

visual character of the community adjacent-designated-scenic-corridors.

WIS-19 VIS-19 Besigh—and Maintenance Plan. Suppert Require and implement
the creation of a long-term Master Scenic Corridor Landscape Plan for the—proper
desigh—installation—and-—maintenance—of sScenic hHighways and sScenic eCorridors
elements, ineluding-the-responsibilitiesfor-the-maintenance-of such as landscaping and

roadway surfaces to be fulfilled by homeowners’ associations, community service
districts, private owners and public agencies.

WiS-22 VIS-20 Fences. The location and design of proposed fences that impact
Public View Corridors sheuld shall be evaluated on properties that are in or adjacent to
Public View Corridors to ensure the fences are an open design to not adversely impact
the Public View Corridor.
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WIS-23 VIS-21 Construction Staging Areas. The location

of construction staging areas for new developments -sheuld-impactthe in or adjacent to
the pPubllc VVIeW eCorrldors—shequel be—eensrder—eel When—they—are—m—er—adjaeem—te—a

- - C -,

leea%ed—eut—ef—?ubhc—\#ew—@emdeps—shall not adverselv |mpact the Publlc V|ew
Corridors, to the maximum extent feasible.
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Suggested Modification: Delete this
Figure as its intent is unclear.
“Major/Minor Urban Corridors” and
“Major/Minor Recreation Corridors”
are terms not used or defined in
the LUP language, policies, or
definitions and incorporate/identify
any “Freeway Gateways” in the
Coastal Zone into Figure 6-1, per
Suggested Modifications to that
figure.
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CUL-1 Cultural Resources. Protect cultural resources, including historical,
archaeological and er paleontological features in the Coastal Zone. Where necessary to
protect cultural resources, new development shall include an appropriate pre-
development investigation to determine, in_the least destructive manner, whether
cultural resources are present. The pre-development investigation shall include
recommendations as to _how the site can be developed and designed to avoid or
minimize significant impacts to cultural resources. In situ preservation and avoidance
are the preferred alternative over recovery and/or relocation in the protection of
paleontological and archaeological resources. When in situ preservation or site capping
is_not feasible, recovery and/or relocation may be considered. Native American tribal
groups with cultural affiliation to the project site area as identified by the Native
American Heritage Commission shall have the opportunity to review and comment on
the pre-development plan as required by AB52 (2014). Archaeologists and
representatives from Native American tribal groups shall provide monitoring during
grading/excavation _and construction activities of any approved development that has

the potential to adversely impact any on-site significant cultural resources. such-that-the

CUL-2 Historic Resources Community Appreciation. Promote community
appreciation for the unigue history of the San Clemente area and community
involvement in its retention and preservation.

CUL-3 CUL-2—Histeric Resources City Gateways. Preserve and incorporate
public views of historic resources in the designing and eenstrueting construction of

City gGateway improvements,—we—preserve—and—incorporate—public—views—of -historic

resoeurees.

CUL-4 CYL-3—Architectural, Historical, Arehaeelogical and Cultural
Resource Preservation and Restoration. Provide for the identification, preservation
and restoration of the sites, structures, districts and cultural landscapes which have
architectural, historical, archaeelegiceal; and/or cultural significance.

CUL-5 Historic Resources Inventory. Maintain and periodically update the City of
San Clemente’s inventory of historic properties for buildings, objects, structure, and
monuments having importance to the history or architecture of San Clemente. Maintain
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a_lkiaison between State Historic Preservation Officer and the City relative to
cultural/historic structures and properties shall-be-maintained: to advise and assist, the
City as appropriate, in carrying out their historic preservation responsibilities.

CUL-6 SYL-8——Planning. Incorporate historic and cultural preservation as an
integral part of planning, development and environmental review for new development
and re-development, where appropriate.

CUL-7 CUL-9—Process. Maintain regulations, policies, and fees that support,
encourage and ease the process for historic preservation, rehabilitation, restoration, and
adaptive reuse.

CUL-8 cUL-6——Adaptive Reuse. Encourage adaptive reuse of historic resources
to preserve them and prevent architecturally inappropriate changes, disrepair and
demolition.

CUL-9 cYL-4—Property Maintenance. Require owners of historic resources to
maintain their property in a manner which preserves the property’s historic integrity.

CUL-10 €UL-23—Historic Incentives. Provide incentives to private owners of
historic resources to maintain and/or enhance their properties in a manner that will
conserve the integrity of such resources in the best possible condition, so long as
adverse impact to public access and coastal resources are minimized.

CUL-11 ¢cUL-10—Flexible Development Standards. Provide flexible development
standards for historic resources, in the interests of maintaining the resources historic
and architectural integrity, so long as adverse impact to public access and coastal
resources are minimized.

CUL-12 ¢©EUL-7—State and Federal Standards. Ensure projects follow the
Secretary of Interior Standards for the Treatment of Historic Properties and standards
and guidelines as prescribed by the State Office of Historic Preservation for any State or
Federally listed historic resources or properties eligible for historic listing.

CUL-13 ©€UL-20—New Development. Through the design review process,
encourage that new development and re-development is compatible with adjacent
existing historic structures in terms of scale, mass, building materials and architectural
treatment.

CUL-14 ¢cUL-5—Historic Resource Mitigation Requirement. Reguire—mitigation
of Avoid significant, adverse impacts to onsite and nearby historic resources as part of
the coastal development permit process. If impacts to historic resources are
unavoidable, appropriate mitigation shall be required.
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CUL-15 €UL-13—Architectural Overlay District. Require that new buildings
and mMajor building—rRemodels in the Del Mar/T-Zone, North Beach, and Pier Bowl
areas, and on portions of EI Camino Real designated with an Architectural Overlay
District on Figures 2-1 (A-G) utilize Spanish Colonial Revival architecture.

CUL-16 €UL-18——Architectural Quality. Ensure that the City's architecture in key
community and tourist/visitor-serving areas maintains a high quality of design consistent
with the City's history.

CUL-17 €UL-14—Preserving Distinctive Architecture. Reguite Encourage
applicants for projects involving new development buildirgs, additions and remodels to
follow design standards (per the Implementation Plan) for Spanish Colonial Revival
architectural style, except that remodels of architecturally significant buildings eligible or
potentially eligible for historic listing with distinctive styles other than Spanish Colonial
Revival, such as Post-Modern and Mid-Century Modern architectural styles, should
reinforce the buildings’ original architectural design.

CUL-18 €UL-11—Encourage Arts, Heritage and Culture. Encourage, support and
promote a range of arts, crafts, heritage and cultural experiences, art exhibitions and
performances in public places and civic buildings, historic resources, and parks, and
pedestrian-oriented districts.

CUL-19 ¢€UL-12—Surfing and Beach Cultures. Recognize and help support the
work of artists and organizations that promote, preserve and celebrate San Clemente’s
rich surfing history, culture and art.

CUL-20 €UL-15—Historically Significant Trees and Publie Landscapes. Require
that historically significant trees and publie landscapes are be designated as historic
resources and are preserved, wherever possible.

CUL-21 ¢cUL-16—Native Trees. Encourage the planting of Native California trees
where their use is aesthetically, horticulturally and ecologically appropriate. Examples of
potentially appropriate species include Coast Live Oak, California Sycamore and White
Alder.

CUL-22 €CUL-17—Tree Preservation. Make every effort to preserve mature trees
before considering tree removal. Preferred approaches, where possible, include
modifying street improvements to preserve trees or using best horticultural practices
such as watering and fertilizing, pest control, pruning, staking and guying.
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CUL-24 CUL-22 Western White House. Commemorate San Clemente's historical
CUL-25 €UL-23—Park and Open Space Development. Emphasize the protection,

enhancement, and sensitive development of park and open space areas which possess
great scenic, environmental, historic, and cultural values.

CUL-26 Passive and Open Space. Designate lands for the provision of passive and
visual open space on the Coastal Land Use Plan Map, which provide a balance to the
urban and suburban development of the Coastal Zone.
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Plain Text and Plain Bold Text = City proposed LUP language
Underlined Text = CCC Suggested Modification, Inserted Language
StrikeOutText = CCC Suggested Modification, Deleted Language

CHAPTER 7.0: ACRONYMNS AND DEFINITIONS

Acronyms

The following acronyms are used in this LUP.

CDFW California Department of Fish and Wildlife

CSLC California State Lands Commission

EPA Environmental Protection Agency

NPDES National Pollutant Discharge Elimination System

NPS National Park Service

NRHP National Register of Historic Places

PL Plate Line

TOR Top of Roof

USACE United States Army Corps of Engineers

Definitions

For the purpose of the Land Use Plan, certain terms shall be defined as set forth in this
chapter. Terms not included shall be defined by the California Coastal Act or in the City
of San Clemente General Plan, erifnetlisted,—shall-be-construed-inaccordancewith
Chapter—17.88of the—San—Clemente—Municipal-Code; or if not defined herein,
with aeecepted standard usage. Words used in the present tense shall include the future;
words in the singular shall include the plural; the words “will” and “shall” are mandatory
and the word “may” is permissive. The word “should” refers to policy guidance which
must be followed in the absence of compelling, opposing considerations identified by

the City.

For the purposes of the Coastal Zone, the following definitions shall apply:

1. “ACTIVE RECREATIONAL AREA” means an area used for a variety of physically
active intense recreational uses such as, but not limited to basketball, tennis,
volleyball, softball, soccer, golf or other recreational activities or sports playing

fields. activities.
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2. “ADJACENT STRUCTURE” means a structure located on a lot contiguous
(sharing a property line) with the proposed structure or development.

3. "AFFORDABLE HOUSING" means housing that is rented or sold for an amount
that is limited by a set percentage of the County median income, adjusted for
family size, as reported and updated annually by the Department of Housing and
Community Development (HCD).

4. “APPEALABLE AREA” means the geographic area identified in section 30603 of
the California Public Resources Code which is generally depicted on the Local
Coastal Program Post Certification Map as "Appeal Jurisdiction." Appeals
boundaries are determined based on the criteria detailed in Title 14 California-
Code Regulations Section 13577.

5. “APPEALABLE COASTAL-DEVELOPMENT RERMIF’ means after certification
of the LCP, an action taken by the City on a coastal development permit

application_that inan-appealable-area-may be appealed to the California Coastal
Commission according to the standards set forth in _section 30603(a) of the

California Public Resources Code for the following types of developments only:

(1) Developments approved by the City between the sea and the first public road
paralleling the sea or within 300 feet of the inland extent of any beach or of the
mean high tideline of the sea where there is no beach, whichever is the greater
distance;
(2) Developments approved by the City not included in paragraph 1 that are
located on tidelands, submerged lands, public trust lands, within 100 feet of any
wetland, estuary, or stream, or within 300 feet of the top of the seaward face of
any coastal bluff;
(3) Developments approved by the City not included within paragraph (1) or

(2) that are located in a sensitive coastal resource area.
(4) Any development approved by a coastal county that is not designated as the
principal permitted use under the zoning ordinance or zoning district map
approved pursuant to Chapter 6 (commencing with Section 30500).
(5) Any development which constitutes a major public works project or a major
energy facility.

6. “APPLICANT” means any person, partnership, eefperation—corporate entity, or
state, er local, or other government; agency applying for a Coastal Development
Permit.
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8. “AREA OF SPECIAL FLOOD HAZARD?” is the land in the flood plain within a
community subject to a 1 percent or greater chance of flooding in any given year.
The area may be deS|gnated as Zone A on the Flood Hazard Boundarv Map

V130 /E-er-\- For purposes of these regulations, the term “special flood hazard
area” is interchangeable synenymous-inmeaning with the phrase “area of special

flood hazard.”

9. ARMOR To fortify a structure or topographical feature to protect it from_the effects
of wave action, erosion and other natural forces (e.g., constructing a wall to armor

the base of a_coastal bluff sea—¢liff). (Newpeort Beach-LUP)

10-ARMOR ROCK_or ARMOR STONE): Natural or man-made rock or rock-like
structures that are used for shoreline protection. Commonly, armor rock is used as
the outermost layer of a groin or revetment. Many forms of these rocks are utilized,;
their overall stability depends largely on the type of mechanical interlock between

the units, and in-place fitting. {(NewpertBeach-LtUP)

11L.“BEACH” The expanse of sand, gravel, cobble or other loose material that
extends landward from the low water line to the place where there is
distinguishable change in physiographic form, or to the line of permanent
vegetation. The seaward limit of a beach (unless specified otherwise) is the mean
low water line.

12.“BEACH FRONT” means an area of land that is adjacent to or_upon the
beach and-the-edge-ofthe-ocean.

“BEACH GROOMING” means the mechanical raking or sifting of beach sand to
remove debris or litter, or level or re-contour the beach.

“BICYCLE TOURISM” means any travel-related activity which incorporates a
bicycle.

13-“BIOLOGIST” is a qualified expert with a B.S. or B.A. or equivalent degree in
biology, environmental studies, fisheries, ecology geemerpheloegy, or related field,
from an accredited university, and at least two years of field and/or laboratory
Coastal Commission
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experience in evaluation of land use impacts on fish and wildlife species and their
habitats, with evidence of peer-reviewed publications or other related professional
literature. Biologists who conduct wetland delineations shall have completed the
U.S. Army Corps of Engineers’ “Reg IV’ wetland delineation training or the
equivalent, and shall have demonstrated ability to independently conduct wetland
delineations.

15.“BLUFF, COASTAL" A bluff overlooking the a beach or shoreline or that is subject
to marine erosion. Many coastal bluffs consist of a gently sloping upper bluff and a
steeper lower bluff or sea cliff. The term “coastal bluff” refers to the entire slope
between a marine terrace or upland area and the sea. Fhe-term—“sea-<cliff"refersto
thelower—near—vertical-portion—ofa—coastal-bluft. For purposes of establishing
jurisdictional and permit boundaries coastal bluffs include, (1) those bluffs, the toe
of which is now or was historically (generally within the last 200 years) subject to
marine erosion; and (2) those bluffs, the toe of which is not now or was not
historically subject to marine erosion, but the toe of which lies within an area
otherwise identified as an Appealable Area.

16-“BLUFF EDGE” The upper termination of a bluff, cliff, or seacliff: In cases where
the top edge of the bluff is rounded away from the face of the bluff as a result of
erosional processes related to the presence of the steep bluff face, the bluff line or
edge shall be defined as that point nearest the bluff beyond which the downward
gradient of the surface increases more or less continuously until it reaches the
general gradient of the bluff In a case where there is a step like feature at the top
of the bluff face, the landward edge of the topmost riser shall be taken to be the
bluff edge. Bluff edges typically retreat landward due to coastal erosion, landslides,
development of gullies, or by grading (cut). In areas where the bluff top or bluff
face has been cut or notched by grading, the bluff edge shall be the most
landwardmest position of either the current or ef-historic bluff edge. In areas where
fill has been placed near or over the historic bluff edge, the original natural bluff
edge, even if buried beneath fill, shall be taken to be the bluff edge. (Refer to
Figure 7-1).
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Suggested Modification to
Figure 7-1 delete Figure 7-1.

17-“BLUFF FACE” means the portion of a bluff between the bluff edge and the toe of
the bluff. It _is the steep surface of rock, decomposed rock, sediment or soil
resulting from erosion, faulting, folding, uplifting or excavation of the land mass.
The bluff face may be a simple planar or curved surface or it may be step-like in
sections.

18-“BLUFF PROTECTIVE REFENTHON DEVICE” means a structure or other device,
including, but not limited to, coastal structures, upper bluff systems, and temporary
emergency devices, designed to retain the bluff and protect an_existing a—blutf

home—or—otherprincipal structure, or coastal-dependent use from the effects of

wave action, erosion, and other natural forces.

“BLUFFTOP RETREAT” means the landward migration of the bluff or cliff edge,
caused by marine erosion of the bluff or cliff toe and other forms of erosion of the
bluff face.

19.“BMPs (BEST MANAGEMENT PRACTICES)” Schedules of activities,
prohibitions of practices, operation and maintenance procedures, and other
management practices to prevent or reduce the conveyance of pollution in
stormwater and urban runoff, as well as, treatment requirements and structural
treatment devices designed to do the same.

20-“BREAKWATER” means a shoreline protective device structure—or—barrier
protecting a shore area, harbor, anchorage, or basin from waves, usually
constructed as a concrete or riprap {reck-wall) structure that is parallel to the shore.
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22.“BULKHEAD” A type of shoreline protective device consisting of vertical walls

built into and along the Harber shoreline preventing the erosion of land into the
water and to protect the land from wave, tide and current action by the water,
similar to a “retaining wall” on land. Bulkheads may be directly bordered by water,
or may have sloped stones (riprap) or sandy beach located between the bulkhead

and the water and land areas. (NewportBeach-LUP)

“CAISSON”_Means a subsurface support structure. A Caisson is a shaft or shafts
of steel reinforced concrete placed under a building column, foundation or wall and
extending down to hardpan, bedrock or competent material as defined or approved
by a soils engineer or geologist. Caissons, for this definition, are drilled into
position and are used to carry surface building loads and/or to carry surface
building loads from anticipated future loss of support (i.e. “slope failure”). Also
known as a pier foundation.

23-“CALIFORNIA COASTAL TRAIL (CCT)” is a continuous interconnected public

trail system along the California coastline. It is designed to foster appreciation and
stewardship of the scenic and natural resources of the coast and serves to
implement aspects of Coastal Act policies promoting non-motorized transportation.
The Trail system is to be located on a variety of terrains, including the
beach, adjacent to the rail line, bluff edge, and hillsides providing scenic vantage
points; and-within—the—highway right-of-way. It may take many forms, including
informal footpaths, paved sidewalks, and separated bicycle paths. When no other
alternative exists, it sometimes connects along the shoulder of the road. While
primarily for pedestrians, the Trail also accommodates a variety of additional user
groups, such as bicyclists, wheelchair users, equestrians, and others as
opportunities allow. The CCT consists of one or more parallel alignments. It is
intended that the CCT system shall be designed and implemented to achieve the
following goals and objectives:

a) Provide a continuous walking and hiking trail as close to the ocean as
possible;

b) Provide maximum access for a variety of non-motorized uses by utilizing
alternative trail segments where feasible;
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c) Maximize connections to existing and proposed local trail systems;

d) Ensure that the trail has connections to trailheads, parking areas,
interpretive kiosks, inland trail segments, etc. at reasonable intervals;

e) Maximize ocean views and scenic coastal vistas; and,

f) Provide an educational experience where feasible through interpretive
facilities.

“COASTAL—CANYON, COASTAL” means any valley, gorge, or similar
landform which-has-a-verticalrelief-of- ten-feet-or-meore. (Refer to Figure 7% 4-1).

24.CANYON EDGE” The upper termination of a canyon: In cases where the top edge
of the canyon is rounded away from the face of the canyon as a result of erosional
processes related to the presence of the canyon face, the canyon edge shall be
defined as that point nearest the canyon beyond which the downward gradient of
the surface increases more or less continuously until it reaches the general
gradient of the canyon. In a case where there is a step like feature at the top of the
canyon face, the landward edge of the topmost riser shall be taken to be the
canyon edge. (Referto-Figure7-1)-

25:"CATEGORICAL EXCLUSION” is—a—provision-of-the-Coastal-Act(Section-13240);
which—allows Refers to certain categories of development which the Coastal Act
authorizes the Coastal Commission to be excluded from the requirement to obtain
a CDP where the Commission has found there is no potential for significant
adverse effect on coastal resources. (Reference California Public Resources Code
section 30610(e) and 14 CCR section 13240 et seq.)

g« v Califoeni  Fish-and Wildife.

29.“ CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA):”
Legislation and eorresponding-procedural-components-established in 1970 by the
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State of California and corresponding reqgulations codified at California Public
Resources Code section 21000 et seq. and Title 14 California Code of Regulations
section 15000 et seq., respectively. It is the legislative intent of CEQA that all
agencies of the state government which regulate activities of private individuals,
corporations, and public agencies which are found to affect the quality of the
environment, shall requlate such activities so that major consideration is given to
preventing environmental damage. (Reference California Public Resources Code

section 21000.) torequire-environmental review-for projects-anticipated-toresult-in

30-“COASTAL ACCESS” means the ability of the general population to reach, use or

view the shoreline, beach or coastal recreation areas. an-area-dedicated-to-provide
bl he beach or f blic view  the shoreling.

31+:-“COASTAL ACT” means the California Coastal Act of 1976, as amended, and
corresponding requlations codified at California Public Resources Code section
30000 et seq. and Title 14 California Code of Reqgulations section 13001 et seq.,

respectively.
3% 113 ”

36-“COASTAL COMMISSION” means the California Coastal Commission, the state
agency established by state law responsible for carrying out the provisions of the
Coastal Act, and responsible for certifying local coastal programs (LCPs) and

amendments thereto, and including and  for reviewing of
coastal development permits on appeal from ferm local agencies.
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37 “COASTAL-DEPENDENT DEVELOPMENT OR USE” means any development
or use that requires a site-on, or adjacent to, the sea to be able to function at
all. (Reference California Public Resources Code section 30101.)

38-“COASTAL DEVELOPMENT PERMIT_(CDP)" means a permit for any
development er-use within the coastal zone that is required pursuant to thisPlan
anhd-of subdivision (a) of Coastal Act Section 30600. (Reference California Public
Resources Code section 30101.5.)

39.“COASTAL-RELATED DEVELOPMENT” means any use that is dependent on a
coastal-dependent development or use. (Reference California Public Resources
Code section 30101.3.)

40.“COASTAL SAGE SCRUB” means a type of habitat vegetation community which
includes, but are not limited to, the following: many species of Dudleya,
Calandrinia maritima, Cleome isomeris, Coreopsis gigantea, Eriogonum
giganteum, Eriogonum grande, Eriophyllum nevinii, Galvesia speciosa,
Haplopappus venetus, Hemizonia clementina, Lavatera assurgentiflora,
Malacothrix saxatilis, Phacelia lyonii, and Rhus integrifolia, plus two species of
Polypodium, Artemisia californica, Crossosoma californicum, Diplacus species,
Encelia californica, Eriogonum fasciculatum, Galium, Haplopappus, Helianthemum,
Lotus, Lupinus, Malacothamnus, and Opuntia species, Malosma laurina, Salvia
spp., Senecio, and Solanum species, and Toxicodendron radicans diversilobum,
the sprawling Marah macrocarpus and Calystegia macrostegia, and many other
showy herbs like species of Castilleja, Haplopappus, Lotus, Lupinus, and
Zauschneria, and Eriophyllum confertiflorum.

41.“ COASTAL ZONE” means the land and water area beundaries established by the
State Legislature as defined in Coastal Act Section 30103. (For a graphic depiction
of the coastal zone within the City of San Clemente, refer to the coastal boundary
indicated on Figure 1-1, Coastal Zone Boundaries). (Reference California Public
Resources Code section 30103.)

“COMPLETE STREETS” means streets that comfortably accommodate all users,
with particular emphasis on pedestrians, bicyclists, and public transportation, as
well as people of all ages and physical abilities. The Complete Streets Act of 2008
requires circulation elements to incorporate multimodal transportation into the
General Plan.
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42.“ CUMULATIVE EFFECT” means the incremental effects of an individual project
reviewed in connection with the effects of past projects, the effects of other current
projects and the effects of probable future projects: (Reference California Public
Resources Code section 30105.5).

“DEMOLITION” means the intentional removal, or destruction of any portion of a
building or structure.

43.“DEVELOPMENT” means the—placement—or—erection; on land, in or under

water, the placement or erection of any solid material or structure; discharge or
disposal of any dredged material or of any gaseous, liquid, solid, or thermal waste;
grading, removing, dredging, mining, or extraction of any materials; change in the
density or intensity of use of land, including, but not limited to, subdivision pursuant
to the Subdivision Map Act (commencing with Section 66410 of the California
Government Code), and any other division of land, including lot splits, except
where the land division is brought about in connection with the purchase of such
land by a public agency for public recreational use; change in the intensity of use
of water, or of access thereto; construction, reconstruction, demolition, or alteration
of the size of any structure, including any facility of any private, public, or municipal
utility; and the removal or harvesting of major vegetation other than for agricultural
purposes, kelp harvesting, or timber operations which are in accordance with a
timber harvesting plan submitted pursuant to the provision of the Z'berg-Nejedly
Forest Practice Act of 1973 (commencing with Section 45.11). As used in this
section, "structure" includes, but is not limited to, any building, road, pipe, flume,
conduit, siphon, aqueduct, telephone line, and electrical power transmission and
distribution line.

45.“EMERGENCY” means a sudden, unexpected occurrence demanding immediate
action to prevent or mitigate loss of or damage to life, health, property or essential
public services. (Reference Title 14 California Code of Regulations section 13009.)
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“MAJOR ENERGY FACILITY” means any public or private processing, producing,

generating, storing, transmitting, or recovering facility for electricity, natural gas,

petroleum, coal, or other source of energy energy—facility—as—defined—by

the—(Reference California Public Resources Code Section 30107)-and-exceeding
’ : : I : on.

“ENVIRONMENTAL JUSTICE” means the fair treatment of people of all races,
cultures, and incomes with respect to the development, adoption, implementation,
and enforcement of environmental laws, regulations, and policies.

46.“ENVIRONMENTALLY-SENSITIVE HABITAT AREA (ESHA)” means any area in
which plant or animal life or their habitats are either rare or especially valuable
because of their special nature or role in an ecosystem and which could be easily
disturbed or degraded by human activiies and developments
(Public Resources Code section 30107.5).

48. “EROSION” the wearing away of land by natural or man-made forces. OAr—-a

aYa N ala' a¥a a aVa allla N A a ala aYa a ala \Vila¥a

“EROSION RATES” means the rate of erosion averaged over a given period of
time or projected for future shoreline change conditions.

“ESHA BUFFER” means a development setback that provides essential open
space between development and protected habitat in_order to and keep
disturbance at a distance. Buffers shall sheuld be measured from the delineated
boundary of an environmentally sensitive habitat area (ESHA) or wetland or, for
streams, from the top of bank or the landward edge of riparian vegetation,
whichever provides the larger buffer.

“ESTUARY” means a coastal water body, usually semi-enclosed by land, having
open, partially obstructed, or intermittent exchange with the open ocean, and in
which ocean water is at least occasionally diluted by freshwater from the land. The
salinity level maybe periodically increased to above that of the open ocean due to
evaporation. (Reference Title 14 California Code of Regulations section 13577(c).

49.“EXECUTIVE DIRECTOR” means the Executive Director of the California Coastal
Commission.
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“EXISTING DEVELOPMENT” for purposes of new development review under
Coastal Act Section 30235, means a principal structure, e.q. residential dwelling,
required garage, or second residential unit, that was legally permitted prior to the
effective date of the Coastal Act (January 1, 1977) and has not undergone a Major
Remodel since that time.

“FACTOR OF SAFETY” means the stability of a slope as expressed as the ratio
of the resisting forces (forces which tend to resist movement of a slope) to the
driving forces (forces which tend to cause movement).

50.“FEASIBLE” means capable of being accomplished in a successful manner within
a reasonable period of time, taking into account economic, environmental, social,
and technological factors. (Reference California Public Resources Code section

30108.

5+ “FIRST PUBLIC ROAD PARALLELING THE SEA”—Fheroad-nearestthe-seaas

defined-in-this-Section—and-which-meets—all-of the following-criteria—shall means
that road nearest to the sea, as defined in this Section 30115 of the Public

Resources Code, and which meets-all-of-thefollowing-eriteria:

a. Fheroad Is lawfully open to and-suitable-for uninterrupted public use and
is suitable for such use use-by-thepublic;

b. Fheroad Is publically maintained by-a-public-ageney;

c. Fheroad-contains Is an improved all-weather road surface open to motor
vehicle traffic in at least one direction;

d. Fheroad Is not subject to any restrictions on use by the public
except during when closed due to an emergency or when closed
temporarily for military purposes; and

e. Fheroad-connects Does in fact connect with other public roads providing
a continuous access system, and generally parallels and follows the
shoreline of the sea so as to include all portions of the sea where the
physical features such as bays, lagoons, estuaries, and wetlands cause
the waters of the sea to extend landward of the generally continuous
coastline.

(Reference Title 14 California Code of Requlations section 13011)

52—“FRACTIONAL OWNERSHIP HEMIED—UJSE ACCOMMODATIONS” shared
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alocates—usage—rights—based—on—time—Facility providing overnight visitor

accommodations where at least some of the guestrooms (units) within the facility
are owned separately by multiple owners on a fractional time basis. A fractional
time basis means that an owner receives exclusive right to use of the individual
unit for a certain_guantity of days per year and each unit available for fractional
ownership will have multiple owners.

53-“FUEL MODIFICATION” means controlling the types, density, and moisture
content of plants (or fuel) around structures to create a defensible space with
respect to wildfire risk.

54.“GATEWAY": Gateways—are means urban places located at important entry
points, as defined in the City's General Plan, into aesthetically pleasing,
memorable and understandable arrival places within the City. Gateways are
typically located in high visibility areas, close to major transportation facilities that,
due to their visual prominence, that shape the aesthetic character of their
surroundings.

“GEOLOGIC HAZARD” means a risk associated with geologic processes or
events.

55.“GREENHOUSE GAS (GHG)” A balance of naturally occurring gases in the
atmosphere determines the earth’s climate by trapping solar heat through a
phenomenon known as the greenhouse effect. GHGs, including carbon dioxide,
methane, nitrous oxide, chlorofluorocarbons, and water vapor, keep solar radiation
from exiting our atmosphere. In a process very similar to the windows on a
greenhouse, GHGs trap so much heat that the temperature within the eEarth’s
atmosphere is rising. GHGs are emitted through both natural processes and
human activities. Emissions from human activities, such as electricity production,
motor vehicle use, and agriculture, are contributing to the concentration of GHGs in
the atmosphere and have led to a trend of unnatural warming of the eEarth’s
climate, which is known as global warming.

56.-“GROIN” is a shoreline protective device protection—structure built, usually
perpendicular to the shoreline, to retain nearshore sediment and reduce erosion of
the beach or shore. A series of groins acting together to protect a section of beach
is known as a groin system or groin field.

“HERITAGE TOURISM” as defined by the National Trust for Historic Preservation
is the traveling to experience the places, artifacts and activities that authentically
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represent the stories and people of the past and present. It includes cultural,
historic, and natural resources.

“HISTORIC RESOURCE” means any object, building, structure, site, area, place,
record, or manuscript which is at least 50 years old and is historically or
archeologically significant, or which is significant in the architectural, engineering,
scientific, economic, agriculture, educational, social, political, military, or cultural
history of the City of San Clemente and/or California and/or the United States.

“HOTEL” Any structure with six or more lodging units, which is occupied or
intended or _designed for occupancy for short term, temporary or impermanent
lodging or sleeping purposes including any hotel inn tourist home or house motel,
studio _hotel bachelor hotel, lodging house, vacation rental, rooming house,
apartment house, dormitory, public or private club, bed-and-breakfast, private
single-family residence, private multi-family residence, condominium, townhouse
guest house, mobile home or house trailer at a fixed location, or other similar
structure or portion thereof.

57.“HYDROMODIFICATION CONTROL BEST MANAGEMENT PRACTICES”
Structural systems designed to minimize post-development changes in runoff flow
characteristics and maintain the natural watershed, by processes such as
infiltration, evapotranspiration, harvesting and use, detention, or retention.
Examples include retention structures such as basins, ponds, topographic
depressions, and stormwater vaults

“IN SITU” is a Latin phrase meaning “in place.” Archaeologically it refers to an
artifact or object being found in its original, undisturbed deposited/placed position.

58-“INTENSIFICATION OF USE” means a change in the intensity of use which
includes, but is not limited to, any addition, expansion or change in use on a site
that involves: (a) a change in the total number of dwelling units; or (b) a change in
the amount of floor area or customer area of a commercial or industrial use; or (c)
an increase in the number of required off-street parking spaces. the-use-of-a-lotor

CERHHIEDB-LAND USE PLAN (LUP)” means a plan or the relevant portions of a
local coastal government’'s general plan, or local coastal element which are
sufficiently detailed to indicate the kinds, location, and intensity of land uses, the
applicable resource protection and development policies for the use of property
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within the Coastal Zone which has been adopted by the local government and
certified by the California Coastal Commission pursuant to the California Public
Resources Code_Section 30108.5.

59.“LATERAL ACCESS” means an area of land providing—a—connection parallel to
the beach, along the beach front, toe of Dbluff or top of Dbluff. A
lateral accesswayaccess way may be used for public pass and repass, passive
recreational use, or as otherwise designated in the City of San Clemente Local
Coastal Program Land Use Plan.

“LICENSED GEOTECHNICAL ENGINEER" means an individual who is a
geotechnical engineer, civil engineer or coastal geoloqist licensed by the State of
California.

60:-“LIMITED USE OVERNIGHT ACCOMMODATIONS” Any hotel, motel, or other
similar facility that provides overnight visitor accommodations wherein all or part of
the facility may be sold to a subsequent purchaser who receives the right in
perpetuity, for life, or a term of years, to the recurrent, exclusive use or occupancy
of all or part of the facility annually or on some other seasonal or periodic basis,
including, but not be limited to timeshare, condominium-hotel, fractional ownership
hotel, or uses of a similar nature, as those terms shall be defined in the
implementing regulations for this land use plan.

PRIMARY LINE OF NATIVE VEGETATION—LINE” means is_one type
of development setback standard that may be utilized for coastal

canyons. Characteristics Location to be established based on an on-site
visit, topography, and inventory of existing vegetation-and-topegraphy.

“LIVING STREETS" Streets that embody complete streets (see Complete Streets
definition in Glossary) and also include consideration of other issues related to
economic vibrancy, equity, environmental sustainability, aesthetics, and
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“CERHFIED LOCAL COASTAL PROGRAM (LCP)” means a program for the use
of property within the Coastal Zone. The Local Coastal Program includes the Land
Use Plan, and-specificregulations—and land use regulation maps, and specific
implementing regulations such as zoning ordinances, which have been adopted by
the local government and certified by the California Coastal Commission pursuant
to the Public Resources Code to implement the provisions and policies of the
Coastal Act by the local government. Local governments with certified LCPs can
issue Coastal Development Permits (Reference California Public Resources Code
section 30108.6).

62.“LOW IMPACT DEVELOPMENT” minimizing—or—eliminating—poHlutants—in-—storm

innovative stormwater management approach with a basic principle that is

modeled after nature, using design techniques that infiltrate, filter, store, evaporate,
and detain _runoff close to its source in_order to protect water quality and
associated aquatic _habitat _and maintain __pre-development _hydrologic
characteristics.

63-“MAJOR REMODEL”- Alterations that involves (1) additions to an existing
structure, (2) exterior and/or interior renovations, and/or (3) demolition of an
existing bluff top or beachfront or coastal canyon single-family residence or other
principal structure, or portions thereof, which results in:

(a) Alteration of 50% or more of major structural components including exterior
walls, floor and roof structure, and foundation, or a 50% increase in floor area.
Alterations are not additive between individual major structural components;
however, changes to individual major structural components are cumulative
over time from the-date-of certification-of-the-LUPJanuary 1, 1977.

or

(b) Demolition, renovation or replacement of less than 50% of a major structural
component where the proposed alteration would result in cumulative
alterations exceeding 50% or more of a major structural component, taking into
consideration previous alterations approved on or after the date of certification
of the LUP; or an alteration that constitutes less than 50% increase in floor
area where the proposed alteration would result in a cumulative addition of
greater than 50% of the floor area taking into consideration previous additions
approved on or after the-date-ef-certification-of-the LUPRJanuary 1, 1977.
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If development constitutes a Major Remodel as defined herein, a Coastal
Development Permit shall be required. As used in this LUP, the term
“redevelopment” shall be interchangeable with the term “major remodel.”

65-“MAJOR PUBLIC WORKS AND ENERGY FACILITIES PROJECHF

means-facilities that cost more than one hundred thousand dollars ($100,000) with
an_automatic annual increase in_accordance with the Engineering News Record
Construction Cost Index, except those governed by the provisions of Public
Resources Code Sections 30610 30610 5, 30611 or 30624 &ny—pubhc—werks

exeeed+ng—$59—99@—m—esfemqated—eest—ef—eensfemenen— It also means publlcly

financed recreational facilities that serve, affect, or otherwise impact regional or
statewide use of the coast by increasing or decreasing public recreational
opportunities or facilities. . (Reference 14 Title California Code of Requlations
section 13012.)

“MEAN HIGH TIDELINE” is the statistical mean of all the high tides over the
cyclical period of 18.6 years, and shall be determined by reference to the records
and elevations of tidal benchmarks established by the National Ocean Survey. In
areas where observations covering a period of 18.6 years are not available, a
determination may be made based on observations covering a shorter period,
provided they are corrected to mean value by comparison with observations made
at some suitably located control tide station. (Reference Title 14 California Code of
Regulations section 13577(c).

66-“MEAN HIGH WATER” means the 19-year average of all high water heights (if the
tide is either semidiurnal or mixed) or the higher high water heights if the tide is
diurnal. For diurnal tides high water and higher high water are the same.

67 “MEAN LOW WATER” means the 19-year average of all low water heights (if the
tide is either semidiurnal or mixed) or the lower low water heights if the tide is
diurnal. For diurnal tides low water and lower low water are the same.

“MEAN SEA LEVEL" is the 19-year average height of the surface of the sea for all
stages of the tide, usually determined from hourly height readings.
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“MITIGATION” means:

a. Avoiding the impact altogether by not taking a certain action or parts of an
action.

b. Minimizing impacts by limiting the degree or magnitude of the action and
its implementation.

c. Rectifying the impact by repairing, rehabilitating, or restoring the impacted
environment.

d. Reducing or eliminating the impact over time by preservation and
maintenance operations during the life of the action.

e. Compensating for the impact by replacing or providing substitute
resources or environments.

“MITIGATION MEASURES” means the measures imposed on a project to avoid,
minimize, eliminate, or compensate for potentially significant, adverse impacts to
the environment.

“MONITORING” means the systematic collection of physical, biological, or
economic data or a combination of these data in order to inform decisions
reqgarding project operation or to evaluate project performance.

“MOTEL” means a building or group of buildings on the same parcel containing
six or more short-term lodging units having no cooking facilities, a majority of which
have individual entrances from the outside.

“NATIONAL GEODETIC VERTICAL DATUM OF 1929 (NGVD)' is a fixed
reference for elevations, equivalent to the 1929 Mean Sea Level Datum. The
geodetic is fixed and does not take into account the changing stands of sea level.

68-“NATIVE VEGETATION” means vegetation composed of plants which
originated, developed—orwereproduced-naturally in the Southern Orange County
coastal region and were not introduced directly or indirectly by humans (e.q., not
exotic _or _invasive). Native vegetation includes, but is not limited
to: marsh wetland vegetation, native grasslands, coastal/inland sage scrub, and
oak and riparian woodlands.

69-“NATURAL AREAS” undeveloped areas that may contain both native and non-
native vegetation.

70-“NON-CONFORMING STRUCTURE” means a structure that was lawfully erected,
but which does not currently conform with the property development regulations
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prescribed in the regulations for the district in which the structure is located by
reason of adoption or amendment of this code or by reason of annexation of
territory to the City or by natural changes to the landscape or landform such as
erosion.

#1“NON-CONFORMING USE” means a use of a structure or land that was lawfully
established and maintained according to land use requirements that were in effect
when the use was initiated, but which does not currently conform with the use
regulations or required conditions for the dlstrlct in which it is Iocated Any of the
following criteria applv

* The use is not consistent with the purpose and intent of the zoning district in
which the use is located.

* The use is specifically prohibited or is not identified and interpreted to be a
permitted or conditionally permitted use of the zoning district in which the use is
located.

*  The use does not provide the number of parking spaces required

» The use does not have an entitlement required to establish the existing use.

oy » National Poll el heninat _

#3-“OFFER TO DEDICATE (OTD)” is a document, recorded against the title to a
property, which is an offer to dedicate ©FB to the people of the State of California
an easement or use restriction over the property or a portion of the
property. Generall,—an—An OTD may allows for specific public access-
oriented uses in or of the area of the property involved (for example, allowing the
public to walk across the area). The OTD conveys an easement in perpetuity only
upon its acceptance on behalf of the people by a public agency or by a nonprofit
private entity subject to the approval of appreved-by the Executive Director of the
Coastal Commission.

#4-“PASSIVE RECREATIONAL AREA” means areas used primarily for nen-active
type-of-uses such as open quiet areas, walking/hiking paths, stationary benches,
picnic facilities and hiking and riding trails, and does not include recreational sports
or playing fields such as those listed in “Active Recreational Area.”.

“PERMIT” means any license, certificate, approval, or other entitlement for use
granted or denied by any public agency. (Reference California Public Resources
Code section 30110.)
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“PERMIT_AND APPEAL JURISDICTION MAP” means a map depicting those
areas where the Coastal Commission retains original jurisdiction and permitting
authority, areas under local government permit authority, and areas where the
local government’s permit action may be appealed to the Coastal Commission.

“PLATE LINE” The top of the highest horizontal framing member or solid wall of a
building or structure or part thereof, upon which roof beams or ceiling rafters rest.
Features excluded from measurement under this definition shall include gable
ends, sloping roofs, parapet walls and other vertical extensions which are normally
controlled by limits on roof height as set forth in this section.

#6- “PUBLIC TRUST LANDS” shall be defined as all lands subject to the Common
Law Public Trust for commerce, navigation, fisheries, recreation, and other public
purposes. Public Trust Lands include tidelands, submerged lands, the beds of
navigable lakes and rivers, and historic tidelands and submerged lands that are
presently filled or reclaimed and which were subject to the Public Trust at any time.

#~"PUBLIC VIEW CORRIDOR” (also, “DESIGNATED PUBLIC VIEW
CORRIDOR”)- A view from a public right-of-way, public facility, er other publicly-
available ewned use area, or public easement which is specifically designated
in LUP Figure 6-1 and 6-1a the-General-Plan or newly added by permit conditions
and which provides the public at large with views of the Pacific Ocean, shoreline,
coastal ridgelines, coastal canyons, coastal bluffs or other designated scenic
and visual resources. Approximate boundaries of a view corridor are identified
using a motorist's, cyclist's or pedestrian’s line of vision and are typically defined
or enframed by landforms, structures and vegetation.

#8-“PUBLIC WORKS"” means-public-facilities-and-infrastructure-including:

a. All production, storage, transmission, and recovery facilities for water,
sewerage, telephone, and other similar utilities owned or operated by any
public agency or by any utility subject to the jurisdiction of the California
Public Utilities Commission, except for energy facilities;
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b. All public transportation facilities, including streets, roads, highways, mass
transit facilities and stations and bridges, trolley wires, public parking lots and
structures, ports, harbors, airports, railroads, and other related facilities;

c. All publicly financed recreational facilities and projects of the State Coastal
Conservancy and any development by a special district as—required—by
Section 30114 of the Coastal Act; and

d. All community college facilities_(Reference California Public resources Code
section 30114).

“REDEVELOPMENT” see “Major Remodel.”

“ARPPROVING REVIEW AUTHORITY” means the City Planner, Community
Development Director, City Council, Planning Commission, ef Zoning
Administrator, or California Coastal Commission, as applicable, apprevirg having
the responsibility to review and act upon a Coastal Development

Permit application.

79: “REVETMENT” is a type of shoreline protective device typically consisting of a
sloped retaining wall; a facing of stone, concrete, blocks, rip-rap, etc. built to
protect an embankment, bluff, or development against erosion by wave action and
currents. This includes both engineered revetments as well as non-engineered

revetments. {Ceastal-Glessany

80-“RIPARIAN VEGETATION” means an environment associated with native plant
communities which require high soil moisture conditions maintained by transported
fresh water in excess of that otherwise available through local precipitation.

81-“RIPRAP” means a type of shoreline protective device consisting of a protective
layer or facing of rock, concrete blocks or quarry stone, placed to prevent erosion,
scour, or sloughing of an embankment or bluff_or to protect development (See
“Armor Rock”).

83.“SCENIC CORRIDOR” oroR “SCENIC HHGHROADWAYS"- A seenic-corridoris
a linear segment of major or minor streets;-as-deseribed-in-the-MasterLandseape
Plan—for-Seenic—Ceorridors. Scenic corridors are designated to: 1) identify scenic
highways and local arterials, 2) describe significant visual linkages between the
resources and amenities of San Clemente, and 3) establish objective design and
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landscaping criteria to maintain quality visual experiences along such corridors
through appropriate landscaping, enhancement and protection of public views.
“Major” and “Minor” scenic corridors shall correspond to the Master Landscape
Plan for Scenic Corridor's definitions of “Major Urban/Recreation Corridor” and
“Minor Urban/Recreation Corridor”, respectively.

84.“SEA” means the Pacific Ocean and all harbors, bays, channels, estuaries, salt
marshes, sloughs, and other areas subject to tidal action through any connection
with the Pacific Ocean, excluding nonestuarine rivers, streams, tributaries, creeks,
and flood-control and drainage channels (Reference California Public Resources
Code section 30115.).

85.“SEA LEVEL RISECHANGE/SEA LEVEL CHANGERISE” Sea level can change,
both globally and locally, due to (i} changes in the shape of the ocean
basins, {il—changes in the total mass of water due to thermal expansion, and
@i-changes in water density, and other factors. Factors leading to sea level rise
under global warming include both increases in the total mass of water from the
melting of land-based snow and ice, and changes in water density from an
increase in ocean water temperatures and salinity changes. Relative sea level rise
occurs where there is a local increase in the level of the ocean as measured over
time at established/representative local tidal gauges relative to the land, which
might be due to ocean rise and/or land level subsidence.

86. “SEAWALL” is a type of shoreline protective device consisting of a structure
separating land and water areas, primarily designed to prevent erosion and other
damage to the shoreline and existing development due to wave action. It is usually
a vertical wood or concrete wall as opposed to a sloped revetment. {Ceastal

Glossary)

“SENIOR HOUSING” means independent senior living communities, also known
as retirement communities, or independent retirement communities, which are
housing designed for people 55 and older.

“SETBACK” means the required distance that a building, structure, parking, or
other designated element must be located from a lot line or boundary, such as a
coastal bluff or coastal canyon edge.

“SHORE” means the strip of land in immediate contact with the sea, including the
zone between high and low water. A shore of unconsolidated material is usually
called a beach.
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87.“SHORELINE PROTECTIVE DEVICE” includes any type of shoreline armoring or
protective structures, such as seawalls, revetments, riprap, breakwaters, groins,
bluff retention protective devices, deep piers/caissons, bulkheads, or other artificial
structures built for the purpose of protecting land or structures against sea level
rise, coastal hazards, and erosional forces.

“SHORT-TERM APARTMENT RENTAL” or “STAR” means a type of STLU that
is_a multi-family-dwelling structure on a single parcel, under single ownership,
where some or_all individual units are rented as STLUs and where the STAR
owner being a person that holds legal or equitable title to the property lives on-
site in one of the other units not being rented short term. STAR does not include
an STLU in _a multi-family-dwelling structure where the units are under multiple
separate _ownerships, such as a condominium_development, unless the STAR
owner owns all the units in the structure and on the parcel and resides in one of
the other units not being rented short term. Multi-family-dwelling structures
containing six or more STARs or STLUs, whether under individual or separate
ownership for the purposes of this title, are considered “hotels” or "motels."

“SHORT-TERM LODGING UNIT" or "STLU" means any lodging unit that is
occupied or intended or designed to be occupied on a temporary basis for less
than 30 days short-term basis, other than a hotel, motel, or bed-and-breakfast inn,
and is limited to a single rental contract. Among other things, "STLU" includes a
STAR, which is subject to special regulations.

88-“SLAB FOUNDATION” a foundation type that supports a building on ir a thin
layer of steel reinforced reirforces concrete.

90.“SPHERE OF INFLUENCE (SOI):" The probable, ultimate physical boundaries
and service area of the City, as determined by the Local Agency Formation
Commission (LAFCO) of the County.
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91.“STORM SURGE” A rise above normal water level on the open coast due to the
action of wind stress on the water surface. Storm surge resulting from a winter
storm_or_hurricane also includes the rise in level due to atmospheric pressure
reduction as well as that due to wind stress.

92. “STREAM” means a natural watercourse identified-as that either permanently or
ephemerallv has water running throuqh the a—s#eam—en—a—map—adepted—pu%suan{

e%he#symbel—en—the—USGS—?—S—m%ﬁe—qua&angJe—senes—mapiFhe bank of-the

stream—and_shall be field verified and generally defined as the watershed and
relatively permanent elevation or upward slope aecelivity at the outer line of the
stream channel which separates the bed from the adjacent upland, whether valley
or hill, and serves to confine the water within the bed and to preserve the course of
the stream. In areas where the stream has no discernible bank, the boundary shall
be measured from the line closest to the stream where riparian vegetation is
permanently established.

93-“STRINGLINE” means in a developed area where new construction is generally
infilllkg and is otherwise consistent with the policies of the Land Use Plan of the
City of San Clemente Local Coastal Program, no part of a proposed new structure,
including decks, shall be built closer to-afurtherteward-a bluff edge, canyon edge
or beach-front than a line drawn between the nearest adjacent corners of the
adjacent structures_for_a structural stringline_and to the nearest corner of an
accessory structure for an accessory stringline.

94.“STRUCTURE” means any physical construction, including but not limited to, any
building, road, pipe, flume, conduit, siphon, agueduct, telephone line, and electrical
power transmission and distribution line (Reference California Public Resources
Code section 30106.).

95.“SUBMERGED LANDS” means lands that lie below the line of mean low
tide (Reference Title 14 California Code of Requlations section 13577(e).).

96-“TEMPORARY EVENT” is an activity or use that constitutes development as
defined in Section 30106 of the Coastal Act, this-ehapter but which is an activity or
function which is or will be of limited duration and involves the placement of non-
permanent structures, such as_but not limited to bleachers, vendor tents/canopies,
portable toilets, stages, film sets;; and/or involves the execlusive use of sandy
beach parkland fllled tldelands water, streets, or parklng areas m—tempe#apy
i which

are otherwise open and available for general public use.
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“TIDE” means the periodic rising and falling of the water that results from
gravitational attraction of the moon and sun, and other astronomical bodies, acting
upon the rotating earth. The California coast has a mixed tidal occurrence, with
two daily high tides of different elevations and two daily low tides, also of different
elevations. Other tidal regimes are diurnal tides, with only one high and one low
tide daily, and semidiurnal, with two high and two low tides daily, with
comparatively little daily inequality between each high or each low tide level.

97.“TIDELANDS” means lands that which are located between the lines of mean
high tide and mean low tide. (Reference Title 14 California Code of Regulations
section 13577(d).

“TIMESHARE” Any arrangement, plan, or similar _program, other than an
exchange program, whereby a purchaser receives ownership rights in or the right
to_use accommodations, commonly in vacation or recreation properties, for a
period of time less than a full year during any given year, on a recurring basis from
more than one year, but not necessarily for consecutive years.

98.-“TREATMENT CONTROL BEST MANAGEMENT PRACTICES” are structural
systems designed to remove pollutants from runoff by processes such as gravity
settling of particulate pollutants, filtration, biological uptake, media absorption or
any other physical, biological or chemical process. Examples include vegetated
swales, detention basins, and storm drain inlet filters.

99.“TOE” means the lowest part of an-embankmenta slope.

“UNIVERSAL ACCESS” Access for people with disabilities, or special needs, or
enabling access through the use of assistive technology.

101. “VERNAL POOLS” are seasonal depressional wetlands that occur under
the Mediterranean climate conditions of the California coast and in glaciated areas
of northeastern and mid-western states. They are covered by shallow water for
variable periods of time from winter to spring, but may be completely dry for most
of the summer and fall (EPA 2015). These wetlands range in size from small
puddles to shallow lakes and are usually found in a gently sloping plain of
grassland. Western vernal pools are sometimes connected to each other by small
drainages known as vernal swales, forming complexes.
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102. “VERTICAL ACCESS” means an area of land providing a connection
between the first public roadway or use area nearest the sea and the publicly-
owned tidelands, beach or established lateral accessway——A—vertical
accessway which may be used for public access pass and repass, passive
recreational use, or as otherwise designated in the City of San Clemente Local
Coastal Program Land Use Plan.

blist rotailand o facilitios. 99 o 0

“VISITOR SERVING LAND USE” means visitor serving commercial and/or
recreational land uses or facilities designed to enhance public opportunities for
coastal recreation and generally includes but is not limited to beach areas, parks,
hotels, motels, restaurants, music venues, entertainment attractions and
specialty/artisan retail commercial uses.

104. “WETLANDS” means lands within the coastal zone which may be covered
periodically or permanently with shallow water and include saltwater marshes,
freshwater marshes, open or closed brackish water marshes, swamps, mudflats,
and fens (Section 30121). Wetlands are lands transitional between terrestrial and
aquatic_systems where the water table is usually at, near, or _above the land
surface long enough to promote the formation of hydric soils or the land is covered
by shallow water. For purposes of this classification, wetlands must have one or
more of the following attributes:

a. The substrate is predominantly undrained hydric soil; or

b. At least periodically, the land supports predominantly hydrophytes; or

c. The substrate is non-soil and is saturated with water or covered by
shallow water at some time during the growing season of each year.
(Reference Title 14 California Code of Regulations section 13577(b).)

105 “WETLAND BUFFER” measurements for wetland buffers is as follows:
(1) Measure 100 feet landward from the upland limit of the wetland. Wetland shall
be defined as land where the water table is at, near, or above the land surface long
enough to promote the formation of hydric soils or to support the growth of
hydrophytes, and shall also include those types of wetlands where vegetation is
lacking and soil is poorly developed or absent as a result of frequent and drastic
fluctuations of surface water levels, wave action, water flow, turbidity or high
concentrations of salts or other substances in the substrate. Such wetlands can be
recognized by the presence of surface water or saturated substrate at some time
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during each year and their location within, or adjacent to, vegetated wetlands or
deep-water habitats. For purposes of this section, the upland limit of a wetland
shall be defined as:

(A) the boundary between land with predominantly hydrophytic cover and
land with predominantly mesophytic or xerophytic cover;

(B) the boundary between soil that is predominantly hydric and soil that is
predominantly nonhydric; or

(C) in the case of wetlands without vegetation or soils, the boundary between
land that is flooded or saturated at some time during years of normal
precipitation, and land that is not.

(2) For the purposes of this section, the term "wetland" shall not include wetland
habitat created by the presence of and associated with agricultural ponds and
reservoirs where:

(A) the pond or reservoir was in fact constructed by a farmer or rancher for
agricultural purposes; and

(B) there is no evidence (e.g., aerial photographs, historical survey, etc.)
showing that wetland habitat pre-dated the existence of the pond or
reservoir. Areas with drained hydric soils that are no longer capable of
supporting hydrophytes shall not be considered wetlands.
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Affordable Overnight Accommodations Analysis

Statewide Avg Rate $146 Peak 2014 July & Aug avg
San Clemente Avg Rate $226 Peak 2015 July & Aug avg
CCC Methodology
115 Avg cost of budget hotels in San Clemente
City budget avg is 21%_
0.78767123 below Statewide average $30.66 is 21%
21% below [State Avg. |21% above
(Lower cost) 115.34 146 176.66|(Higher cost)
SAN CLEMENTE COASTAL ZONE ONLY
2015 OVERNIGHT ACCOMMODATIONS WITHOUT CAMPING
Daily Rate
(avg July & [ Number of
AFFORDABILITY Aug) rooms
1|MODERATE $149.00 8 Affordability Breakdown 2015
2 $165.00 97 Mod Higher
3|HIGHER $177.00 43 8 43
4 $179.50 63 97 63
5 $249.00 11 105 11
6 $255.00 3 3
7 $255.00 12 12
8 $275.00 33 33
9 $330.00 8 8
Total 2034.5 278 226.0555556 173

$226 Avg Rate

0.377697842 0.622302 ‘
0% 38% 62%  Percentage of total
Lower Mod Higher
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Suggested Modification
required to remove the
dark blue color
identifying the Overnight
Accommodations and
only identify them by
number.
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Biological Inventory Report for the City of San Clemente Local
Coastal Program Update, City of San Clemente, California

1 INTRODUCTION

The California Coastal Act, enacted in 1976, requires that each coastal community in California
develop and adopt a Local Coastal Program (LCP) to serve as the long-term management plan
for areas within the community’s coastal zone. An LCP consists of: (1) a Land Use Plan (LUP)
and (2) an Implementation Plan (IP). The City of San Clemente (City) has never achieved a fully
certified LCP. The City prepared a LCP/LUP that was certified by the CCC in May 1988, and
was updated in October 1995 to maintain consistency with the City’s 1993 General Plan. In
1996, a draft IP was prepared and submitted to CCC for review; however, the IP review process
was never completed. To support the LCP update, a biological inventory of the coastal canyons
and bluffs was required in order to evaluate their potential to contain coastal resources that meet
the definition of environmentally sensitive habitat areas (ESHAS) pursuant to the Coastal Act.

This biological inventory report describes the biological character of the coastal canyons and bluffs
(herein referred to as the survey area) in terms of vegetation, flora, wildlife, and wildlife habitats
based on reconnaissance-level surveys conducted by Dudek in November 2014. It also includes a
discussion of those lands in the survey area that are recommended for exclusion from ESHA,
based on lack of resources, as well as areas that potentially meet the definition of ESHA and
recommendations for ESHA resource protection.

It is important to note that biological surveys in support of this biological inventory report
focused on coastal canyons and bluffs within the larger Biological Inventory Area (BIA) because
the status of ESHAs in these areas was questionable and/or largely unknown and thus warranted
more intensive field review. Beaches, intertidal zones, and other special-status biological
resources beyond the survey area, but within the larger BIA, were evaluated given their value as
a coastal resource amenity. All areas within the BIA with the potential to meet the definition of
ESHA, including areas outside of the survey area, are shown on the Potential ESHA maps
(Figures 4-1a through 4-1d).
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Biological Inventory Report for the City of San Clemente Local
Coastal Program Update, City of San Clemente, California

2 PROJECT SETTING

For the purposes of this report, the biological survey area was defined as an approximately 115-
acre area focused on the coastal canyons, bluffs, and beaches within the Coastal Zone of the City
from a point just north of West Escalones Street to the south end of Calafia Canyon at San
Clemente State Beach (Figures 1 and 2). The coastal canyons subject to biological review and
field reconnaissance included Palizada, Trafalgar, Toledo, Lobos Marinos, Riviera, Montalvo,
and Calafia Canyons. The biological inventory did not include the two Marblehead coastal
canyons as it was presumed those features were previously evaluated for biological resources as
part of the Marblehead Coastal Project. A large majority of San Clemente (more than 80%)
consists of urbanized lands with residential, commercial and/or industrial development with the
exception of San Clemente State Beach, several city parks, beaches, and the coastal bluffs and
canyons identified above.

The coastal canyons have been largely disturbed by encroaching residential development over
the years and as such support varying degrees of disturbed and undisturbed vegetation. These
canyons support a high percent cover of non-native, invasive species that have naturalized
from adjacent ornamental gardens and backyards and have, in some areas, completely
displaced native habitats while in other areas non-native species are competing with native
habitats for resources and are compromising the functions and values of the native habitats.
Areas associated with San Clemente State Beach are more natural and diversified in terms of
native species and wildlife diversity.
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3 METHODS

Data regarding biological resources present within the survey area were obtained through a review
of pertinent literature and general field reconnaissance; both are described in detail below.

3.1 Literature Review
The following data sources were reviewed to assist with the biological evaluation efforts:

e CDFW California Natural Diversity Database (CNDDB; CDFW 2014a),
e California Native Plant Society Inventory of Rare and Endangered Plants (CNPS 2014), and,
e U.S. Fish and Wildlife Service (USFWS) Species Occurrence Data (USFWS 2014).

3.2 Field Reconnaissance

The field survey was performed by Dudek biologists Britney Strittmater and Erin Bergman on
November 24, 2014 (Table 1). The biological survey included the mapping of vegetation
communities and land covers present within the survey area, an evaluation of potential
jurisdictional waters of the United States (U.S.)/State, including wetlands, an evaluation of the
potential for special-status plant and wildlife species to occur in the survey area, and the
identification of any other coastal resources that may constitute ESHA. As previously mentioned
the survey focused on a smaller subset of the larger LCP plan area and concentrated on coastal
bluffs, canyons, and adjacent beaches, totaling 115 acres in size.

Table 1
Survey Conditions

Date Time Personnel Survey Conditions

11/24/2014 0825-1640 Britney Strittmater, Erin Bergman 53-72° Fahrenheit; 1-3 mph winds; 0-5% cloud cover

3.3 Resource Mapping

The survey was conducted on foot to visually cover the survey area and 200-scale (i.e., 200 feet
= 1 inch) aerial photograph maps (Bing Maps 2013) were utilized to map the vegetation
communities and record any special-status biological resources directly in the field. Observable
biological resources—including perennial plants and conspicuous wildlife (i.e., birds and some
reptiles) commonly accepted as regionally special status by the California Native Plant Society
(CNPS), CDFW, and USFWS—were recorded on the field map, where applicable. Additionally,
an assessment and determination of potential for special-status plant and wildlife species to occur
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in the survey area was conducted. The information was recorded onto the field maps (e.g.,
vegetation communities and plant/animal species locations) was subsequently digitized into a
Geographic Information System (GIS) format.

In 2003, the Vegetation Classification and Mapping Program of the California Department of
Fish and Wildlife (CDFW), Wildlife and Habitat Data Analysis Branch, published the List of
California Terrestrial Natural Communities Recognized by the California Natural Diversity
Database (CNDDB) (CDFW 2003 [updated 2011]). In September 2010, the CDFW published
the Natural Communities List (CDFW 2010), which uses the scientific name of the dominant
species in that community as the community name, which is based on the Manual of California
Vegetation, Second Edition (Sawyer et al. 2009). These classification systems focus on a
quantified, hierarchical approach that includes both floristic (plant species) and physiognomic
(community structure and form) factors as currently observed (as opposed to predicting climax
or successional stages). Nomenclature for on-site vegetation communities reflects the most
current system, A Manual of California Vegetation 2 and Natural Communities List. Vegetation
communities were mapped based on these sources.

Following completion of the field work, Dudek GIS Specialist Nina Isaieva digitized the mapped
findings using ArcGIS.

3.4 Flora and Fauna

Although a detailed inventory of plants was not conducted, those plant species that were
considered dominant and/or co-dominant were recorded to evaluate vegetation community
classification and to determine ESHA status. The species referenced herein represent a smaller
subset of species that actually occur in the survey area.

Wildlife species detected during the field survey by sight, calls, tracks, scat, or other signs were
recorded directly onto a field notebook. Binoculars (8.5x42 magnifications) were used to aid in
the identification of wildlife. In addition to species actually detected during the surveys, expected
wildlife use of the site was determined by known habitat preferences of local species and
knowledge of their relative distributions in the area.

Latin and common names of animals follow Crother (2008) for reptiles and amphibians,
American Ornithologists” Union (AOU 2012) for birds, Wilson and Reeder (2005) for mammals,
and North American Butterfly Association (NABA 2001), and San Diego Natural History
Museum (SDNHM 2012) for butterflies.

Latin and common names for plant species with a California Rare Plant Rank (CRPR)
(formerly CNPS List) follow the California Native Plant Society (CNPS) Online Inventory of
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Rare, Threatened, and Endangered Plants of California (CNPS 2015). For plant species without
a CRPR, Latin names follow the Jepson Interchange List of Currently Accepted Names of
Native and Naturalized Plants of California (Jepson Flora Project 2013) and common names
follow the USDA NRCS Plants Database (USDA 2013b).

35 Wetlands Delineation

A formal delineation of lands subject to regulation by the U.S. Army Corps of Engineers
(USACE) acting under Section 404 of the federal Clean Water Act; the Regional Water Quality
Control Board (RWQCB) acting under Section 401 of the federal Clean Water Act and the
Porter-Cologne Water Quality Control Act; the CDFW acting under Sections 1600-1607 of the
California Fish and Game Code; and the California Coastal Commission (CCC) acting under the
Coastal Zone Management Act was not conducted in the survey area.

Potential wetlands, riparian areas, and waters of the U.S./State were preliminarily identified in the
survey area using the Cowardin method of wetlands classification, which defines wetland
boundaries by the presence of at least one parameter (i.e., hydric soils, hydrophytic vegetation, or
hydrology) (USFWS 1979). Wetlands and riparian areas within the survey area were documented
by visually assessing and mapping the drip line of hydrophytic vegetation and noting the presence
or absence of hydrology indicators (e.g., drift lines, drainage patterns, scour etc.). Soil samples
were not taken during the 2014 survey.

3.6 Special-Status Biological Resources

Special-status biological resources are those defined as follows: (1) species that have been given
special recognition by federal, state, or local conservation agencies and organizations due to
limited, declining, or threatened population sizes; (2) species and habitat types recognized by
local and regional resource agencies as special status; (3) habitat areas or vegetation
communities that are unique, are of relatively limited distribution, or are of particular value to
wildlife; (4) wildlife corridors and habitat linkages; or (5) biological resources that may or may
not be considered special status, but are regulated under local, state, and/or federal laws.

Searches through the CNPS online inventory database (CNPS 2015) and CNDDB online
inventory were conducted to assist in the determination of special-status plant and animal species
potentially present in the survey area (CDFW 2011; CDFW 2014b; CDFW 2014).

3.7 Survey Limitations

While every effort was made to walk 100% of the survey area, access was restricted to public
trails/areas, viewpoints, roads, and City-managed parcels. Many of the coastal canyons had
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limited access due to private property constraints. In areas with little to no access, vegetation
mapping was completed by taking advantage of viewpoints and street vistas, where feasible,
coupled with aerial photograph interpretation.

Climatic conditions during the survey generally were favorable for the identification of wildlife.
However, potential limitations of the survey include seasonal constraints, a diurnal bias, and the
absence of focused trapping for small mammals and reptiles. As the survey was conducted in late
fall, special-status plant species that bloom in the spring would not have been detectable. The
survey was conducted during the daytime to maximize visibility for the detection of plants and
most animals. Birds represent the largest component of the vertebrate fauna, and because they
are active in the daytime, diurnal surveys maximize the number of observations of this portion of
the fauna. In contrast, daytime surveys usually result in few observations of mammals, many of
which may only be active at night. In addition, many species of reptiles and amphibians are
secretive in their habits and are difficult to observe using standard meandering transects. Pitfall
trapping is the most effective technique for detecting many of these species; however, such
trapping was beyond the scope of this project.
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4 RESULTS
4.1 Vegetation Communities

Results of the 2014 biological resource inventory indicate that 12 terrestrial (non-marine) natural
communities, including disturbed forms, and land cover types occur in the survey area (Table 2).
The vegetation communities and land covers are described in detail below and in Table 2 and
their spatial distributions are presented on the Biological Resource Maps (Figures 3-1 and 3-2).

Regarding the classification of several communities as disturbed, generally, “disturbed
[vegetation]” is an area that has undergone an anthropogenic modification, which has altered a
natural vegetation stand. Characteristics of vegetation disturbance are typically a decrease in the
percent cover of native plants, a reduction of plant diversity within a particular vegetation strata
or layer (i.e., herbaceous, shrub, tree), and an increase in bare ground and non-native invasive
plants. Vegetation stands or communities that retain their structure and height (i.e., shrublands)
and native plant composition, but have an open canopy, bare ground, and/or invasive plant
species within a defined mapping unit, were considered disturbed. Relative percent cover was
used as the quantifier in determining classification for most of these stands.

Whereas areas significantly disturbed by anthropogenic means that currently contain either a
dominance of “ruderal” (i.e., invasive) non-naive plant species or a high percent of bare ground
and retain remnants of disturbance or continued to be frequently disturbed (i.e., bare ground,
maintenance, mowing, etc.), were categorized simply as “disturbed.”

Table 2
Vegetation Community and Land Cover Summary
Native Vegetation Communities Non-Native Land Cover Types
California Sagebrush Scrub Developed
California Sagebrush-California Buckwheat Scrub Disturbed
Lemonade Berry Scrub Ornamental
Quailbush Scrub Eucalyptus Groves

Giant Wild Rye Grassland

Arroyo Willow Thickets

Ephemeral Stream Channel

Vernal Pool

Sandy Beach
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41.1 Coastal Scrub Communities

Coastal scrub communities are general habitat types in the more general scrub community
physiognomic group. Coastal scrub within the survey area includes four individual vegetation
communities: California sagebrush scrub, California sagebrush-California buckwheat scrub,
lemonade berry scrub, and quailbush scrub. Each vegetation community in this physiognomic
group is described below.

41.1.1 California Sagebrush Scrub

California sagebrush scrub contains California sagebrush (Artemisia californica) as the sole or
dominant shrub species. It has a continuous or intermittent shrub canopy of less than 2 meters (7
feet) in height with a variable ground layer. There are three membership rules for the California
sagebrush scrub community: 1) California sagebrush scrub is present where California sagebrush
occurs in greater than 60% relative cover in the shrub canopy; 2) California sagebrush scrub is
present where California sagebrush is three times the cover of coyote brush and other shrub
species; 3) California sagebrush scrub occurs where California sagebrush provides greater than
60% cover in the shrub canopy, although laurel sumac (Malosa laurina) or bush monkey flower
sometimes occurs in greater than 30% relative cover (Sawyer et al. 2009).

The California sagebrush scrub community often occurs on steep, north-facing slopes and rarely
in flooded low-gradient deposits along streams in shallow alluvial or colluvial-derived soils.
Soils are alluvial or colluvial derived and shallow (Sawyer et al. 2009). California sagebrush
scrub generally grows in areas with a long summer dry season with approximately 35
centimeters (14 inches) of annual precipitation that generally falls between November and April
(NatureServe 2009).

California sagebrush scrub occurs along the central and south coast of California, as well as on
the Channel Islands. Inland, this community occurs along the base of the Transverse and
Peninsular ranges. In San Benito County, California, sagebrush scrub occurs in the central
coastal interior mountains (NatureServe 2009). This community occurs between sea level and
1,200 meters (3,937 feet).
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Species typically associated with the California sagebrush scrub include chamise (Adenostoma
fasciculatum), orange bush monkey flower (Mimulus aurantiacus), California brittlebush
(Encelia californica), goldenhills (Encelia farinosa), Eastern Mojave buckwheat (Eriogonum
fasciculatum), chaparral yucca (Hesperoyucca whipplei), Menzies’s goldenbush (Isocoma
menziesii var. menziesii), heartleaf keckiella (Keckiella cordifolia), coyote brush (Baccharis
pilularis), common deer weed (Acmispon glaber), coastal prickly pear (Opuntia littoralis), white
sage (Salvia apiana), black sage (Salvia mellifera), purple sage (Salvia leucophylla), and poison
oak (Toxicodendron diversilobum) (Sawyer et al. 2009).

Within the survey area, the California sagebrush scrub community forms an intermittent to open
shrub layer. Within the survey area, this community is dominated by coastal sagebrush.
Associated species in this community include lemonade sumac (Rhus integrifolia), Menzies'
goldenbush, and coyote brush.

The California sagebrush scrub community is ranked by the CDFW (2010) as a G5S5
community. This ranking indicates that globally and within California this community is
widespread, abundant, and secure (CDFW 2010). However, California sagebrush scrub is the
focus of regional conservation planning efforts throughout southern California, it provides
essential habitat for rare plant and wildlife species, and as such is considered sensitive by local
jurisdictions, including the City.

41.1.2 California Sagebrush-California Buckwheat Scrub

California sagebrush scrub-California buckwheat scrub includes coastal sagebrush and Eastern
Mojave buckwheat as co-dominant shrubs in the canopy. California sagebrush—California
buckwheat scrub has a two-tiered continuous or intermittent shrub canopy with most shrubs less
than 2 meters (7 feet) in height while others reach up to 5 meters (16 feet) in height. This
community has a seasonally present herbaceous layer (Sawyer et al. 2009).

Species associated with the California sagebrush—California buckwheat scrub community
include chamise, orange bush monkey flower, common deer weed, sugar sumac (Rhus ovata),
and white sage (Sawyer et al. 2009).

Sawyer et al. (2009) reports that this community occurs between 250 meters (820 feet) and 950
meters (3,117 feet) above mean sea level (AMSL) and most often occurs on steep, south-facing
slopes with colluvial-derived soils (Sawyer et al. 2009).

Within the survey area, the California sagebrush-California buckwheat scrub community occurs
in one patch located in San Clemente State Beach. It is co-dominated by coastal sagebrush and

8325

DUDEK 19 January 2016



Biological Inventory Report for the City of San Clemente Local
Coastal Program Update, City of San Clemente, California

Eastern Mojave buckwheat. Associated species in this community include lemonade sumac,
Menzies' goldenbush, coyotebrush, and fourwing saltbush (Atriplex canescens).

The California sagebrush—California buckwheat scrub community is ranked by the CDFW
(2010) as a G4S4 community. This ranking indicates that it is apparently secure both globally
and within California. However, as a sub-association of California sagebrush scrub, California
sagebrush scrub-California buckwheat scrub is the focus of regional conservation planning
efforts throughout southern California, it provides essential habitat for rare plant and wildlife
species, and as such is considered sensitive by local jurisdictions, including the City.

4.1.1.3 Lemonade Berry Scrub

Lemonade berry scrub is a community recognized by the Natural Communities List (CDFW
2010). In the lemonade berry scrub community communities, lemonade berry [=lemonade
sumac] is either dominant or co-dominant. Lemonade berry scrub has a two-tiered, open to
continuous shrub canopy less than 5 meters (16 feet) in height with an open ground layer and
sparse cover of emergent trees (Sawyer et al. 2009).

Species associated with the lemonade berry scrub community include chamise, California brittle
bush, chaparral yucca, coastal pricklypear, blue elderberry (Sambucus nigra ssp. caerulea),
coastal sagebrush, orange bush monkeyflower, laurel sumac (Malosma laurina), Eastern Mojave
buckwheat, and toyon (Heteromeles arbutifolia); emergent trees including Southern California
black walnut (Juglans californica), California live oak (Quercus agrifolia), Torrey pine (Pinus
torreyana), and Peruvian peppertree (Schinus molle) may be present at a low percent cover
(Sawyer et al. 2009).

Lemonade berry scrub occurs along the southern California coast between 5 and 750 meters (16
and 2,460 feet) amsl (Sawyer et al. 2009). The lemonade berry scrub community occurs on
gentle to steep slopes or coastal bluffs that are often north-facing, although aspect can be variable
(Sawyer et al. 2009). Soils are typically loams or clays (Sawyer et al. 2009).

In the survey area, the lemonade berry scrub is found along canyon slopes throughout the City,
as well as along the coastal bluffs within San Clemente State Beach. In the on-site community
along the canyon slopes, lemonade sumac is the dominant species with emergent ornamental
species such as bank catclaw (Acacia redolens) and Peruvian peppertree. In the on-site
community along the coastal bluffs within San Clemente State Beach, associated species include
seacliff buckwheat (Eriogonum parvifolium), fingertips (Dudleya edulis), and coastal sagebrush.
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The lemonade berry scrub community is ranked by the CDFG (2010) as a G3S3 community,
indicating that this community is rare and vulnerable in the state and globally and is considered
high priority for CNDDB inventory (CDFW 2010).

4.1.1.4 Quailbush Scrub

Quailbush scrub is a community recognized by the Natural Communities List (CDFW 2010).
Quailbush scrub communities include quailbush (Atriplex lentiformis) as the dominant shrub in
the shrub canopy. Quailbush scrub is an open to intermittent community less than 5 meters (16
feet) in height with a variable herbaceous layer (Sawyer et al. 2009).

Some species associated with quailbush scrub include coastal sagebrush (Artemisia california),
fourwing saltbush (Atriplex canescens), coyotebush (Baccharis pilularis), mule-fat (Baccharis
salicifolia), California brittlebush (Encelia californica) laurel sumac (Malosma laurina), ngaio
tree (Myoporum laetum), arrowweed (Pluchea sericea), honey mesquite (Prosopis glandulosa),
lemonade sumac (Rhus integrifolia), woolly seablite (Suaeda taxifolia), and tamarisk (Tamarix
spp.) (Sawyer et al. 2009).

Quailbush scrub occurs throughout much of the southern California’s coast as well as within the
Central Valley and desert regions. It occurs up to 170 meters (557 feet) AMSL. The quailbush
scrub community occurs in a variety of habitats including wetlands, washes, and alkali sinks and
flats as well as coastal shrublands and desert washes. This community is also associated with
gentle to slope seeps within alkaline or saline clay soils (Sawyer et al. 2009).

In the survey area, quailbush scrub forms an intermittent shrub layer and is found just inland of
the shoreline within the survey area. In the on-site community, quailbush is the dominant
species. Associated species in this community on site include fourwing saltbush (Atriplex
canescens), coastal pricklypear (Opuntia littoralis), coastal sagebrush, and a low percent cover
of sea fig (Carpobrotus chilensis).

Quailbush scrub is ranked by the CDFW (2010) as a G4S4 community. This ranking indicates
that the community is apparently secure both globally and within California (CDFW 2010).
However, as a sub-association of California sagebrush scrub, Quailbush scrub is the focus of
regional conservation planning efforts throughout southern California, it provides essential
habitat for rare plant and wildlife species, and as such is considered sensitive by local
jurisdictions, including the City.
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41.2 Grass and Herb Dominated Communities

One native grassland-dominated community was observed in the survey area: giant wild rye
grassland. The following section describes this natural vegetation community and its distribution
in the survey area.

4.1.2.1 Giant Wild Rye Grassland

Giant wild rye grassland is a community recognized by the Natural Communities List (CDFW 2010).
Giant wild rye grassland includes giant wild rye (Leymus condensatus [=Elymus condensatus]) as
the dominant or co-dominant herb in the herbaceous layer. Giant wild rye community is an open to
intermittent community less than 3 meters (10 feet) in height (Sawyer et al. 2009).

Some species associated with giant wild rye grassland include wild oat (Avena fatua), black
mustard (Brassica nigra), ripgut brome (Bromus diandrus), Maltese star-thistle (Centaurea
melitensis), shortpod mustard (Hirschfeldia incana) and cliff desert dandelion (Malacothrix
saxatilis); with a low cover of emergent trees including Southern California black walnut
(Juglans californica), California live oak (Quercus agrifolia) or shrubs such as coastal sagebrush
(Artemisia californica), mule-fat (Baccharis salicifolia), and San Luis purple sage (Salvia
leucophylla) (Sawyer et al. 2009).

Giant wild rye grassland occurs sporadically throughout central and southern coastal California.
It occurs up to 1,500 meters (4,921 feet) AMSL. The giant wild rye grassland community occurs
along steep slopes often on north facing slopes at low elevations. This community is also
associated with loam soils (Sawyer et al. 2009).

On site, the giant wild rye grassland community occurs in one patch north of South Ola Vista Road.
In the on-site community, giant wild rye is the dominant herbaceous species. Associated species in
this community on site include a low cover of ornamental species from nearby urban landscaping
including bougainvillea (Bougainvillea peruviana) and bank catclaw (Acacia redolens).

The giant wild rye grassland community is ranked by the CDFW (2010) as a G3S3 community.
This ranking indicates that the community is rare and vulnerable to extirpation or extinction both
globally and is considered high priority for CNDDB inventory (CDFW 2010).

4.1.3 Broad-Leafed Upland Tree Dominated Communities

There is one vegetation community in the broad-leafed upland tree dominated communities
physiognomic group in the survey area — eucalyptus groves. The following section describes the
eucalyptus groves documented in the survey area.
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4.1.3.1 Eucalyptus Groves

Eucalyptus groves or Eucalyptus (camaldulensis, globulus) is a community recognized by the
Natural Communities List (CDFW 2010). Eucalyptus groves are a distinct “naturalized”
vegetation type that is considered a non-native woodland habitat. It typically consists of
monotypic stands of introduced Australian eucalyptus trees (Eucalyptus spp.). The understory is
either depauperate or absent owing to shade and the possible allelopathic (toxic) properties of the
eucalyptus leaf litter. Eucalyptus groves are fairly widespread in southern California. Although
eucalyptus groves are of limited value to most native plants and animals, this community
frequently provides nesting and perching sites for several raptor species as well as provides roost
sites for overwintering monarch (Danaus plexippus) butterflies.

Within the survey area, eucalyptus groves comprised of red gum eucalyptus and redbox
(Eucalyptus polyanthemos) were mapped on the grounds of San Clemente State Beach at the far
end of the survey area as well as along the slopes and canyon bottoms of Palizada, Trafalgar,
Lobos Marinos, and Montalvo Canyons. As of November 2014, a eucalyptus grove just outside of
the survey area along Avenida del Presidente supported an overwintering population of monarch
butterflies with a record estimated 240 roosting butterflies (The Monarch Program 2014).

Eucalyptus groves are not considered high priority for inventory by the CDFW (2010). Because
they are dominated by a noxious non-native species that supports little to no natural ecological
processes, eucalyptus groves are not often considered sensitive by local, state, and federal
organizations. Throughout most of the survey area, eucalyptus groves are not considered
sensitive with the exception of those areas in and around Calafia Canyon where aggregating
monarch butterflies may roost.

41.4 Developed and Disturbed Lands
4.1.4.1 Developed Land

Developed land within the survey area refers to areas that have been constructed upon or
disturbed so severely that native vegetation is no longer supported (Holland 1986). Developed
land includes areas with permanent or semi-permanent structures, pavement or hardscape,
landscaped areas, and areas with a large amount of debris or other materials (Holland 1986).
Developed areas are generally graded and compacted, sometimes covered with gravel road base
or built, and have little to no vegetation present.

Developed land refers to those areas within the survey area supporting manmade structures or
features including paved/compacted roadways, sidewalks, parking lots/structures, ornamental
landscaping, public use trails, and infrastructure associated with campground and public beach
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facilities. These areas support limited natural ecological processes, native vegetation, and/or habitat
for wildlife species and thus are not considered sensitive by local, state, and/or federal agencies.

41.4.2 Disturbed Habitat

Disturbed habitat is not a land cover that is recognized by the Natural Communities List (CDFW
2010) because it is not a naturally occurring vegetation community. It is a land cover
characterization that experiences or has experienced high levels of human disturbance. Areas
mapped as disturbed land may include dirt roads and bare, graded areas. Vegetation in these
areas, if present at all, is usually sparse and dominated by weedy herbaceous species. Disturbed
habitat occurs across a wide range of elevations, topographic orientations, and soil types.
Disturbed habitat is not considered high priority for inventory, and it would not be considered a
sensitive natural community in the City’s LCP since it is not a naturally occurring community.

4.1.4.3 Ornamental

Ornamental is not a land cover that is recognized by the Natural Communities List (CDFW
2010) because this community is not a naturally occurring community in California. It is a land
cover characterization supported by areas where ornamental landscaping has been installed.

None of the ornamental areas mapped in the survey area are considered high priority for
inventory, and they do not occur naturally or contain native vegetation. Therefore, areas mapped
as ornamental are not considered sensitive natural communities per the City’s LCP.

4.2 Waters of the United States/State, including Wetlands

Wetlands are transitional lands between terrestrial and aquatic systems where the water table is
usually at or near the surface or the land is often covered by shallow water during some parts of the
year. Wetlands can be categorized according to specific habitats and vegetation types. In Southern
California, wetlands generally fall into four categories: estuarine wetlands; freshwater marshes;
riparian wetlands, which occur along creeks and streams or bodies of water; and vernal pools.

Southern California coastal wetlands and watersheds have been dramatically altered or destroyed
by human activities over the past 150 years. Wetlands have been filled and rivers, streams, and
creeks have been rerouted, dammed, channelized, and paved. Estimates of historic wetland
acreages compiled from the literature and U.S. Coast and Geodetic Survey maps created between
1851 and 1893 indicate a loss of 70% reduction in coastal wetlands in southern California.
Wetlands provided a suite of functions and values including, but not limited to, groundwater
recharge, nutrient retention and transformation, sediment and toxicant trapping, public
recreation, wildlife and fisheries habitat, and flood storage and flood flow modification.
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The Coastal Act requires the protection of wetlands. Development or alteration of coastal
wetlands is primarily regulated by Section 30233 of the Coastal Act, which provides that the
diking, filling, or dredging of open coastal waters, wetlands, or estuaries may only be permitted
where there is no less environmentally damaging alternative and must be restricted to a narrow
range of allowable uses. The Coastal Act also requires the protection of biological productivity
and quality of coastal waters, streams, wetlands, estuaries, and lakes.

Two federal statutes provide the primary regulatory authority over wetlands. Section 404 of the
federal Clean Water Act regulates the disposal of dredge and/or fill materials into waters of the
United States, including wetlands and all streams to their headwaters, lakes over 10 acres, and
contiguous wetlands, including those above the ordinary high water mark in non-tidal waters and
mean high tide in tidal waters. Section 10 of the River and Harbors Act of 1899 regulates the
diking, filling, and placement of structures in navigable waterways. The USACE is primarily
responsible for the implementation and enforcement of rules and regulations pertaining to both
sections of these statutes.

Within the survey area, one riparian wetland, one potential vernal pool, and several ephemeral
streams were documented all of which would be considered potential waters of the U.S./State
and warrant further field review to determine the full extent of distribution and regulatory
authority. A more detailed description of these resources is provided below.

42.1 Arroyo Willow Thickets

Arroyo willow thickets refer to areas where arroyo willow (Salix lasiolepis) is a dominant or co-
dominant shrub or tree in the canopy. Arroyo willow thickets have an open to continuous canopy
less than 10 meters (33 feet) in height with a variable herbaceous ground layer. Arroyo willow
thickets occur along stream banks and benches, on slope seeps, and on stringers along drainages
in areas up to 2,170 meters (7,119 feet) amsl (Sawyer et al. 2009).

Some species often associated with the arroyo willow thickets community include big leaf maple
(Acer macrophyllum), coyote brush, mulefat (Baccharis salicifolia), common buttonbush
(Cephalanthus occidentalis), American dogwood (Cornus sericea), wax myrtle (Morella
californica), California sycamore (Platanus racemosa), black cottonwood (Populus
trichocarpa), Fremont cottonwood (Populus fremontii), willows (Salix spp.), and blue elderberry
(Sawyer et al. 2009).

In the survey area, one patch of arroyo willow thickets was observed in the bottom of Calafia
Canyon. A second smaller stand was observed at the far east end of the survey area near Vista
Blanca. In the on-site community, arroyo willow is the dominant species. Associated understory
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species include coastal sagebrush (Artemisia californica) and lemonade sunac (Rhus
integrifolia). Disturbed forms of arroyo willow thickets community on-site contained a higher
percent cover of bare ground and non-native species including Washington fan palm
(Washingtonia robusta).

Although CDFW reports arroyo willow thickets as a G4S4 community, meaning it’s apparently
secure both globally and within California (CDFW 2010), arroyo willow thickets are often
considered wetland waters of the U.S./State and as such are afforded protection and regulation
under Sections 401 and 404 of the federal Clean Water, the state Porter-Cologne Water Quality
Control Act; Sections 1600-1605 of the California Fish and Game Code; and the Coastal Zone
Management Act.

422 Ephemeral Stream Channel

Ephemeral stream channel typically refers to non-wetland hillside drainages that are not
inundated or saturated for extended periods of time and generally have surface flow for a very
short period of time (24 hours or less) following a significant rain event. Due to the lack of
prolonged surface flow, wetlands vegetation is often lacking. Potential ephemeral stream
channels were noted at within portions of Lobos Marinos, Riviera, Montalvo and Calafia
Canyons as well as at the far east end of the survey area near Vista Blanca (Figures 3-1 and 3-2).
While not included in the Natural Communities List (CDFW 2010), ephemeral stream channels
are often considered waters of the U.S./State and as such are afforded protection and regulation
under Sections 401 and 404 of the federal Clean Water, the state Porter-Cologne Water Quality
Control Act; Sections 1600-1605 of the California Fish and Game Code; and the Coastal Zone
Management Act.

423 Vernal Pool

A vernal pool, disturbed in nature, was documented on a flat terrace near the edge of a coastal
bluff at the far north end of the survey area near Palizada Canyon (Figure 3-1). Vernal pools are
seasonal depressional wetlands that occur under the Mediterranean climate conditions of the
California coast and in glaciated areas of northeastern and mid-western states. They are covered
by shallow water for variable periods of time from winter to spring, but may be completely dry
for most of the summer and fall (EPA 2015). These wetlands range in size from small puddles to
shallow lakes and are usually found in a gently sloping plain of grassland. Western vernal
pools are sometimes connected to each other by small drainages known as vernal swales,
forming complexes. Vernal pools provide habitat for a number of rare plants and animal such as
the federally endangered San Diego fairy shrimp (Branchinecta sandiegonensis) and they’re
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highly susceptiable to disturbance and degradation. More than 90% of California's vernal pools
have been extirpated due to development.

Vernal pools are considered rare and valuable seasonal wetland resources by local, state and
federal agencies and organizations and as would be potentially regulated by Sections 401 and
404 of the federal Clean Water, the state Porter-Cologne Water Quality Control Act; and the
Coastal Zone Management Act.

4.3 Beaches
43.1 Sandy Beach

Sandy beach refers to the sandy and/or cobbly habitats that line coastal strands, lagoons, lakes, or
oceans (County of Orange 1992). Beaches form from wave action, disturbance, and geologic
processes. Most beaches are unvegetated, but may support sparse herbaceous species. Within the
survey area, sandy beach refers to the sandy, unvegetated shoreline of the Pacific Ocean
bordering the coastal canyons and bluffs. While not included in the Natural Communities List
(CDFW 2010), sandy beach is often considered a waters of the U.S./State and as such is afforded
protection and regulation under Sections 401 and 404 of the federal Clean Water, Section 10 of
the Rivers and Harbors Act, the state Porter-Cologne Water Quality Control Act; Sections 1600-
1605 of the California Fish and Game Code; and the Coastal Zone Management Act. Beaches are
also regulated by the Coastal Act as important coastal resources and public amenities and as such
are afforded protection and regulation by local, state, and federal jurisdictions.

4.4 Wetlands Delineation

Although a formal delineation of waters of the U.S./State, including wetlands, was not conducted
in the survey area, potential aquatic resources regulated by the federal Clean Water Act, Porter-
Cologne Water Quality Control Act, the California Fish and Game Code, and the Coastal Zone
Management Act were anecdotally noted through observations of hydrology and hydrophytic
vegetation. There were several locations in the survey area where non-wetland ephemeral stream
channels were observed (see Figures 3-1 and 3-2). Due to limited access to several of the coastal
canyons, the presence/absence of aquatic resources, including ephemeral stream channels, could
not be 100% confirmed. In the event that development proposals are submitted for projects
affecting the coastal canyons, a formal wetland delineation is recommended to determine the
presence/absence of waters of the U.S. and State, including wetlands.
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45 Plants and Animals

A number of plant and wildlife species were observed during the site visit representing a mix of
urban-adapted species with those that are more common on coastal bluffs and more natural
pristine habitats. The diversity of plant and wildlife species was generally low due to the extent
of existing urban development.

4.6 Special-Status Biological Resources

No federally or state-listed species or other special-status species were observed during the
survey. A search of CNPS and CNDDB records was utilized to develop matrices of special-
status plant and wildlife species that may have potential to occur in the survey area due to the
presence of suitable habitat (taking into consideration vegetation communities, soils, elevation,
and geographic range, life form/blooming period, etc.). These two matrices of special-status
plant and wildlife species (i.e., federally, state, or locally listed species), their favorable habitat
conditions, and their potential to occur on site based on the findings of the field investigations
are presented in Appendices A and B, respectively.

None of the plant species presented in Appendix A were detected during the field survey;
however, there are a number of special-status plant species that have a moderate to high potential
to occur in the survey area based on the presence of suitable habitat and substrate, known habitat
preferences, and recorded occurrences in the area including, but not limited to, the federally
endangered San Diego button celery (Eryngium aristulatum var. parishii), the federally
threatened spreading navarettia (Navarretia fossalis), and south coast saltscale (Atriplex
pacifica), a California Rare Plant Rank (CRPR) 1B.2 species.

None of the wildlife species presented in Appendix B were detected during the field survey with
the exception of monarch butterfly, which was seen in flight near San Clemente State Beach.
While the monarch butterfly is not listed as a federally or state-listed threatened, endangered, or
proposed species, the annual monarch migration is considered a “threatened phenomenon” by the
International Union for Conservation of Nature and Natural Resources (IUCN). Steps have been
taken by both the United States and Mexican governments, along with numerous private
individuals and organizations, to protect the overwintering sites of these butterflies. There are
over 300 documented overwintering sites from Baja California to north of San Francisco, in
Sonoma County (California Monarch Studies, Inc. 1997). Unfortunately, observations of annual
counts at these documented sites indicate an alarming decline in overwintering monarchs by
almost 90% (IELP 2012). At many sites where monarchs once roosted these sites have all but
been abandoned by overwintering monarchs.
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Along the California coastline, monarch butterflies form colonies in dense, wooded areas most
often dominated by eucalyptus trees, Monterey pines, and Monterey cypresses with relatively
closed canopies to provide protection from temperature extremes, predation, and strong winds.
The formation of monarch aggregations and their persistence is a dynamic process that can vary
year to year. Generally, sites that support larger aggregations tend to form more predictably (i.e.,
higher fidelity) year after year and routinely persist beyond the winter solstice (i.e., more
permanence) than sites that support smaller aggregations (Arnold 2003). Several factors are
known to influence these dynamics, including changes in site quality, variation in local seasonal
weather conditions, and cyclic variation in the overall abundance of monarchs from year to year
(Tuskes and Brower 1978; Arnold 2003).

Overwintering sites are usually characterized by groves of trees of mixed height and diameter,
with an understory of brush and sapling trees (Arnold 2003). Often there is a small clearing
within a stand of trees, or formed by a combination of the trees and surrounding topography, to
provide shelter for the butterfly. These overwintering sites protect the butterfly from prevailing
on-shore winds and freezing temperatures, plus exposure to the sun. The vegetation serves as a
thermal “blanket” which moderates extreme weather conditions (Calvert and Brower 1982;
Arnold 2003).

While not regulated by state or federal agencies, overwintering habitat for this species is growing
more and more protected by local agencies. Although the monarch butterfly is not threatened
with extinction, its overwintering sites are vulnerable to disturbance and thus are targeted for
protection through local resource ordinances and management.

In addition to the monarch there are a number of special-status species that have a high potential
to occur in the survey area due to the presence of suitable habitat and recorded occurrences of
these species in the area including, but not limited to, the state endangered Belding’s savannah
sparrow (Passerculus sandwichensis beldingi), the federally threatened coastal California
gnatcatcher (Polioptila californica californica), the state and federally endangered California
least tern (Sternula antillarum browni); and the federally endangered Stephens’ kangaroo rat
(Dipodomys stephensi).
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5 COASTAL RESOURCE PROTECTION

One of the primary objectives of the Coastal Act is the preservation, protection, and enhancement of
coastal resources, including marine, aquatic, and terrestrial habitats. At Section 30240 of the Public
Resources Code, the Coastal Act requires the protection of ESHAS against any significant disruption
of habitat values. Generally, development is not allowed in any ESHA and adjacent development
must be sited to avoid impacts that would degrade the quality of ESHA. In addition, creeks and
associated riparian habitat are protected to maintain their biological productivity and quality of
coastal waters. The Coastal Act requires that alteration of creeks and waterways be minimized and
narrowly limits the purposes for which alterations may be considered.

The following Coastal Act policies are relevant to San Clemente for the preservation and
management of biological resources in the coastal zone.

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.

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
waterflow, encouraging waste water reclamation, maintaining natural vegetation buffer areas that
protect riparian habitats, and minimizing alteration of natural streams.

30240. (a) Environmentally sensitive habitat areas shall be protected against any significant
disruption of habitat values, and only uses dependent on those resources shall be allowed within
those areas. (b) Development in areas adjacent to environmentally sensitive habitat areas and
parks and recreation areas shall be sited and designed to prevent impacts which would
significantly degrade those areas, and shall be compatible with the continuance of those habitat
and recreation areas.

5.1 Designation of Environmentally Sensitive Habitat Areas

Section 30107.5 of the Coastal Act defines “environmentally sensitive habitat areas” as “any area
in which plant or animal life or their habitats are either rare or especially valuable because of
their special nature or role in an ecosystem and which could be easily disturbed or degraded by
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human activities and developments.” As previously stated, Section 30240 of the Coastal Act
requires that ESHASs be protected against any significant disruption of habitat values. Only uses
dependent on those resources are allowed within ESHAs and adjacent development must be sited
and designed to prevent impacts that would significantly degrade the ESHA and must be
compatible with the continuance of the ESHA.

The Coastal Act criteria for determining whether an area qualifies as an ESHA are based upon
ecological importance, including the rarity or function of the habitat, and the habitat’s sensitivity.
Rarity relates to either the natural limited occurrence of the habitat in the region or of the
diminishment of what was an extensive habitat due to cumulative losses. Function relates to the
importance of the habitat to the ecosystem, such as functioning as a migration corridor for
wildlife. Sensitivity relates to the habitats tolerance to disturbance or degradation.

The CDFW “List of California Terrestrial Natural Communities” recognized by the CNDDB
provides an inventory of California’s natural communities and identifies those that are
considered rare because of their highly limited distribution. These rare communities may or may
not contain individual species that are rare, threatened, or endangered.

The following areas shall be considered ESHA in accordance with Section 30107.5 of the Coastal
Act throughout San Clemente, unless there is compelling site-specific evidence to the contrary:

e Any area that includes habitat for species and plant communities recognized as threatened
or endangered by the state or federal governments; plant communities recognized by the
State of California (in the Terrestrial Natural Communities Inventory) as restricted in
distribution and very threatened; and those habitat types of limited distribution
recognized to be of particular habitat value, including wetlands, riparian vegetation,
eucalyptus groves associated with monarch butterfly roosts, and native grasslands.

e Any area in which plant or animal life or their habitats are either rare or especially
valuable because of their special nature or role in an ecosystem and that could be easily
disturbed or degraded by human activities and developments.

e Areas that contribute to the viability of plant species for which there is compelling
evidence of rarity, for example, those species with a CRPR of 1B (rare or endangered in
California and elsewhere) or 2 (rare, threatened, or endangered in California but more
common elsewhere) as defined by the CNPS.

Potential ESHASs in San Clemente are generally shown on Figures 4-1a through 4-1d. In the
survey area, ESHAs generally include, but are not limited to, the following:

a. Creek and riparian areas.
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Wetlands, such as vernal pools and emergent wetlands.

Coastal bluffs/coastal bluff scrub.

o o

Shoreline habitat areas.

Marine habitats.

=h

California sagebrush scrub, chaparral, and associated alliances.

Native grassland.

= @«

Monarch butterfly aggregation sites, including autumnal and winter roost sites and related
habitat areas.

A more detailed description of the potential ESHAs summarized above and illustrated on Figures
4-1a through 4-1d is provided below.

5.1.1 Vegetation Communities

Several of the vegetation communities that occur in the survey area are designated rare by the
CDFW and/or local jurisdictions and are easily disturbed or degraded by human activity.
Therefore, site specific surveys will be required to determine if these potential ESHA meet the
definition of ESHA under the Coastal Act. These include California sagebrush scrub, California
sagebrush-California buckwheat scrub, lemonade berry scrub, and quailbush scrub, including
disturbed forms of these communities. A more detailed discussion of these vegetation
communities and their importance in terms of an ESHA resource is described in more detail
below.

5.1.1.1 Coastal Scrub Communities

California sagebrush scrub, California sagebrush-California buckwheat scrub, lemonade berry
scrub, and quailbush scrub are all considered coastal scrub communities. Of these four
vegetation communities, only lemonade berry scrub is considered vulnerable to extirpation and
degradation by CDFW (2010) and thus is considered a rare vegetation community. Although
California sagebrush scrub and its sub-associations (i.e., California sagebrush-California
buckwheat scrub, and quailbush scrub) have suffered enormous losses in California (estimates
are as high as 85% for California sagebrush scrub and associated communities), there are still
thousands of acres in existence and this community type is no longer listed as rare by CDFW.
Nevertheless, coastal scrub communities have the potential to support a number of rare species
such as the coastal California gnatcatcher, a federally threatened species, and any Coastal Sage
Scrub occupied by the Coastal California gnatcatcher or other rare species will qualify as ESHA
because of the especially valuable role it plays in the ecosystem. Coastal scrub communities can
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also be importanttransitional or “edge” habitats adjacent to coastal bluffs, wetlands/riparian
areas, and the Pacific Ocean, providing important functions such as supporting pollinators for
wetland plants and essential habitat for edge-dependent animals like several species of butterflies
that nectar on upland plants but whose caterpillars require wetland vegetation.

5.1.1.2 Grass and Herb Dominated Communities

Native grassland communities are imperiled with conservative estimates placing the loss of
California’s native Mediterranean grasslands at more than 90%. Native grasslands are continuing
to disappear at an alarming rate, often displaced by non-native annual grasses and forbs caused
by human-induced disturbances (CNPS 2008). Giant wild rye grassland is considered a CDFW
high priority community because it is vulnerable to extirpation due to human-induced
disturbances. Native grassland communities, because of their rarity and vulnerability, generally
warrant designation as ESHA even when only present in very small patches.

5.1.1.3 Broad-Leafed Upland Tree Dominated Communities

Although eucalyptus groves typically provide very little habitat value, lands supporting groves of
eucalyptus trees along and within Calafia Canyon on the grounds of San Clemente State Beach
meet the definition of ESHA as monarch butterfly roosting habitat. As early as 2011 overwintering
monarch butterflies began roosting in eucalyptus trees just outside of the survey area near a
parking lot associated with the San Clemente State Beach campground near Avenida del
Presidente (The Monarch Program 2014). Although monarch butterflies are not threatened with
extinction, their autumnal and winter aggregation sites, or roosts, are especially vulnerable to
disturbance. Sites that provide the key elements essential for successful monarch butterfly
aggregation areas and/or are locations where monarchs have been historically present shall be
considered ESHAs. These elements include stands of eucalyptus or other suitable trees that offer
shelter from strong winds and storms, provide a microclimate with adequate sunlight, are situated
near a source of water or moisture, and that provide a source of nectar to nourish the butterflies.

Areas supporting eucalyptus groves in the survey area in proximity to the mapped roost site have the
potential to provide overwintering opportunities to monarch butterflies. Therefore, those eucalyptus
groves supporting roosting monarch butterflies along and within Calafia Canyon meet the definition
of ESHA because of the important role they play in providing roost habitat for monarch butterflies.
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The areas of mapped eucalyptus groves within the coastal canyons north of Calafia Canyon do
not meet the definition of ESHA despite supporting mixed stands of eucalyptus trees for the
following reasons. One, unlike the mapped overwintering site just outside of the survey area near
Calafia Canyon, which supports more open and naturally vegetated habitats associated with San
Clemente State Beach, the eucalyptus groves in the remaining coastal canyons to the north are
much more urbanized and developed, resulting in extensively disturbed and fragmented patches
of eucalyptus trees bound by residential homes and ornamental landscaping. The existing
habitats in these areas already exist in a disturbed and degraded condition as a result of past and
present human activities and development. The stands of eucalyptus trees in these canyons
support an understory of ornamental groundcover with very few clearings, the patch size is fairly
limited, and unlike the mapped overwintering site off of Avenida del Presidente, the remaining
eucalyptus groves are isolated from larger intact areas of native vegetation. Further, the
remaining canyons north of Calafia Canyon are indirectly affected by human presence primarily
due to the close proximity of the trees to existing homes. The extent of existing disturbance and
the close proximity of these groves to adjacent, existing homes would not change. Thus, the
remaining eucalyptus groves in the survey area do not constitute ESHA.

5.1.1.4 Developed and Disturbed Lands

Remaining land covers in the survey area are comprised of man-made and/or extensively
disturbed lands that support very little to no native vegetation including developed, disturbed,
and ornamental lands. These lands were artificially created by man to support urbanization and
thus have little to no biological resource value. Developed, ornamental, and disturbed lands do
not contribute to the viability of rare plant and wildlife species nor do they constitute habitat that
is rare or especially valuable from a local, regional, or statewide basis. Thus, developed,
disturbed, and ornamental lands do not meet the definition of ESHA.

5.1.2 Waters of the United States/State, including Wetlands

Small patches of arroyo willow thickets, several ephemeral stream channels, and a potential
disturbed vernal pool were observed in the survey area. Pending their status as riparian wetlands
and potential waters of the U.S./State subject to regulation by the USACE, RWQCB, CDFW,
and CCC, these resources could meet the definition of ESHA.

Although not all riparian habitat types are rare throughout the state, in southern California over
90% of the original riparian habitats had been lost to development by 1989. Consequently, all
remaining native riparian habitats in southern California are considered sensitive and in the
Coastal zone qualify as ESHA because of their rarity and the role riparian areas often play in the
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ecosystem. For example, many species of birds nest and roost in riparian habitat but forage in
adjacent California sagebrush scrub and chaparral habitats.

Similarly, ephemeral stream channels provide the same ecological and hydrological functions as
perennial streams by moving water, nutrients, and sediment throughout the watershed and
comprise a large portion of the watersheds in our region (EPA 2008). Ephemeral streams are the
defining characteristic of many watersheds in dry, arid and semi-arid regions, and serve a critical
role in the protection and maintenance of water resources, human health, and the environment.
When functioning properly, ephemeral streams provide landscape hydrologic connections;
stream energy dissipation during high-water flows to reduce erosion and improve water quality;
surface and subsurface water storage and exchange; ground-water recharge and discharge;
sediment transport, storage, and deposition to aid in floodplain maintenance and development;
nutrient storage and cycling; wildlife habitat and migration corridors; support for vegetation
communities to help stabilize stream banks and provide wildlife services; and water supply and
water-quality filtering (EPA 2008). They provide a wide array of ecological functions including
forage, cover, nesting, and movement corridors for wildlife. Within the survey area, ephemeral
stream channels likely collect, treat pollutants through toxicant trapping and nutrient retention,
and convey runoff from adjacent urbanized development to the Pacific Ocean.

A potential vernal pool, disturbed in nature, was documented on a flat terrace near the edge of a
coastal bluff at the far north end of the survey area near Palizada Canyon (Figure 3-1). Vernal
pools, an especially rare wetland habitat in southern California, shall be preserved and protected
throughout California. As previously mentioned, vernal pools provide habitat for a number of
rare plants and animal such as the federally endangered San Diego fairy shrimp and they’re
highly susceptible to disturbance and degradation. Because vernal pools play an important role in
the ecosystem by providing habitat to rare plants and animals and because they’re vulnerable to
extirpation, all vernal pools in San Clemente are considered ESHA.

5.1.3 Beaches

Sandy beach habitats are protected by not only the federal Clean Water Act and River and
Harbors Act but by Section 30230 of the Coastal Act, which requires that marine resources be
maintained, enhanced, and, where feasible, restored. Protection of marine habitats is required not
only for their biological significance, but also for their commercial, recreational, scientific, and
educational value. Within the survey area, sandy beaches can provide nesting and foraging
opportunities for a number of special-status wildlife species including, but not limited to,
California least tern, which has been recorded in the vicinity of the survey area.
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5.2 Site-Specific Studies and Unmapped ESHAs

Areas within San Clemente that are dominated by one of the habitats discussed above will
require site specific studies to determine if ESHA exists, evaluate potential impacts, and
determine appropriate setbacks. Factors that should be considered when making site-specific
ESHA assessments include:

Patch size and connectivity. Very small patches of habitat that are effectively isolated from
other natural areas may lose many of their natural ecological functions. Functional patch size is
dependent upon both the ecological needs of the species of importance supported by the habitat
and the spatial scale of the habitat. For example, what is isolated for a small mammal may not be
for a bird and what is small for a coyote may not be for some insects.

Dominance by invasive, non-native species. Non-native species often provide poorer habitat
for wildlife than native vegetation and proliferation of exotic plant species alters ecosystem
processes and may threaten certain native species with extirpation. However, there are probably
no habitats in southern California that have not been invaded by exotic species, and the
remaining stands of native grassland are almost always dominated by nonnative annual species.
Only where exotic species are so overwhelmingly dominant that the native community can no
longer perform its functions in the ecosystem should the presence of exotic species rebut the
presumption of ESHA.

Disturbance and proximity to development. Disturbance is the negative effect of human
activities such as dumping, vegetation removal, development, pollution, etc. Habitat areas
bordering development may be subject to impacts from negative edge effects, such as lighting,
non-native invasive plant species, domestic animals, and human activity. The negative effects of
disturbance are strongest immediately adjacent to development and decline with distance from
the edge. However, where very small patches of habitat are effectively surrounded by
development, these impacts may be severe. In general, disturbance by itself is not enough to
rebut the finding of ESHA. Disturbance that is clearly reversible (e.g., presence of trash or illegal
dumping) is not determinative.

Fragmentation and isolation. Where there are large areas of more-or-less continuous
development, native communities may be reduced to small islands of habitat that are distant from
other natural habitats. This fragmentation and isolation can create barriers to migration, reduce
wildlife food and water resources and generally compress territory size to reduce existing
wildlife populations to non-viability. The smaller a particular habitat patch is, the greater the
proportion of its area that experiences negative edge effects. Where the habitats discussed above
occur in the City of San Clemente the presumption is that they are ESHA and the burden of proof
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is on the property owner or project proponent to demonstrate that that presumption is rebutted by
site-specific evidence. However, if quantitative data gathered by a qualified biologist
demonstrates that a habitat area is degraded beyond the point of restoration, or that it is not rare
and is so small and isolated that it no longer has habitat value or a special nature or role in the
ecosystem, the habitat area does not meet the statutory definition of ESHA contained in Section
30107.5 of the Coastal Act. Therefore, such habitat areas do not warrant the special land use and
development restrictions established for ESHA in the City’s LCP.

Where the habitats discussed above occur in San Clemente the presumption is that they are
ESHA and the burden of proof is on the property owner or project proponent to rebut the
presumption through site-specific evidence. However, if quantitative data gathered by a qualified
biologist demonstrates that a habitat area is degraded beyond the point of restoration, or that it is
not rare and is so small and isolated that it no longer has habitat value or a special nature or role
in the ecosystem, the habitat area does not meet the statutory definition of ESHA contained in
Section 30107.5 of the Coastal Act. Therefore, such habitats do not warrant the special land use
and development restrictions established for ESHA in the City’s LCP. Further, any area not
designated on the Potential ESHA map in Figures 4-1a through 4-1d that meets the ESHA
criteria shall be granted the same protections as if the area was shown on the map. Proposals for
development on sites where Potential ESHAs are shown on the map or where there is probable
cause to believe that ESHAs may exist shall be required to provide the City with a site-specific
biological study that includes the following information:

A base map that delineates topographic lines, parcel boundaries, and adjacent roads.

a
b. A vegetation map that identifies species that may be indicators of ESHAs.

13

A soils map that delineates hydric and non-hydric soils, if applicable.
d. Aninventory of plant and animal species that indicates the potential existence of ESHAs.

e. A detailed map that shows the conclusions regarding the boundary, precise location and
extent, or current status of the ESHA based on substantial evidence provided in the
biological studies.

5.3 Protection of Environmentally Sensitive Habitat Areas

ESHASs shall be protected against significant disruption of habitat values, and only uses or
development dependent on and compatible with maintaining such resources shall be allowed
within ESHASs or their buffers. A setback or buffer separating all permitted development from an
adjacent ESHA shall be required and shall have a minimum width as described in Sections 5.3.1-
5.3.4. The purpose of such setbacks shall be to prevent any degradation (or further degradation)
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of the ecological functions provided by habitat areas in the survey area. Development adjacent to
an ESHA shall minimize impacts to habitat values or sensitive species to the maximum extent
feasible. Native vegetation shall be provided in buffer areas to serve as transitional habitat. All
buffers shall be of a sufficient size to ensure the biological integrity and preservation of the
ESHA they are designed to protect.

531 Coastal Scrub Communities

Impacts to coastal scrub communities including California sagebrush scrub, California
sagebrush-California buckwheat scrub, lemonade berry scrub, and quailbush scrub, as illustrated
on Figures 4-1a through 4-1c, shall be minimized through the provision of a minimum 25 foot
setback that is restored with native species around the perimeter of the delineated habitat area.

5.3.2 Grass and Herb Dominated Communities

Impacts to native grassland, including giant wild rye grassland as illustrated on Figure 4-1a, shall
be minimized through the provision of a minimum 10 foot setback that is restored with native
species around the perimeter of the delineated native grassland perimeter.

5.3.3 Broad Leafed Upland Tree Dominated Communities

Stands of eucalyptus trees along and within Calafia Canyon (Figure 4-1c) constitute monarch
butterfly ESHAs and as such shall be protected against significant disruption of habitat values,
and only uses or development dependent on and compatible with maintaining such resources
shall be allowed within these ESHAS or their buffer areas. The following standards shall apply to
monarch butterfly ESHAs in the City’s LCP:

a. No development, except as otherwise allowed by this policy, shall be allowed within
monarch butterfly ESHAs or ESHA buffers.

b. Since the specific locations of aggregation sites may vary from one year to the next, the
focus of protection shall be the entire grove of trees rather than individual trees that are
the location of the roost.

c. Removal of vegetation within monarch ESHAs shall be prohibited, except for minor
pruning of trees or removal of dead trees and debris that are a threat to public safety.

d. Public trails and accessways are considered resource-dependent uses and may be located
within a monarch ESHA or its buffer; however, such features shall be sited to avoid or
minimize impacts to aggregation sites.

8325

DUDEK 49 January 2016



Biological Inventory Report for the City of San Clemente Local
Coastal Program Update, City of San Clemente, California

e. Interpretative signage is allowed within a monarch ESHA or its buffer, but it shall be
designed to be visually unobtrusive.

f. Butterfly research, including tree disturbance or other invasive methods, may be allowed
subject to City approval of a permit.

A buffer of a sufficient size to ensure the biological integrity and preservation of the monarch
butterfly habitat, including aggregation sites and the surrounding grove of trees, shall be
required. Buffers shall not be less than 100 feet around existing and historic roost sites as
measured from the outer extent of the tree canopy. The buffer area shall serve as transitional
habitat with native vegetation and shall provide physical barriers to human intrusion. The buffer
may be reduced to 50 feet in circumstances where the trees contribute to the habitat but are not
considered likely to function as an aggregation site, such as along narrow windrows. Grading and
other activities that could alter the surface hydrology that sustains the groves of trees are
prohibited within or adjacent to the buffer area.

5.34 Waters of the United States/State, including Wetlands

The biological productivity and the quality of waters of the U.S. and State, including wetlands,
shall be protected and, where feasible, restored in accordance with the federal and state
regulations and policies that apply to wetlands within the Coastal Zone. A setback of a sufficient
size to ensure the biological integrity and preservation of waters of the U.S. and State, including
wetlands, shall be required. Generally the required buffer shall be 100 feet, but in no case shall
setbacks be less than 50 feet unless authorized by the City. The buffer size should take into
consideration the type and size of the development, the sensitivity of the wetland resources to
detrimental edge effects of the development to the resources, natural features such as
topography, the functions and values of the wetland, and the need for upland transitional habitat.
A 100-foot minimum buffer area shall not be reduced when it serves the functions and values of
slowing and absorbing flood waters for flood and erosion control, sediment filtration, water
purification, and ground water recharge. The buffer area shall serve as transitional habitat with
native vegetation and shall provide physical barriers to human intrusion.

5.35 Beaches

Access to beach areas by motorized vehicles, including off-road vehicles, shall be prohibited,
except for beach maintenance and emergency response vehicles of public agencies. Emergency
services shall not include routine vehicular patrolling by private security forces. Any beach
grooming activities shall employ hand-grooming methods, and mechanical beach grooming
equipment and methods shall be prohibited. All vehicular uses on beach areas shall avoid ESHAs
to the maximum extent feasible.
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Uses on beaches and shoreline areas shall be limited to coastal-dependent activities that are
compatible with preservation of the quality of the resource, including coastal-dependent
recreation activities such as swimming, surfing, boating and kayaking, and fishing. Any
commercial coastal-dependent recreation activities that would limit use of beach and shoreline
areas to customers and exclude the general public shall be subject to approval of a permit by the
City. Any such permitted uses shall not degrade the quality or the habitat or cause impacts to
birds and other wildlife.
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Plant Species Potentially Occurring within the

Survey Area

Scientific Name

Status
(Federal/State
ICRPR)

Primary Habitat Associations/ Life Form/

Common Name Blooming Period/ Elevation Range (feet)

Potential to Occur

Abronia maritima

red sand-verbena | None/ None/ 4.2 Coastal dunes/ perennial herb/ Feb-Nov/0-

328

High potential to occur within map areas 13-14 due
to suitable habitat present. Species has potental
to occur where it is fenced off from foot traffic.
Herbarium specimens have documented the
species along San Onofre beaches and bluffs just
south of San Clemente beach. Species has also
been documented within the southern end of San
Clemente beach. Species has been documented
from the coastiine of Mexico all the way up to
Santa Cruz, Ca (CalFlora 2014).

Not expected to occur within map areas 1-11
because no suitable coastal dune habitat is
present

Aphanisma blitoides

None/ None/ 1B.2 Coastal bluff scrub, Coastal dunes, Coastal

scrub/sandy/ annual herb/ Mar-Jun/ 3-1001

aphanisma

Moderate potential to occur in map areas 12-14.
Species has been documented near San Clemente
state beach in 1937 and 1971 (San Diego Plant
Atlas 2014). It may be possible in areas fenced off
from foot fraffic. Itis very sensitive to disturbance
so any areas with disturbance will make it unlikely.

Not expected to occur within map areas 1-11.
According 1o historical records San Clemente state
beach may be one of the last sites for this species
to occur.

Arctostaphylos
rainbowensis

Rainbow None/ None/ 1B.1

manzanita

Chaparral/ perennial evergreen shrub/ Dec-
Mar/ 673-2198

Not expected to occur. The site is outside of the
species’ known elevation range and there is no
suitable vegetation present
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shrub/ Aug-Nov/ 197-2362

Status
(Federal/State Primary Habitat Associations/ Life Form/
Scientific Name Common Name ICRPR) Blooming Period/ Elevation Range (feet) Potential to Occur
Artemisia palmeri San Diego None/ None/ 4.2 Chaparral, Coastal scrub, Riparian forest, Low potential to occur. Riparian forest and riparian
sagewort Riparian scrub, Riparian woodland/sandy, scrub were not present within the survey areas.
mesic/ perennial deciduous shrub/ Within the drainages where potential for San Diego
(Feb),May-Sep/ 49-3002 sagewort was possible, non-natve weeds and
ornamental plantings were abundant A few willow
species were found in better habitat but typical
habitat for San Diego sagewort (perennial
undisturbed drainages) were not found within the
survey area. Species has been documented on the
eastern side of the 1-5 freeway (CalFlora 2014;
San Diego Plant Atlas 2014).
Asplenium vespertinum | western None/ None/ 4.2 Chaparral, Cismontane woodland, Coastal Not expected o occur. The site is outside of the
spleenwort scrub/rocky/ perennial rhizomatous herb/ species’ known elevaton range.
Feb-Jun/ 591-3281
Atriplex coulteri Coulter's saltbush | None/ None/ 1B.2 Coastal bluff scrub, Coastal dunes, Coastal Moderate potental to occur in map areas 8-14.
scrub, Valley and foothill grassland/alkaline Species has been documented throughout San
or clay/ perennial herb/ Mar-Oct/ 10-1509 Onofre State beach in 2011 (CalFlora 2014; San
Diego Plant Atas 2014). In areas fenced off from
foot trafic Coulter’s salbush has potential to occur.
Not expected to occur in map areas 1-7 which
consisted mostly of ornamental species.
Atriplex pacifica South Coast None/ None/ 1B.2 Coastal bluff scrub, Coastal dunes, Coastal High potential to occur. South coast saltscale is
saltscale scrub, Playas/ annual herb/ Mar-Oct/ 0-459 | found in Linne clay loam, alkaline flats and sandy
soils where shrubs areless common. South coast
saliscale has declined severely along the coastal
range. CalFlora (2014) shows the distributon to be
within map location 14. Much of this area was
fenced off from foot fraffic.
Baccharis vanessae Encinitas FT/CE/ 1B.1 Chaparral(mariime), Cismontane Not expected to occur. No suitable vegetation
baccharis woodland/sandstone/ perennial deciduous present
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Scientific Name

Common Name

Status
(Federal/State
ICRPR)

Primary Habitat Associations/ Life Form/
Blooming Period/ Elevation Range (feet)

Potential to Occur

Brodiaea filifolia

thread-leaved
brodiaea

FT/CE/ 1B.1

Chaparral(openings), Cismontane woodland,
Coastal scrub, Playas, Valley and foothill
grassland, Vernal pools/ofien clay/ perennial
bulbiferous herb/ Mar-Jun/ 82-3675

Low potential to occur. Thread leaved brodiaea
requires undisturbed clay soils. It is found with
native grassland (Stipa pulchra) and other native
wildfowers like blue eyed grass (Sisyrichium
bellum). Map areas 1-7 were too disturbed with
ornamental species and consisted of sandy soils.
Map areas 8-14 have sandy soils. Thread-leaved
brodiaea is known to occur throughout Camp
Pendleton within clay soils and native grasslands.
Some populations arejust east of San Clemente
off of Cristianitos road (San Diego Plant Atlas
2014).

Brodiaea orcuttii

Orcutfs brodiaea

None/ None/ 1B.1

Closed-cone coniferous forest, Chaparral,
Cismontane woodland, Meadows and
seeps, Valley and foothill grassland, Vernal
pools/mesic, clay, someimes serpentnite/
perennial bulbiferous herb/ May-Jul/ 98-5551

Moderate potental to occur within map area 14.
Orcutts brodiaea is found within vernally moist
grasslands, areas with mima mound topography
and the periphery of vernal pools. Map 14 contains
suitable mima mounds within the southernmost
portion; therefore there is a moderate potental to
occur. Species is known fo occur east of the 1-5
freeway. The most abundant populations of
Orcutfs brodiaea occur at Miramar (CalFlora 2014;
San Diego Plant Atas 2014).

Low potential to occur within map areas 1-13. Map
areas 1-7 were too disturbed with ornamental
species and consisted of sandy soils. Map areas 8-
13 have sandy soils and lack suitable mima
mounds.

Brodiaea santarosae

Santa Rosa
Basalt brodiaea

None/ None/ 1B.2

Valley and foothill grassland/basaltic/
perennial bulbiferous herb/ May-Jun/ 1854-
3428

Not expected to occur. The site is outside of the
species’ known elevation range.
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Status
(Federal/State Primary Habitat Associations/ Life Form/
Scientific Name Common Name ICRPR) Blooming Period/ Elevation Range (feet) Potential to Occur
Calochortus catalinae Catalina mariposa | None/ None/ 4.2 Chaparral, Cismontane woodland, Coastal Low potential to occur. Catalina mariposa lily is
lily scrub, Valley and foothill grassland/ found north of Laguna Niguel and within Santa
perennial bulbiferous herb/ (Feb),Mar-Jun/ Cafalina Island. Map sites 1-14 are likely outside of
49-2297 the lily’s distribution range.
Calochortus plummerae | Plummer's None/ None/ 4.2 Chaparral, Cismontane woodland, Coastal Not expected to occur. The site is outside of the
mariposa lily scrub, Lower montane coniferous forest, species’ known elevaton range.
Valley and foothill grassland/granitic, rocky/
perennial bulbiferous herb/ May-Jul/ 328-
5577
Calochortus weedii var. | intermediate None/ None/ 1B.2 Chaparral, Coastal scrub, Valley and foothill | Not expected to occur. Thesite is outside of the
intermedius mariposa lily grassland/rocky, calcareous/ perennial species’ known elevaton range.
bulbiferous herb/ May-Jul/ 344-2805
Caulanthus simulans Payson's jewel- None/ None/ 4.2 Chaparral, Coastal scrub/sandy, granitic/ Not expected to occur. The site is outside of the
flower annual herb/ (Feb),Mar-May(Jun)/295-7218 | species’ known elevation range.
Centromadia parryi ssp. | southern tarplant | None/ None/ 1B.1 Marshes and swamps(margins), Valley and | Low potental to occur. Southern tarplant requires
australis foothill grassland(vernally mesic), Vernal vernally mesic soils. Southern tarplant does like
pools/ annual herb/ May-Nov/0-1575 disturbance but the overall distribuion of map
areas 1-14 are well outside the range of southern
farplant The soils are also not appropriate for this
species. Most populatons of southern farplant area
have been documented around Newport beach and
Irvine (CalFlora 2014).
Centromadia pungens | smooth farplant None/ None/ 1B.1 Chenopod scrub, Meadows and seeps, Low potential to occur. Smooth tarplant is found in

ssp. laevis

Playas, Riparian woodland, Valley and
foothill grassland/alkaline/ annual herb/ Apr-
Sep/ 0-2100

alkaline locations which were not found within the
map areas 1-14. The largest distributions occur
near Hemet and Temecula, California (CalFlora
2014).
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Status
(Federal/State Primary Habitat Associations/ Life Form/
Scientific Name Common Name ICRPR) Blooming Period/ Elevation Range (feet) Potential to Occur
Chaenactis glabriuscula | Orcutls None/ None/ 1B.1 Coastal bluff scrub(sandy), Coastal dunes/ Low potential to occur in map areas 8-14. Although
var. orcuttiana pincushion annual herb/ Jan-Aug/ 0-328 the species is found within coastal sandy habitats,
it is sensitive fo slight disturbance. Most of the
populations occur much further south of the site
(CalFlora 2014; San Diego Plant Atas 2014). A
few populations were documented south of
Encinitas, but mostly it is found within Torrey Pines
State Preserve.
Not expected to occur in map areas 1-7 since they
are dominated by ornamental vegetation.
Chamaebatia australis | southern None/ None/ 4.2 Chaparral(gabbroic or metavolcanic)/ Not expected to occur. The site is outside of the
mountain misery perennial evergreen shrub/ Nov-May/984- species’ known elevaton range and there is no
3346 suitable vegetation present.
Chorizanthe leptotheca | Peninsular None/ None/ 4.2 Chaparral, Coastal scrub, Lower montane Not expected to occur. The site is outside of the
spinefower coniferous forest/alluvial fan, granitic/ annual | species’ known elevaton range.
herb/ May-Aug/ 984-6234
Chorizanthe long-spined None/ None/ 1B.2 Chaparral, Coastal scrub, Meadows and Low potential to occur. Long-spined spineflower is
polygonoides var. spineflower seeps, Valley and foothill grassland, Vernal | found within clay lenses that are largely devoid of
longispina pools/often clay/ annual herb/ Apr-Jul/ 98- shrubs. Map sites 1-14 consisted of more sandy
5020 soils.
Cistanthe maritima seaside cistanthe | None/ None/ 4.2 Coastal bluff scrub, Coastal scrub, Valley Low potential to occur. Seaside cistanthe’s largest
and foothill grassland/sandy/ annual herb/ populaton is within the Otay region. Once small
(Feb),Mar-Jun(Aug)/ 16-984 populaton occurs in Long Beach, CA (CalFlora
2014; San Diego Plant Alas 2014). Itis unlikely
within map areas 1-14.
Clinopodium chandleri | San Miguel None/ None/ 1B.2 Chaparral, Cismontane woodland, Coastal Not expected to occur. The site is outside of the
savory scrub, Riparian woodland, Valley and foothill | species’ known elevaton range.
grassland/Rocky, gabbroic or metavolcanic/
perennial shrub/ Mar-Jul/ 394-3527
Comarostaphylis summer holly None/ None/ 1B.2 Chaparral, Cismontane woodland/ perennial | Not expected to occur. No suitable vegetation
diversifolia ssp. evergreen shrub/ Apr-Jun/ 98-2592 present
diversifolia
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Status
(Federal/State Primary Habitat Associations/ Life Form/
Scientific Name Common Name ICRPR) Blooming Period/ Elevation Range (feet) Potential to Occur
Convolvulus simulans small-fowered None/ None/ 4.2 Chaparral(openings), Coastal scrub, Valley Not expected 1o occur. Species is known o occur
morning-glory and foothill grassland/clay, serpentnite on the eastern side of the 1-5freeway (CalFlora
seeps/ annual herb/ Mar-Jul/ 98-2297 2014; San Diego Plant Atias 2014). Species is also
found within friable clay soils that are devoid of
shrubs. Suitable clay soils were absent.
Deinandra paniculata paniculate None/ None/ 4.2 Coastal scrub, Valley and foothill grassland, | Moderate potential to occur within map areas 1-14.
tarplant Vernal pools/usually vernally mesic, Paniculate tarplant is distributed throughout Camp
sometimes sandy/ annual herb/ Apr-Nov/82- | Pendleton and along San Clemente sfate beach
3084 (southern section) in both disturbed and
undisturbed locations. According to herbarium
reports, paniculate tarplant was found within mima
mound fields. Mima mound fields were only found
within map area 14.
Dichondra occidentalis | western None/ None/ 4.2 Chaparral, Cismontane woodland, Coastal Low potential to occur. Species is found within
dichondra scrub, Valley and foothill grassland/ rocky outcrops of grasslands and suitable habitat is
perennial rhizomatous herb/ (Jan),Mar-Jul/ absent within map areas 1-14.
164-1640
Dudleya blochmaniae Blochman's None/ None/ 1B.1 Coastal bluff scrub, Chaparral, Coastal Low potential to occur. Species is found on coastal
ssp. blochmaniae dudleya scrub, Valley and foothill grassland/rocky, bluff scrub habitat at Camp Pendleton; however,

often clay or serpentinite/ perennial herb/
Apr-Jun/ 16-1476

the populations have greatly declined. Itis likely
that even map areas 13 and 14 are too disturbed
for this species. Blochman’s Dudleya also requires
specialized soils. It has been observed with iron
concretions surrounding and within the populations.
According to CalFlora (2014) two populations were
observed near San Clemente in 1950 but they are
outside of map areas 1-14 and one populaton has
been exfirpated.
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Status
(Federal/State Primary Habitat Associations/ Life Form/
Scientific Name Common Name ICRPR) Blooming Period/ Elevation Range (feet) Potential to Occur
Dudleya multicaulis many-stemmed None/ None/ 1B.2 Chaparral, Coastal scrub, Valley and foothil | Moderate potental to occur in map areas 12-14.
dudleya grassland/often clay/ perennial herb/ Apr-Jul/ | Many-stemmed Dudleya is found in sagescrub
49-2592 habitat It is found throughout Camp Pendleton
from the coasfine east
Low potential to occur within map areas 1-11.
Dudleya stolonifera Laguna Beach FT/CT/ 1B Chaparral, Cismontane woodland, Coastal Low potential to occur. Species is distributed north
dudleya scrub, Valley and foothill grassland/rocky/ of Laguna Niguel, CA (CalFlora 2014) and is
perennial stoloniferous herb/ May-Jul/ 33- unlikely to occur within map areas 1-14 based on
853 distribution alone.
Dudleya viscida sticky dudleya None/ None/ 1B.2 Coastal bluff scrub, Chaparral, Cismontane Low potential to occur. Species is found off of
woodland, Coastal scrub/rocky/ perennial Vandegrift Boulevard at Camp Pendleton in
herb/ May-Jun/ 33-1804 undisturbed bluff scrub habitat. Itis likely that the
coastal bluff scrub within map areas 13 and 14 may
be slightly disturbed for this species to occur.
Eryngium aristulatum San Diego bution- | FE/ CE/ 1B.1 Coastal scrub, Valley and foothill grassland, | Moderate potential to occur to occur within map
var. parishii celery Vernal pools/mesic/ annual / perennial herb/ | area 14Species is found in southern Camp
Apr-Jun/ 66-2034 Pendleton along the coast and near the Murrieta
side of Camp Pendleton north within vernal pools
(CalFlora 2014; San Diego Plant Atlas 2014).
Species is known fo occur in vernal pool
communies with mima mound habitat, but always
close to vernal pools. Suitable mima mound habitat
is present within map area 14.
Low potential to occur within map areas 1-13 due
to absence of suitable vernal pools.
Eryngium Pendleton button- | None/ None/ 1B.1 Coastal bluff scrub, Valley and foothill Low potential to occur. Pendleton button-celery has
pendletonense celery grassland, Vernal pools/clay, vernally mesic/ | only been observed on Camp Pendleton within clay

perennial herb/ Apr-Jun(Jul)/ 49-361

soils.
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Status
(Federal/State Primary Habitat Associations/ Life Form/
Scientific Name Common Name ICRPR) Blooming Period/ Elevation Range (feet) Potential to Occur
Erysimum ammophilum | sand-loving None/ None/ 1B.2 Chaparral(mariime), Coastal dunes, Coastal | Low potential to occur. The habitat within map area
wallflower scrub/sandy, openings/ perennial herb/ Feb- | 11-14 is suitable but distributions of the species
Jun/ 0-197 occur outside of San Clemente. Species is known
to occur within the southern end of Camp
Pendleton.
Euphorbia misera cliff spurge None/ None/ 2B.2 Coastal bluff scrub, Coastal scrub, Mojavean | Low potential to occur. Species is known to occur
desert scrub/rocky/ perennial shrub/ Dec- with native cactus and sage scrub in cobbly loam in
Aug(Oct)/ 33-1640 Otay Mesa and found in the gaviota fine sandy
loam near Point LomaSpecies is not known to
occur near map sites 1-14 (CalFlora 2014; San
Diego Plant Atas 2014).
Ferocactus viridescens | San Diego barrel | None/ None/ 2B.1 Chaparral, Coastal scrub, Valley and foothill | Low potential to occur. Species occurs on the
cactus grassland, Vernal pools/ perennial stem periphery of vernal pools and in mima mound
succulent’ May-Jun/ 10-1476 topography. Mima mounds are present within map
areas 14; however, species is most likely to be
found in Otay Mesa and areas much further south
of San Clemente.
Harpagonella palmeri Palmer's None/ None/ 4.2 Chaparral, Coastal scrub, Valley and foothill | High potential to occur. Species has been
grapplinghook grassland/clay/ annual herb/ Mar-May/ 66- documented within map area 13 and 14. CalFlora
3133 (2014) shows the distribution in areas that are not
accessible to foot traffic.
Holocarpha virgata ssp. | graceful tarplant None/ None/ 4.2 Chaparral, Cismontane woodland, Coastal Moderate potential o occur within map area

elongata

scrub, Valley and foothill grassland/ annual
herb/ May-Nov/ 197-3609

14Speceis has been documented within the Mima
mound fields south of map area 14 and suitable
mima mounds were observed within map area 14.
Larger populations of graceful tarplant are found
within the Santa Rosa Plateau and around Poway
and Ramona.

Low potental to occur within map areas 1-13 due
to absence of suitable mima mounds.
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Status
(Federal/State Primary Habitat Associations/ Life Form/
Scientific Name Common Name ICRPR) Blooming Period/ Elevation Range (feet) Potential to Occur
Hordeum intercedens vernal barley None/ None/ 3.2 Coastal dunes, Coastal scrub, Valley and Low potental o occur. Species occurs within saline
foothill grassland(saline flats and flats and vernal pool basins; however, these were
depressions), Vernal pools/ annual herb/ not found in map areas 1-14. Species is known to
Mar-Jun/ 16-3281 occur within a vernal pool complex south of map 14
(CalFlora 2014).
Horkelia cuneata var. mesa horkelia None/ None/ 1B.1 Chaparral(maritme), Cismontane woodland, | Low potential to occur. The distribution of this
puberula Coastal scrub/sandy or gravelly/ perennial species occurs north of Laguna Niguel (CalFlora
herb/ Feb-Jul(Sep)/ 230-2657 2014). In additon, the elevation range is slighty
outside that of maps 1-14.
Horkelia truncata Ramona horkelia | None/ None/ 1B.3 Chaparral, Cismontane woodland/clay, Not expected to occur. Thesite is outside of the
gabbroic/ perennial herb/ May-Jun/ 1312- species’ known elevaton range and there is no
4265 suitable vegetation present.
Imperata brevifolia California None/ None/ 2B.1 Chaparral, Coastal scrub, Mojavean desert Not expected to occur. Maps 1-14 are located
satintail. scrub, Meadows and seeps(often alkali), outside of the species’ known distribuion range.
Riparian scrub/mesic/ perennial rhizomatous | Species is found in San Bernardino and Palm
herb/ Sep-May/ 0-3986 Springs.
Isocoma menziesii var. | decumbent None/ None/ 1B.2 Chaparral, Coastal scrub(sandy, ofen in Low potential to occur. Isocoma menziesii was
decumbens goldenbush disturbed areas)/ perennial shrub/ Apr-Nov/ | keyed out within the coastal sage scrub community
33-443 and keyed to variety menziesii. It is likely that the
other species of Isocoma consist of the same
variety. In additon, the majority of herbarium
specimens are located along the coast of Camp
Pendleton or south of Camp Pendleton.
Juglans californica Southern None/ None/ 4.2 Chaparral, Cismontane woodland, Coastal Not expected to occur. Map areas 1-14 are outside

California black
walnut

scrub/alluvial/ perennial deciduous tree/
Mar-Aug/ 164-2953

the species’ known distribution range. Species is
known to occur east of Fallbrook with one
populaton north near Aliso Viejo and another
populaton south near San Elijo Lagoon (CalFlora
2014).
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Status
(Federal/State Primary Habitat Associations/ Life Form/
Scientific Name Common Name ICRPR) Blooming Period/ Elevation Range (feet) Potential to Occur
Juncus acutus ssp. southwestern None/ None/ 4.2 Coastal dunes(mesic), Meadows and Low potential to occur. Species is found in mesic
leopoldii spiny rush seeps(alkaline seeps), Marshes and meadows, marshes and swamps; however, map
swamps(coastal salt)/ perennial rhizomatous | areas 1-14 did not consist of this habitat No
herb/ (Mar),May-Jun/ 10-2953 populations have been documented in San
Clemente (CalFlora 2014).
Lasthenia glabrata ssp. | Coulter's None/ None/ 1B.1 Marshes and swamps(coastal salf), Playas, Moderate potental to occur within map area
coulteri goldfields Vernal pools/ annual herb/ Feb-Jun/ 3-4003 | 14.Vernal pool upland habitat with in some cases
mima mound topography and soils were only found
within map area 14.
Low potential tto occur within map areas 1-13 due
to lack of suitable vernalpools.
Lepidium virginicum Robinson's None/ None/ 4.3 Chaparral, Coastal scrub/ annual herb/ Jan- | Not expected to occur. Species is usually found
var. robinsonii pepper-grass Jul/ 3-2904 well away from the coastine. Species distribution
occurs outside of San Clemente (CalFlora 2014).
Leptosyne maritima sea dahlia None/ None/ 2B.2 Coastal bluff scrub, Coastal scrub/ perennial | Low potential to occur. Suitable habitat and soils
herb/ Mar-May/ 16-492 are present, however, distribution patierns
document the species south of Las Pulgas Canyon
road, Camp Pendleton. Species may occur in
fenced off areas where foot frafiic is not allowed
but is unlikely.
Lilium humboldtii ssp. ocellated None/ None/ 4.2 Chaparral, Cismontane woodland, Coastal Low potential to occur. Itis found at higher
ocellatum Humboldt lily scrub, Lower montane coniferous forest, elevations off the coastine. Maps 1-14 consisted of
Riparian woodland/openings/ perennial ornamental vegetation in areas occurring at 98-130
bulbiferous herb/ Mar-Jul(Aug)/ 98-5906 feet In general, the ocellated Humboldt lily is not
found coastally.
Lilium parryi lemon lily None/ None/ 1B.2 Lower montane coniferous forest, Meadows | Not expected to occur. The site is outside of the
and seeps, Riparian forest, Upper montane species’ known elevation range.
coniferous forest/mesic/ perennial
bulbiferous herb/ Jul-Aug/ 4003-9006
Lycium brevipes var. Santa Catalina None/ None/ 1B.1 Coastal bluff scrub, Coastal scrub/ perennial | Moderate potential to occur. Suitable habitat is
hassei Island desert- deciduous shrub/ Jun(Aug)/ -213-984 present and species is located within areas where
thorn foot traffic is fenced off in Map 13 and 14 (CalFlora

2014).
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Status
(Federal/State Primary Habitat Associations/ Life Form/
Scientific Name Common Name ICRPR) Blooming Period/ Elevation Range (feet) Potential to Occur
Lycium californicum California box- None/ None/ 4.2 Coastal bluff scrub, Coastal scrub/ perennial | Moderate potental to occur. Suitable habitat is
thorn shrub/ (Dec),Mar-Aug/ 16-492 present and species is located within areas where
foot traffic is fenced off in Map 13 and 14 (CalFlora
2014).
Malacothrix saxatilis cliff malacothrix None/ None/ 4.2 Coastal bluff scrub, Coastal scrub/ perennial | Low potential to occur. Suitable habitat is present;
var. saxatilis rhizomatous herb/ Mar-Sep/ 10-656 however, distribution of the species occurs north of
Dana Point (CalFlora 2014). Itis unlikely to occur
within maps 1-14.
Microseris douglasii small-flowered None/ None/ 4.2 Cismontane woodland, Coastal scrub, Valley | Moderate potential to occur within map area 14.
ssp. platycarpha microseris and foothill grassland, Vernal pools/clay/ Species grows around vernal pool complexes and
annual herb/ Mar-May/ 49-3510 is typically found on clay lenses. Suitable mima
mounds were present within map area 14;
therefore, there is a moderate potental to occur.
Low potential to occur within map areas 1-13. Only
one extremely disturbed vernal pool was found (full
of invasive weeds) and mima mounds were not
found in map areas 1-13.
Mimulus diffusus Palomar None/ None/ 4.3 Chaparral, Lower montane coniferous Not expected to occur. The site is outside of the
monkeyflower forest'sandy or gravelly/ annual herb/ Apr- species’ known elevation range and there is no
Jun/ 4003-6004 suitable vegetaton present
Monardella hypoleuca intermediate None/ None/ 1B.3 Chaparral, Cismontane woodland, Lower Not expected to occur. The site is outside of the
ssp. intermedia monardella montane coniferous species’ known elevation range and there is no
forest(sometimes)/Usually understory/ suitable vegetation present
perennial rhizomatous herb/ Apr-Sep/ 1312-
4101
Monardella hypoleuca felt-leaved None/ None/ 1B.2 Chaparral, Cismontane woodland/ perennial | Not expected to occur. Thesite is outside of the
ssp. lanata monardella rhizomatous herb/ Jun-Aug/ 984-5167 species’ known elevaton range and there is no
suitable vegetation present
Monardella macrantha Hall's monardella | None/ None/ 1B.3 Broadleafed upland forest, Chaparral, Not expected to occur. The site is outside of the

ssp. hallii

Cismontane woodland, Lower montane
coniferous forest, Valley and foothill
grassland/ perennial rhizomatous herb/ Jun-
Oct/ 2395-7201

species’ known elevation range.
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Status
(Federal/State Primary Habitat Associations/ Life Form/
Scientific Name Common Name ICRPR) Blooming Period/ Elevation Range (feet) Potential to Occur
Myosurus minimus ssp. | litle mousetail None/ None/ 3.1 Valley and foothill grassland, Vernal Low potential to occur. Species is found within
apus pools(alkaline)/ annual herb/ Mar-Jun/ 66- vernal pools and since only one extremely
2100 disturbed vernal pool was found (full of invasive
species) the likelihood of this species is low. In
addition, speceis is more likely to be found in the
Otay area (in vernal pools) or in Murrieta (in vernal
pools) (CalFlora 2014).
Nama stenocarpum mud nama None/ None/ 2B.2 Marshes and swamps(lake margins, Not expected to occur. Species is found at the
riverbanks)/ annual / perennial herb/ Jan-Jul/ | edges of ponds and lakes in the muddy
16-1640 embankments and suitable habitat was not found
within map areas 1-14. Populations of exist north
of Irvine (CalFlora 2014).
Navarretia fossalis spreading FT/None/ 1B.1 Chenopod scrub, Marshes and Moderate potental to occur within map area 14.
navarreta swamps(assorted shallow freshwater), Vernal pools are the preferred habitat of spreading

Playas, Vernal pools/ annual herb/ Apr-Jun/
98-2149

navarreta and suitable habitat occurs within map
area 14. Psilocarphus brevissimus grows with
spreading navarreta.

Low potential to occur within map areas 1-13. One
vernal pool was found to be highly disturbed so the
likelihood of spreading navarretia very low. In
additon, the vernalpool communites near
Temecula and Otay are where spreading
navarretia is more likely to occur.

Navarretia prostrata

prostrate vernal
pool navarretia

None/ None/ 1B.1

Coastal scrub, Meadows and seeps, Valley
and foothill grassland(alkaline), Vernal
pools/Mesic/ annual herb/ Apr-Jul/ 49-3970

Moderate potential to occur within map area 14.
Populations o have been documented throughout
San Clemente State beach especially within Mima
mounds. Mima mounds are present within map
area 14; therefore, there is a moderate potental for
this species to occur. Areas that were not accessed
(have been closed off to foot fraffic) could not be
surveyed.

Low potential to occur within map area 13 and not
expected to occur in map areas 1-12.
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Status
(Federal/State Primary Habitat Associations/ Life Form/
Scientific Name Common Name ICRPR) Blooming Period/ Elevation Range (feet) Potential to Occur
Nemacaulis denudata coast woolly- None/ None/ 1B.2 Coastal dunes/ annual herb/ Apr-Sep/ 0-328 | Low potential to occur. Species is known o occur
var. denudata heads north in NewportBeach and the southern end of
Camp Pendleton (CalFlora 2014). Based on
distributon alone, species is unlikely to occur.
Nolina cismontana chaparral nolina None/ None/ 1B.2 Chaparral, Coastal scrub/sandstone or Not expected to occur. The site is outside of the
gabbro/ perennial evergreen shrub/ species’ known elevaton range.
(Mar),May-Jul/ 459-4183
Pentachaeta aurea ssp. | Allen's None/ None/ 1B.1 Coastal scrub(openings), Valley and foothill Low potential to occur. Species is known o occur
allenii pentachaeta grassland/ annual herb/ Mar-Jun/ 246-1706 | north of Laguna Beach (CalFlora 2014). Potential
in map areas 1-14 is unlikely based on distribution
alone.
Phacelia ramosissima south coast None/ None/ 3.2 Chaparral, Coastal dunes, Coastal scrub, Low potential to occur. Species is known to occur
var. austrolitoralis branching Marshes and swamps(coastal salt)/sandy, near San Clemente (CalFlora 2014); however, it is
phacelia sometimes rocky/ perennial herb/ Mar-Aug/ | much further south near Encinitas and north of
16-984 Dana Point
Pickeringia montana woolly chaparral- | None/ None/ 4.3 Chaparral/Gabbroic, granitic, clay/ Not expected to occur. No suitable vegetation
var. tomentosa pea evergreen shrub/ May-Aug/ 0-5577 present
Piperia cooperi chaparral rein None/ None/ 4.2 Chaparral, Cismontane woodland, Valley Low potential to occur. No suitable vegetation is
orchid and foothill grassland/ perennial herb/Mar- present Species is found in chaparral and
Jun/ 49-5200 cismontane woodland and when it is found along
the coast it is distributed in areas like Torrey pine
state preserve. Species is not known to occur near
San Clemente (San Diego Plant Atlas 2014).
Polygala cornuta var. Fish's milkwort None/ None/ 4.3 Chaparral, Cismontane woodland, Riparian Not expected to occur. The site is outside of the
fishiae woodland/ perennial deciduous shrub/ May- | species’ known elevation range.
Aug/ 328-3281
Pseudognaphalium white rabbit- None/ None/ 2B.2 Chaparral, Cismontane woodland, Coastal Low potential to occur. Species is known to occur
leucocephalum tobacco scrub, Riparian woodland/sandy, gravelly/ north of San Juan Capistrano and south of

perennial herb/ (Jul),Aug-Nov(Dec)/ 0-6890

Cristianitos Road at Camp Pendleton. Based on
distribution alone it is unlikely.
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Status
(Federal/State Primary Habitat Associations/ Life Form/
Scientific Name Common Name ICRPR) Blooming Period/ Elevation Range (feet) Potential to Occur

Quercus dumosa Nutall's scrub None/ None/ 1B.1 Closed-cone coniferous forest, Chaparral, Moderate potental to occur in map area 11-12 due

oak Coastal scrub/sandy, clay loam/ perennial to suitable chaparral and coastal scrub habitats
evergreen shrub/ Feb-Apr(Aug)/49-1312 present Habitat was surveyed during accessible
roads; therefore, this conspicuous evergreen could
have been missed.
Low potential to occur within map areas 1-10 and
13-14.

Quercus engelmannii Engelmann oak None/ None/ 4.2 Chaparral, Cismontane woodland, Riparian Not expected to occur. Typical vegetation
woodland, Valley and foothill grassland/ communiies where species is known to occur were
perennial deciduous tree/ Mar-Jun/ 164- not found within map areas 1-14. The distribuion of
4265 Engelmann oak is much further east of the map

areas (CalFlora 2014). Tree was not observed
during the surveysand would have been detected
if present

Romneya coulteri Coulter's matilija None/ None/ 4.2 Chaparral, Coastal scrub/Often in burns/ Low potential to occur. Species is usually

poppy perennial rhizomatous herb/ Mar-Jul/ 66- considered a fire follower and is typically found
3937 within chaparral. Species is known to occur more
inland (distributed around Camp Pendleton) (San
Diego Plant Atlas 2014).
Saltugilia caruifolia caraway-leaved None/ None/ 4.3 Chaparral, Lower montane coniferous Not expected to occur. The site is outside of the
woodland-gilia forest/Sandy, openings/ annual herb/ May- species’ known elevation range and there is no
Aug/ 2756-7546 suitable vegetation present
Senecio aphanactis chaparral ragwort | None/ None/ 2B.2 Chaparral, Cismontane woodland, Coastal Moderate potental to occur within map area 14.

scrub/sometimes alkaline/ annual herb/ Jan-
Apr/ 49-2625

One small populaton was documented within mima
mounds along San Clemente state beach in 1994.
Suitable mima mound formations were only found

within map area 14.

Low potential to occur within map areas 1-13.

A-14

8325
March 2015




APPENDIX A (Continued)

Status
(Federal/State Primary Habitat Associations/ Life Form/
Scientific Name Common Name ICRPR) Blooming Period/ Elevation Range (feet) Potential to Occur
Sidalcea neomexicana | salt spring None/ None/ 2B.2 Chaparral, Coastal scrub, Lower montane Low potential to occur. Species is known to occur
checkerbloom coniferous forest, Mojavean desert scrub, north of Irvine and east of Fallbrook (CalFlora
Playas/alkaline, mesic/ perennial herb/ Mar- | 2014). Suitable habitat was not found within map
Jun/ 49-5020 areas 1-14.
Suaeda esteroa estuary seablite None/ None/ 1B.2 Marshes and swamps(coastal salf)/ Not expected to occur. Species is known 1o occur
perennial herb/ May-Ocf(Jan)/ 0-16 north of the map areas within Newport Beach and
south of Solana beach (CalFlora 2014). Species is
typically restricted to salt marsh communites and
suitable salt marsh vegetation is absent within
survey maps 1-14.
Suaeda taxifolia woolly seablite None/ None/ 4.2 Coastal bluff scrub, Coastal dunes, Marshes | Low potential to occur. Species has been
and swamps(margins of coastal salf)/ documented in 2011 within the coastine of San
perennial evergreen shrub/ Jan-Dec/ 0-164 | Clemente (CalFlora 2014). Itis typically resfricted
to salt marsh communites and suitable salt marsh
vegetation is absent within survey maps 1-14.
Tetracoccus dioicus Parry's None/ None/ 1B.2 Chaparral, Coastal scrub/ perennial Not expected to occur. The site is outside of the
tefracoccus deciduous shrub/ Apr-May/ 541-3281 species’ known elevaton range.
Tortula californica California screw- | None/ None/ 1B.2 Chenopod scrub, Valley and foothill Low potential to occur. According to CalFlora
moss grassland/sandy, soil/ moss/ N.A./ 33-4790 (2014), species is found northeast of San Clemente
within Temecula, Hemet and near Calabasas.
Verbesina dissita big-leaved FT/CT/ 1B Chaparral(maritime), Coastal scrub/ Low potential to occur. Species is known o occur
crownbeard perennial herb/ Apr-Jul/ 148-673 north of Laguna Niguel.
Viguiera laciniata San Diego None/ None/ 4.2 Chaparral, Coastal scrub/ perennial shrub/ Low potential to occur. Species is more likely to be
County viguiera Feb-Jun(Aug)/ 197-2461 found more inland from the coast and is found in
cobbly loam soils. Large populations of San Diego
county viguiera are found within the Otay region.
Viguiera purisimae La Purisima None/ None/ 2B.3 Coastal bluff scrub, Chaparral/ shrub/ Apr- Not expected to occur. The site is outside of the
viguiera Sep/ 1198-1394 species’ known elevaton range.
' Status Legend:
Federal

FE: Federally listed as endangered
FT: Federally listed as threatened
FC: Federal Candidate for listing
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State

CE: State listed as endangered
CT: State listed as threatened
CR: State Rare

CRPR

CRPR 1A: Plants Presumed Extirpated in California and Either Rare or Exfinct Elsewhere

CRPR 1B: Plants Rare, Threatened, or Endangered in California and Elsewhere

CRPR 2A: Plants Presumed Exfirpated in California, But More Common Elsewhere

CRPR 2B: Plants Rare, Threatened, or Endangered in California, But More Common Elsewhere

CRPR 3: Plants About Which More Information is Needed - A Review List

CRPR 4: Plants of Limited Distribution - A Watch List

.1 Seriously threatened in California (over 80% of occurrences threatened / high degree and immediacy of threat)

.2 Moderately threatened in California (20-80% occurrences threatened / moderate degree and immediacy of threat)

.3 Notvery threatened in California (<20% of occurrences threatened / low degree and immediacy of threat or no current threats known)

Sources:
CalFlora 2014. htip://www.calflora.org/ Accessed: December 3, 2014.
San Diego Plant Atlas 2014. hiip://www .sdplantatias.org/GMap/GMapSpeciesMap.htm Accessed: December 3, 2014.
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APPENDIX B

Special-Status Wildlife Species Potentially

Occurring within the Survey Area

Status
Federal/ Primary Habitat Status On-site or
Scientific Name Common Name State/ NCCP? Associations Potential To Occur
Amphibians

Anaxyrus californicus

Arroyo foad

FE/SSC/ Covered

Stream channels for
breeding (typically
3rd order); adjacent
stream ferraces and
uplands for foraging
and wintering

Unlikely to occur due
to lack of suitable
breeding habitat
CNDDB occurrence
records within vicinity
of project

Spea [=Scaphiopus]
hammondi

Western spadefoot

None/ SSC/ Covered

Most common in
grasslands, coastal
sage scrub nearrain
pools or vernal pools;
riparian habitat

Marginally suitable
habitat present, low
potential to occur.
CNDDB occurrence
records within vicinity
of project

Taricha torosa

Coast range newt

None/ SSC/ None

Coastal drainages;
lives in terrestrial
habitats and will
migrate over1km fo
ponds, reservoirs,
and slow-moving
streams

Suitable habitat
present, moderate
potential to occur.
CNDDB occurrence
records within vicinity
of project

Reptiles

Aspidoscelis hyperythra
[FCnemidophorus
hyperythrus]

Orange-throated
whiptail

None/ SSC/ Covered

Coastal sage scrub,
chaparral, grassland,
juniper and oak
woodland

Suitable habitat
present high
potental to occur.
CNDDB occurrence
records within vicinity
of project

Aspidoscelis tigris
stejnegeri
[FCnemidophorus tigris
multiscutatus]

Coastal western whiptail

None/ None/ Covered

Coastal sage scrub,
chaparral

Suitable habitat
present, high
potential to occur.
CNDDB occurrence
records within vicinity
of project

Charina trivirgata Rosy boa None/ None/ Covered | Rocky chaparral, Marginally suitable
coastal sage scrub, habitat present low
oak woodlands, potential to occur.
desert and semi-
desert scrub

Crotalus ruber Red-diamond None/ SSC/ Covered | Variety of shrub Suitable habitat

ratlesnake habitats where there present high

is heavy brush, large
rocks, or boulders

potential to occur.
CNDDB occurrence
records within vicinity
of project
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Status
Federal/ Primary Habitat Status On-site or
Scientific Name Common Name State/ NCCP! Associations Potential To Occur
Emys marmorata Western pond ture None/ SSC/ None Slow-moving Unlikely to occur due

permanent or
intermittent  streams,
ponds, small lakes,
reservoirs with

to lack of suitable
habitat CNDDB
occurrence records
within vicinity of

emergent basking project
sites; adjacent
uplands used during
winter
Lampropeltis zonata California mountain None/ SSC/ None Valley-foothill Limited suitable

(pulchra)

kingsnake (San Diego
population)

hardwood, hardwood-
conifer, chaparral,
coniferous forest wet
meadow

habitat present very
low potential to occur
due fo range.

Phrynosoma coronatum
(blainvillei population)

Coast (San Diego)
horned lizard

None/ SSC/ Covered

Coastal sage scrub,
annual grassland,
chaparral, oak and
riparian woodland,
coniferous forest

Suitable habitat
present High
potential to occur.
CNDDB occurrence
records within vicinity
of project

Plestiodon skiltonianus
interparietalis

Coronado Island skink

None/ SSC/ None

Grassland, riparian
and oak woodland;
found in liter, roting
logs, under flat
stones

Marginally suitable
habitat present
moderate potental to
occur. CNDDB
occurrence records
within vicinity of
project

Salvadora hexalepis
virgultea

Coast patch-nosed
snake

None/ SSC/ None

Chaparral, washes,
sandy flats, rocky
areas

Suitable habitat
present moderate
potental to occur.

Thamnophis hammondii

Two-striped garter
snake

None/ SSC/ None

Marshes, meadows,
sloughs, ponds, slow

Limited suitable
habitat present low

moving water potential to occur on
courses site.
Birds
Accipiter cooperii Cooper’s hawk None/WL/None Riparian and oak Observed foraging

(nesting)

woodlands, montane
canyons

during 2014 survey.
Moderate nesting
potental on site.

Agelaius tricolor

Tricolored blackbird

BCC, WLBCC/ SE/
None

Nests near fresh
water, emergent
wetland with cattails
or ules; forages in
grasslands,
woodland, agriculture

Marginally suitable
foraging habitat
present; low potential
to occur; would have
been observed if
present CNDDB
occurrence records
within vicinity of
project
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Scientific Name

Common Name

Status
Federal/
State/ NCCP!

Primary Habitat
Associations

Status On-site or
Potential To Occur

Aimophila ruficeps

Southern California

None/ WL/ Covered

Grass-covered

Suitable habitat

canescens rufous-crowned sparrow hillsides, coastal present moderate
sage scrub, chaparral | potential to occur.
with boulders and CNDDB occurrence
oufcrops records within vicinity
of project
Ammodramus Grasshopper sparrow None/ SSC/ None Open grassland and Limited suitable
savannarum prairie, especially habitat present; low

native grassland with
a mix of grasses and
forbs

potential to occur.
CNDDB occurrence
records within vicinity
of project

Aquila chrysaetos Golden eagle BCC/ WL, FP/ Open country, Very unlikely to
(nesting and Covered especially hilly and occur due to lack of
nonbreeding/wintering) mountainous regions; | suitable foraging and
grassland, coastal breeding habitat
sage scrub, CNDDB occurrence
chaparral, oak records within vicinity
savannas, open of project.
coniferous forest
Asio otus Long-eared owl None/ SSC/ None Riparian, live oak Suitable habitat

thickets, other dense
stands of trees,

present moderate
potential to occur.

edges of coniferous CNDDB occurrence
forest records within vicinity
of project
Athene cunicularia Burrowing ow! BCC/ SSC/ None Grassland, lowland Limited suitable

(burrow sites) scrub, agriculture, habitat present; low
coastal dunes and potental to occur.
other artfficial open CNDDB occurrence
areas records within vicinity

of project

Buteo regalis Ferruginous hawk BCC/ WL/ None Open, dry country, Limited suitable

(nonbreeding/wintering) grasslands, open habitat present; low
fields, agriculture potental to occur as
a migrant.
Campylorhynchus San Diego cactus wren | BCC/ SSC/ Covered Southern cactus No suitable habitat;
brunneicapillus scrub, maritme would have been
sandiegensis succulent scrub, detected if present

cactus thickets in
coastal sage scrub

CNDDB occurrence
records within vicinity
of project

Circus cyaneus (nesting)

Northern harrier

None/ SSC/ Covered

Open wetlands
(nesting), pasture, old
fields, dry uplands,
grasslands,
rangelands, coastal
sage scrub

Moderate potential to
forage over the site,
not observed during
surveys. CNDDB
occurrence records
within vicinity of
project
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Status
Federal/ Primary Habitat Status On-site or
Scientific Name Common Name State/ NCCP! Associations Potential To Occur
Elanus leucurus (nesting) | White-tailed kite None/FP/Covered Open grasslands, Limited suitable

savanna-like habitats,
agriculture, wetiands,
oak woodlands,
riparian

nesting habitat
present, low potential
to nest onsite.
CNDDB occurrence
records within vicinity
of project

Empidonax trailli extimus
(nesting)

Southwestern willow
fiycatcher

FE, WLBCC/ SE/
Covered

Riparian woodlands
along streams and
rivers with mature,
dense stands of
willows or alders;
may nest in tickets

No suitable nesting
habitat very low
potential to occur
onsit. CNDDB
occurrence records
within vicinity of

dominated by project
tamarisk
Eremophila alpestris actia | California horned lark None/WL/Covered Open habitats, No suitable habitat,

grassland, rangeland,
shortgrass prairie,
montane meadows,
coastal plains, fallow

very low potental to
occur onsite.
CNDDB occurrence
records within vicinity

grain fields of project
Icteria virens (nesting) Yellow-breasted chat None/ SSC/ None Dense, relatively No suitable habitat;
wide riparian very low potential fo

woodlands and
thickets of willows,
vine tangles and
dense brush.

occur onsite.

Laterallus jamaicensis

California black rail

BCC, WLBCC/ ST,

Saline, brackish, and

No suitable habitat

coturniculus FP/ None fresh emergent on site; no potental
wetlands to occur.

Passerculus Belding’s savannah None/ SE/ None Saltmarsh, Suitable habitat

sandwichensis beldingi sparrow pickleweed present on site; high

potental to occur.
CNDDB occurrence
records within vicinity
of project

Polioptila californica
californica

Coastal California
gnatcatcher

FT,BCC,
WLBCC/SSC/
Covered

Coastal sage scrub,
coastal sage scrub-
chaparral mix,
coastal sage scrub-
grassland ecofone,
riparian in late
summer

Suitable habitat
present on site; high
potential to occur.
CNDDB occurrence
records within vicinity
of project

Rallus longirostris levipes

Light-footed clapper rail

FE/ SE, FP/ None

Coastal saltmarsh

No suitable habitat
on site; no potential
to occur. CNDDB
occurrence records
within vicinity of
project
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Scientific Name

Common Name

Status
Federal/
State/ NCCP!

Primary Habitat
Associations

Status On-site or
Potential To Occur

Sternula antillarum browni

California least tern

FE/ SE, FP/ None

Nests along the coast
from San Francisco
Bay south to northern
Baja California

Suitable habitat
present on site;
moderate potental to
occur. CNDDB
occurrence records
within vicinity of
project

Vireo bellii pusillus

Least Bell's vireo

FE, BCC, WLBCC/

Nests in southern

No suitable habitat

(nesting) SE/ Covered willow scrub with on site; no potental
dense cover within 1- | to occur. CNDDB
2 meters of the occurrence records
ground; habitat within vicinity of
includes willows, project
cottonwoods,
baccharis, wild
blackberry or
mesquite on desert
areas

Mammals

Antrozous pallidus

Pallid bat

None/ SSC/ None

Rocky oufcrops, cliffs,
and crevices with
access fo open
habitats for foraging

No roosting habitat
on site; moderate
potential fo forage in
vicinity. CNDDB
occurrence records
within vicinity of
project

Chaetodipus californicus

femoralis

Dulzura (California)
pocket mouse

None/ SSC/ None

Coastal sage scrub,
chaparral, riparian-

scrub ecotone; more
mesic areas

Suitable habitat
present high
potental to occur.
CNDDB occurrence
records within vicinity
of project

Chaetodipus fallax fallax

Northwestern San Diego
pocket mouse

None/ SSC/ None

Coastal sage scrub,
grassland, sage
scrub-grassland
ecotones, sparse
chaparral; rocky
substrates, loams and
sandy loams

Suitable habitat
present high
potental to occur.
CNDDB occurrence
records within vicinity
of project

Choeronycteris mexicana

Mexican long-tongued

bat

None/ SSC/ None

Desert and montane
riparian, desert
succulent scrub,
desert scrub, and
pinyon-juniper
woodland. Roosts in
caves, mines, and
buildings.

No roosting habitat
on site; moderate
potental to forage in
vicinity. CNDDB
occurrence records
within vicinity of
project
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Status
Federal/ Primary Habitat Status On-site or
Scientific Name Common Name State/ NCCP? Associations Potential To Occur
Dipodomys stephensi Stephens' kangaroo rat | FE/ ST/ None Open habitat, Suitable habitat

grassland, sparse
coastal sage scrub,
sandy loam and
loamy soils with low
clay content, gente
slopes (<30%)

present, high
potential to occur.
CNDDB occurrence
records within vicinity
of project

Eumops perotis
californicus

Western mastiff bat

None/ SSC/ None

Roosts in small
colonies in cracks
and small holes,
seeming o prefer
man-made sfructures

No roosting habitat
on site; moderate
potential fo forage in
vicinity. CNDDB
occurrence records
within vicinity of

project
Lasiurus blossevillii Western red bat None/ SSC/ None Forest, woodland, Limited roosting
riparian, mesquite habitat on site;

bosque and orchards,
including fig, apricot,

moderate potential to
forage in vicinity.

peach, pear, almond, | CNDDB occurrence
walnut, and orange; records within vicinity
roosts in free canopy | of project

Myotis yumanensis Yuma myots None/ None/ None Riparian, arid Roosting habitat on
scrublands and site (frees);

deserts, and forests
associated with water
(streams, rivers,
tinajas); roosts in
bridges, buildings,
cliff crevices, caves,
mines, and frees

moderate potental to
forage in vicinity.
CNDDB occurrence
records within vicinity
of project.

Neotoma lepida San Diego desert None/SSC/ Covered Coastal sage scrub, Suitable habitat
intermedia woodrat chaparral, pinyon- present moderate
juniper woodland with | potential to occur;
rock outcrops, cactus | CNDDB occurrence
thickets, dense records within vicinity
undergrowth of project
Nyctinomops Pocketed free-tailed bat | None/ SSC/ None Rocky desert areas No roosting habitat
femorosaccus with high clifis or rock | on site; moderate

outcrops

potential fo forage in
vicinity. CNDDB
occurrence records
within vicinity of
project
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Status
Federal/ Primary Habitat Status On-site or
Scientific Name Common Name State/ NCCP? Associations Potential To Occur
Nyctinomops macrotis Big free-tailed bat None/ SSC/ None Rugged, rocky No roosting habitat
canyons on site; low potential

to forage in vicinity.

Perognathus
longimembris pacificus

Pacific pocket mouse

FE/ SSC/ Covered

Grassland, coastal
sage scrub with
sandy soils; along
immediate coast

Suitable habitat
present high
potential to occur.
CNDDB occurrence
records within vicinity
of project

Sorex ornatus
salicornicus

southern California
saltmarsh shrew

None/ SSC/ None

Salt marsh, salt
grass, dense willow,
bulrush

Suitable habitat
present, moderate
potential to occur.

Taxidea taxus

American badger

None/ SSC/ None

Dry, open treeless
areas, grasslands,
coastal sage scrub

Not expected to
occur; believed to be
exfirpated from
highly urbanized
areas in southern

California.
Invertebrates
Branchinecta San Diego fairy shrimp FE/ None/ Covered Small, shallow vernal | Suitable habitat
sandiegonensis pools, occasionally present moderate

ditches and road ruts

potential to occur.
CNDDB occurrence
records within vicinity
of project

Coelus globosus

globose dune beete

None/ None/ None

Coastal dunes

No suitable habitat
on site; no potential
to occur.

Danaus plexippus
(wintering sites)

Monarch buterfly

None/ None/ None

Overwinters in
eucalyptus groves

Observed on site,
suitable roosting
habitat present.

Eucyclogobius newberryi

Tidewater goby

FE/ SSC/ None

Low-salinity waters in
coastal wetiands in
brackish or
freshwater in bays,
sounds, and lagoons
and creeks

No suitable habitat
present on site; no
potential to occur.
CNDDB occurrence
records within vicinity
of project

Gila orcutti

Arroyo chub

None/ SSC/ None

Warm, fluctuating
streams with slow-
moving or backwater
sections of warm to
cool streams at
depths >40
cenfimeters;
substrates of sand or
mud

No suitable habitat
present on site; no
potential to occur.
CNDDB occurrence
records within vicinity
of project
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Scientific Name

Common Name

Status
Federal/
State/ NCCP!

Primary Habitat
Associations

Status On-site or
Potential To Occur

Oncorhynchus mykiss
irideus

southern steelhead -
southern California DPS

FE/ SSC/ None

Fresh water, coastal
lagoons, streams with
sufficient winter flow
and sand berms at
mouths of streams
that can be breached

No suitable habitat
present on site; no
potential to occur.
CNDDB occurrence
records within vicinity
of project

Rhinichthys osculus ssp.
3

Santa Ana speckled
dace

None/ SSC/ None

Permanent streams
with cool, flowing
rocky-bottomed
washes, shallow
cobble and gravel
rifles

No suitable habitat
present on site. Not
expected to occur.

Streptocephalus woottoni

Riverside fairy shrimp

FE/ None/ Covered

Deep, long-lived
vernal pools, vernal
pool-like seasonal
ponds, sfock ponds;
warm water pools
that have low to
moderate dissolved
solids

Potentially suitable
habitat present
moderate potental to
occur. CNDDB
occurrence records
within vicinity of
project

Tryonia imitator

mimic fryonia
(=California
brackishwater snail)

None/ None/ None

Coastal lagoons,
estuaries and salt
marshes

No suitable habitat
present on site. Not
expected to occur.

1 This table includes all NCCP-covered species and species reported in the 8 topographic quadrangles surrounding the Project Area (EI Toro,
Tustin, Laguna Beach, Santiago Peak, San Juan Capistrano, Canada Goberadora, and Dana Point).

Federal Designations:

BCC United States Fish and Wildlife Service Birds of Conservation Concern
(FD) Federally delisted; monitored for five years
FE Federally listed Endangered

FT Federally listed as Threatened

WLBCC United States Watch List of Birds of Conservation Concern

State Designations:

FP California Department of Fish and Game Protected and Fully Protected Species
SE State-listed as Endangered
ST State-listed as Threatened

SSC California Department of Fish and Game Species of Special Concemn
WL California Department of Fish and Game Watch List Species

NCCP Designations:

Covered — Covered species under central / Coastal Subarea Plan
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RESOLUTICNNO, 16-02

A RESCLUTION OF THE CITY COUNCIL OF THE CITY OF SAN CLEMENTE,
CALIFORNIA, APPROVING THE UPDATE TO THE CITY OF SAN CLEMENTE
: COASTAL LAND USE PLAN.

WHEREAS, proposition 20 passed by the people of the State of California in 1572,
declared the California Coastal Zone a resource of State-wide significance; and

WHEREAS, The California Coastal Act of 1978, Public Resources Code Section
30000 et.seq (Coastal Act), was promulgated to implement the goals of Propesition 20 and
to establish certain basic goals, as follows: '

1. To protect, mainiain, enhance and where feasible, restore the overall guality of
the Coastal Zone envircnment;

2. To assure balanced utilization of the Coeastal Zone rescurces;

3. To maximize public access and recreation opportunities consistent with resource
conversation principles and private property rights;

4. To assure priority for coastal-depended development over other development, -

5. Toencourage State and local efforts to coordinate planning for mutually beneficial
uses; and :

WHEREAS, the Coastal Act requires local government to prepare a Local Coastal
Program for that portion of the Coastal Zone which lies within its jurisdiction; and

WHERFEAS, on May 11, 1888, the Coastal Commission certified the City of San
Clemente Coastai Land Use Plan; and

WHEREAS, the City Council approved a compreh’eﬁsivé update to the General Plan
on May 8, 1883; and :

WHEREAS, on 2014 the City Council approved the Centennial General Plan; and

WHEREAS, on June 10, 2014 the City received a grant from the California Coastal
Commission fo assist in the funding to develop a new Certified Local Coastal Program; and

WHEREAS, on August 21, 2014, a public workshop was held to receive input on
improving the Local Coastal Pregram review process; and

WHEREAS, on November 8, 2014 the Executive Management Team reviewed the
Coastal Land Use Plan (LUP) and provided comments that were incorporated into the LUP;

and .

WHEREAS, on January 8, 2015, the Coastal Advisory Committee reviewed the LUP
and provided comments that have been incorporated into the LUP; and :

WHEREAS, on January 13, 20135, the Beaches, Parks, and Recreation Commission
reviewed the LUP and provided commenis that have been incorporated into the LUP; and
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WHEREAS, on May 12, 2015, the Planning Commission of the City of San Clemente
heid 3 duly noticed public hearing on the subject. appiication and considerad svidanoe
oresanted by City staff-and cther interested parties and continued the project; and

P
PIaoTinalll Yy At HET 3 &

WHEREAS, on May 14, 2015, the Coastai Advisory Commissi
new policies added fc the LUP basad on the completed biologic
comments that have been incorporated into the LUP; an

.

WHEREAS, on May, 12, June 8, June 24, and June 30, 2015, the Planning

Commission of the City of San Clemente held a duly noticed public hearings on the
subject appiication and considered evidence and testimeny presented by City staff and

ather interested parties and on the final meeting recommended approval of the LUP to -

the Cily Council; and

WHEREAS, on December 15, 2015, the City Council of the City of San Clements
held a duly noticed public hearing on the subject application and considered evidence
and testimony presanted by City siaff and other interested parties and continued the

oroject; and

WHEREAS, the Planning Division completed an environmental assessment of the
proposed amendments for compliance with the California Environmental Quality Act
{CEQA}. Pursuant o Article 18 Statutory Exceptions 15285 CEQA doss nei apply.
bacause the activities and approvals are pursuant to the California Coastal Act; and

WHEREAS, on February 2, 2018, the Ciy Council held a duly noticed public
hearing on the subject application and considerad evidence praesented by City staff and
cther interested pariies. :

NOQW, THEREFORE, the City Councll of the City of San Clemente hereby rescives
as follows:

Section 1: The above recitals are afl true and correct.

Section 2: This project is axempt from CEQA review pursuant to Article 18 Statutory
Exceptions 15285 CEQA because the activiies and approvals are pursuani tc the
California Coasial Act;

Section 3. There is general conformance with Coastal Land Use Plan and the City
General Plan; however, where provisions of this Coastal Land Use Plan conflict with parallel
orovisions of the City's General Plan, such as to implement technical comments by the
California Coastal Commission, those minor inconsistencies will be addressed through a
subsequent amendment to the General Plan to conform the General Plan to the more

recenily enacted Coastai Land Use Plan text.

Section 4; That this update to the Coastal Land Use Plan is consistent with all
. surrounding land uses and it is further determined and it is in the public interest and general
welfare of the community and progerties in the coastal neighborhoads.
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Section 5: The Coastal Land Use Plan is intended to be carried outin a manner fully
in conformity with the California Coastal Act of 1976, Pubiic Resources Code30510(a)

Section B: This updale to tha Coastal Land Use Plan will require adoption by the City
Council afizr California Coastal Commission approval.

-

PASSED AND ADOPTED this ak/‘/D day of February,2016.

Sity Clerk of the City er Mayor of the City of San
Cilemente, Califomia |
STATE OF CALIFORNIA

)
COUNTY OF ORANGE ) §
CITY OF SAN CLEMENTE )

I, JOANNE BAADE, City Clerk of the City of San Clemente, California, do hereby ceriify hfz‘t
Resolution No. ___16—~ 02 was ?dopted at a regular meeting of the City Council of the City
of San Clemente heid onthe _3A¥D dayof _ February , 2016  .ny

the following vote:

A
(WEZ ot
S0

AYES!  BROWN, DONCHAK, HAMM, WARD, MAYOR BAKER
NGES: NONE
ABSENT: NONE

INWITNESS v‘i'-i:R:OF, { have heraunto set my hand and affixed the cificial seal of the

f‘it; of San Clemente, California, zh:s 12.7"! day of /%Z . 2@/{2

A

CITY CLERK of the City of
an Clemente, California

' CLERK OF THE
CALIFOR %w '@ % AlRoeE

Approved as to form:

5.{,"5@

PEN ALTY r—‘
INSTRUMENT TO BU X THE FOREG%S
CORRE CTC OPY OF HEOFIiTGlNAL oW

ONFILE IN MY OFFICE,
DATE: ﬂ

3/t
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H Map Pages Certified LUP Designation Requested LUP Changes Type of Change
2 F3 Industrial 11 and I3 Light Industrial (LI-2), some properties west of |-5 in Coastal Overlay |[Renaming of designation
4 E2 Mixed Use MU5.2, within Marblehead Coastal Specific Plan |Residential Low Density (RL) Clean-up
. . . Community Commercial (CC2), some properties are in the Medical
13 F3 Community Serving Commercial CC2 . . . Clean-up
Office or Professional Business Overlay
15 D2 Coastal and Recreational Services CRC2 Residential High Density (RH) Clean-up
Regional Commercial (RC). In addition, incorporate Marblehead
Coastal Plan Area (CDP 5-03-013) Land Use Map changing MU5.2 to
16 E2,E3,F3 |Mixed Use MU5.2, within Marblehead Coastal Plan . ( . ) . P . &ing . |Clean-up
Open Space Private (0S2), Residential Low (RL), Regional Commercial
(RC), and Coastal and Recreation Serving Commercial (CRC).
Mixed Use 3.1 (MU3.1) and Light Industrial (LI-1), within the Clean-up and renaming of
-u i
18 F3 Mixed Use MU3-p-A Architectural, Pedestrian and Coastal Overlays. Light Industrial area . p &
. o . designation
is also within Mixed Use Overlay.
Mixed Use 3.1 (MU3.1) and Light Industrial (LI-1). Within the Response to Council
19 F3 Industrial 11 Architectural, Pedestrian and Coastal Overlays. Light Industrial area |direction at 2/3/15
is also within Mixed Use Overlay. meeting
Light Industrial (LI-2), within Architectural, Pedestrian, Coastal and Response to Counci
20 F3 Industrial I1 g ‘ ‘ ’ direction at 2/3/15

Mixed Use Overlay

meeting
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H Map Pages Certified LUP Designation Requested LUP Changes Type of Change
Response to Council
. Mixed Use 2 (MU2) and within Architectural, Pedestrian, and Coastal | | P .
21 F3 Mixed Use MU2-p-A ) ) ) i direction at 2/3/15
Overlays. Prior to 2014 the land use designation with MU3.1. .
meeting
22,23, F3,G4, H4 |Various Urban Dt'esign Element (Po'licy UD-5.07) extends Architectural Overlay Clean-up
24, 41 from Palizada to El Portal in error.
Response to Council
23 F3 Neighborhood Serving Commercial NC2 Mixed Use 1 (MU1) within Architechtural and Coastal Overlays direction at 2/3/15
meeting
Response to Council
24 F3 Neighborhood Serving Commercial NC2 Mixed Use 1 (MU1) within Architechtural and Coastal Overlays direction at 2/3/15
meeting
Mixed Use 3.1 (MU3.1), some properties within Architectural Response to Counci
27 G3,G4  |Mixed Use MU3-A e - prop ’ direction at 2/3/15
Pedestrian and Coastal Overlays .
meeting
Response to Council
28 G3 Mixed use MU4.1-p-A Mixed Use 4 (MU4) direction at 2/3/15
meeting
Response to Council
29 G4 Mixed Use MU3-p-A and Neighborhood Serving NC2 Mixed Use 3.2 (MU3.2), some properties within Coastal Overlay direction at 2/3/15
meeting
30 H4, 14 Community Serving CC2 and CC3 Community Commercial (CC2) Clean-up
35 H4, 14 Residential RL Residential Low Density (RL) Clean-up
36 F2, F3 Mixed Use MU2-p-A and MU3-p-A Mixed Use 3.1 (MU3.1) Renaming of designation
Neighborhood Commercial (NC1.2) and Residential Medium (RM
37 F3 Neighborhood Serving NC2 }g' { ( ) . ! I ium (RM) Clean-up
within Coastal Overlay, prior to 2014 entire property was NC2
Planning Commission
Mixed Use 3.0 (MU3.0), within Architectural, Pedestrian and Coastal .
38 G3 Mixed Use MU3-p-A x ( ), withi ! ! I directed change at 4/22
Overlays .
meeting
Staff recommended
40 F2, F3 Right of Way Right of Way

change
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41

F3, G4, H4

Right of Way

Right of Way

Staff recommended

change
H Map Pages Certified LUP Designation Requested LUP Changes Type of Change
a4 F3, F4 Mixed Use MU2-p-A Mixed Use 2 (MU2), within Architectural, Pedestrian, and Coastal
Overlays
46 G3 Residential RM Residential Medium Density (RM), within Coastal Overlay Clean-up
51 3 Mixed Use MU3-p-A Mixed Use 3.0 (MU3.0) within Architectural, Pedestrian and Coastal |Staff recommended
Overlay change
. _ . . . . _ Staff recommended
52 F2 Mixed Use MU5.2, within Marblehead Coastal Specific Plan |Coastal Recreation Serving Commercial (CRC) within Coastal Overlay change
Planning Commission
53 F3 Neighborhood Serving Commercial NC2 Mixed Use 1 (MU1) within Architectural and Coastal Overlay directed change at
9/2/2015 meeting
. . . . . . . . . Staff recommended
57 F3, G3 Neighborhood Serving Commercial NC2 Residential Medium Density (RM), in Affordable Housing Overlay

change
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