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Planning Commission Scott Smith, City Attorney
City of San Clemente City of San Clemente
100 Avenida Presidio 100 Avenida Presidio
San Clemente, CA, 92672 San Clemente, CA, 92672

Jim Pechous

City of San Clemente

100 Avenida Presidio

San Clemente, CA, 92672

RE: City of San Clemente: Planning Commission Agenda 8-A
Local Coastal Program Land Use Plan (“LUP”), June 4, 2015 Draft
Opposition to Proposed Resolution PC 15-018

Dear Honorable Chairwoman, Commissioners, and Messrs. Smith and Pechous:

Axelson & Corn, P.C. is counsel to the owners of 16 coach owners at the Capistrano Mobile Home
Park (“Park™).! On behalf of our clients, we echo the statements and objections, registered by The
Loftin Firm, P.C., counsel for the Park’s owner, Capistrano Shores, Inc. (“CSI”), in its letter of even
date.

We also join CSI in its prudent call to postpone submittal of the LUP to the City Council. This
postponement is necessary so that the concerns and deficiencies identified in the multiple letters
submitted by The Loftin Firm, and this letter, can be adequately addressed and corrected by City
Staff.> We ask that you incorporate all of these letters into the administrative record for this matter.

1 See attachment A for the names and addresses of represented parties.
2 The Loftin Firm has submitted 5 letters in 2015 dated as follows: January 6, February 16, April 22,

May 21, and June 9.
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With respect to our clients and the Park, the LUP’s core deficiency is that it creates irreconcilable
conflicts with the California Mobile Home Park Act and the Manufactured Housing Act. Unless we
fix these problems now, the City will face years of enduring problems, complaints and lawsuits from
its mobile home park owners, and conflicts with the State Department of Housing and Community
Development, which regulates mobile home parks statewide.

We would also like to point out that the LUP incorrectly blames beach access problems at or near the
Park on the Park’s existing shoreline protective system. The true cause of beach access problems at
this location, if any, is the narrow width of the beach. The narrow beach is what necessitated the
Park’s protective structures in the first place, not the other way around.

The narrow beach at this location, and in many locations throughout Southern California, is caused
by man’s intensive development throughout the Southern California upland watershed, including the
construction of harbors and jetties up coast of the Park. These developments have permanently
disrupted Nature’s sand delivery systems, causing historically unprecedented beach narrowing. In
other words, the Park’s protective structures are a symptom, not a cause, of the narrow beach at this
location. The LUP should properly reflect this reality.

We would like the opportunity to continue our work with your Staff on the resolution of these and
other problems prior to submittal of the LUP to the City Council. And, we look forward to working
collaboratively on a certifiable LUP that conforms with the Coastal Act while preserving

constitutionally protected property rights.
Sincerely yours,

AXELSON & CORN, P.C.
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ATTACHMENT “A”
CAPISTRANO SHORES CLIENTS

Mike Barth - Unit 90

Mike & Brenda Carver - Unit 48
Blaine & Renetta Caya - Unit 74 & 75

Don Chase - Unit 69

Mike Christian - Unit 31

Rick & Kim Gallagher - Unit 17
Shane Griswold - Unit 40

Fritz Hitchcock - Unit 81

Ray Linovitz - Unit 13

Gerry Loughman - Unit 18
Steve Samuellian - Unit 48
Chuck & Jill Schreiber - Unit 35
Steve Shapiro - Unit 10

Mark Shuster - Unit 24

Damon Suter - Unit 23

George & Jane Wallace - Unit 57



THE LOFTIN FIRM, P.C.
i

ATTORNEYS AT LAW

VIA HAND DELIVERY AND ELECTRONIC MAIL (Planning@san-clemente.org, CityClerk@san-
clemente.org)

June 9, 2015

Planning Commission Scott Smith, City Attorney

City of San Clemente City of San Clemente .
100 Avenida Presidio 100 Avenida Presidio

San Clemente, CA, 92672 San Clemente, CA, 92672

Jim Pechous

City of San Clemente

100 Avenida Presidio

San Clemente, CA, 92672

RE: City of San Clemente: Planning Commission Agenda 8-A
Local Coastal Program Land Use Plan (“LCP LUP”), June 4, 2015 Draft
Opposition to Proposed Resolution PC 15-018

Dear Honorable Chairwoman, Commissioners, and Messrs. Smith and Pechous:

The Loftin Firm, P.C. is counsel to Capistrano Shores, Inc. (“CSI”) owner of the Capistrano
Shores Mobilehome Park (the “Park™). The Park is home to some 90 resident households, in the
City of San Clemente (the “City”). This correspondence is in response to the City’s latest LCP
LUP draft dated June 4, 2015, circulated on Friday afternoon.

We respectfully request that the Planning Commission delay submittal of the LCP LUP to the
City Council, in light of a significant number of errors and inconsistencies. Further, we request
that the Planning Commission ask staff to confer with the City Attorney regarding CSI's
proposed revisions, and further, to ask staff to respond back to the Planning Commission
substantively regarding the concerns identified in this and previous correspondence.

CSI provided comments to the LCP LUP in writing prior to the last Planning Commission
meeting on May 12, 2015, and orally at the public hearing, citing facial errors, inaccuracies,
evidence of bias, and misstatements of law. In the public hearing on May 12, 2015, the
Commissioners withheld substantive comment and discussion on CSI’s proposed changes, and
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referred CSI to the City Attorney--stating the belief that the City Attorney would serve as the
single conduit for all CSI’s comments to the LCP, that the City Attorney would discuss them
directly with staff, and that staff would address the changes or provide substantive discussion in
the record before the Planning Commission on June 9, 2015.

Moreover, at the City’s request, and at additional cost to CSI, our firm consolidated CSI’s
requested changes from our previous correspondence, and proposed solutions to resolve the
injuries suffered by CSI, in lieu of objecting to substantial portions of the Local Coastal
Program. CSI delivered these to the City Attorney on May 21, in the City’s requested format,
redlined to the LCP itsclf. Based on the City’s 225 page draft LCP LUP circulated on Friday
June 4, 2014, CSI’s comments have not been included or addressed.

Accordingly, CSI hereby incorporates its previous correspondence on the LCP LUP to date,
including without limitation correspondence dated January 6, 2015, February 16, 2015, and April
22, 2015, as well as the redlined changes sent May 21, 2015 to the City Attorney, all attached
hereto as Exhibit A, and further objects to the City’s proposed LCP LUP as follows:

City’s Draft Contradicts the City’s Zoning Ordinance, and Elsewhere Fails to Avoid Conflict
with the Mobilehome Parks Act

CSI provided corrected language regarding the incorporation of the nonconforming use language
into the LCP LUP on April 22, 2015, and again on May 21, 2015. However, the current version
at LU-15, page 2-31 does not mirror the nonconforming use ordinance and provides incomplete
citation, which should be: “...Mobilehome Parks Act, Cal. Health and Safety Code §§ 18200 et
seq., Manufactured Housing Act, Cal. Health and Safety Code §§ 18000 et seq., and Title 25, 25
Cal. Code of Regulations §§ 1000 et seq.” We further request that the “nonconforming
mobilehome” language at page 2-31 be extended to the Hazards Section, and as an exception to
the definition of “Coastal Redevelopment”.

City’s Draft Misrepresents Access and Public Amenity Inventory in an Attempt to Target
Capistrano Shores’ Seawall Protection under Cal. Pub. Res. Code § 30235

The City separates Capistrano Shores Mobilehome Park from North Beach, in the access and
public amenity inventory, without justification, at pages 3-8, 3-25, 3-33, and 3-34. Capistrano
Shores Mobilehome Park shares the same traffic light and intersection as North Beach, with
North Beach parking immediately adjacent to the park.

Further, the City claims that access is “limited during high tide” due to “a combination stone and
wood bulkhead...” at page 3-8. This is incorrect. If access is restricted at all, it is solely as a
result of the OC Flood channel improvements, which create a substantial change in grade.

CSI is concerned with these comments, and their unfair characterization of CSI’s seawall, as the

Coastal Commission has publicly speculated about thwarting the protections for existing
secawalls in Cal. Pub. Res. Code § 30235 by engineering “conflict” between other areas of the

Shared:Capistrano Shores:010 Correspondence:2015:Maniscalco, A. to Planning Comm., regarding LCP LUP v2 6-9-15.docx:
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Coastal Act, specifically the public access provisions. Accordingly, these factual inaccuracies
regarding access at Capistrano Shores Mobilehome Park are highly concerning.

City’s Draft Contains Extension of Access Management Program, In Direct Conflict with
Coastal Act, Cal. Pub. Res. Code § 30610.3

The City LCP LUP calls out “development” in Capistrano Shores for an access management
program. However, an access management program only applies to “an existing subdivided
area, which has less than 75 percent of the subdivided lots built upon, or an area proposed
to be subdivided”, Cal. Pub. Res. Code §30610.3. Capistrano Shores Mobilehome Park is
neither a “subdivided area” nor an area proposed to be subdivided. The City’s persistence in
calling Capistrano Shores Mobilehome Park out for an access management program is contrary
to law, and raised a concern given the City’s refusal to integrate the limitations cited above.

City’s Draft Fails to Restrict Exactions Based on Rough Proportionality or Takings

The LCP LUP conspicuously avoids including any of the portions of the Coastal Act which
protect private property, or the undisputed requirement of rough proportionality. See, e.g. Dolan
v. City of Tigard, 512 U.S. 374, 391 (1994). However, on pages 3-47, 3-48, and 3-49 the LCP
LUP singles out Capistrano Shores for vertical and horizontal access exactions, for
“development”’ which, here, is so broad as to wrap up minor development which does not have a
rough proportionality to an access exaction, or which term “development” is ambiguous given
intersecting areas of state law. See, e.g. the California Mobilehome Parks Act, Cal. Health and
Safety Code §§ 18200 et seq.

CSI has previously asked, and continues to ask that rough proportionality be added back into the
public access limitations at PUB-50 on page 3-49, and that Cal. Pub. Res. Code § 30010 be
included in policy recitals, which reads in relevant part: “The Legislature hereby finds and
declares that this division is not intended, and shall not be construed as authorizing the
commission...or local government....to exercise their power to grant or deny a permit in a
manner which will take or damage private property for public use, without the payment of just
compensation therefore...” Cal. Pub. Res. Code § 30010. CSI suggests reciting this provision of
the Coastal Act at Section 3.2, Coastal Act Policies at LCP LUP page 3-36.

City’s Draft Attacks Existing, Vested Residential Property Which Include Shoreline
Protection, and Disregards Coastal Act Protections for Property Owners

CSI has suggested, and again suggests reciting the protections in the Coastal Act for shoreline
armoring at Cal. Pub. Res. Code § 30235, outside the hazards section, at page 3-39:
“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...” Cal. Pub. Res. Code § 30235 extends to coastal-dependent uses (like homes), and
existing development, and while the Coastal Commission is attempting to narrow and excise

! See, e.g. California Coastal Commission v. Quanta Investment Corp., 113 Cal. App.3d 579
(1980).
Shared:Capistrano Shores:010 Correspondence:2015:Maniscalco, A. to Planning Comm. regarding LCP LUP v2 6-9-15.docx:
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protections for “existing development” from the Coastal Act, (for which it is being sued in
multiple actions), the Coastal Act still contains protections for uses that are dependent on
seawalls.

These concerns also extend to LCP LUP, Section 5 “Hazards,” where the City has added
ambiguous language as to “Removal of Unpermitted and/or Obsolete Structures”, at page 5-9.
The language fails to distinguish between structures which are lawfully present as they predate
the Coastal Act, or structures which are lawfully permitted but which may arbitrarily be deemed
“obsolete” without a reasonable statutory basis.

The City has also added provision for waiver and expiration of shoreline retention devices,
throughout pages 5-14, 5-15, and 5-16, using the definition of “Coastal Redevelopment” which
was previously identified as vague and ambiguous when applied to mobilehomes and related
installations under the Mobilehome Parks Act.

Further, expiration conditions and mandatory waiver (such as on Page 5-16) are contrary to the
Coastal Act itself, and are the subject of litigation against the Coastal Commission. See, e.g. Cal.
Pub. Res. Code § 30235. All of these provisions, if applied to mobilehome placement, would
constitute a taking, in addition to demonstrating a conflict of law with the Mobilehome Parks
Act, Cal. Health and Safety Code §§ 18200 et seq.

Mobilehome Park Overlay As a Solution

The LCP LUP arguably exacerbates the City’s taking of Capistrano Shores Mobilehome Park,
insofar as it attempts to restrict the lawful use and placement of mobilehomes as frequently occur
within a mobilehome park, and as it threatens to take vested, essential structures protecting the
present, vested mobilechome park. For example, at page 5-7, the City proposes setbacks on
“beach front lots” which if extended to mobilehome home placements on spaces, could prevent
the lawful location of homes—in addition to conflicting directly with the Mobilehome Parks Act.

As a proposed solution, to this, and related conflicts, on May 21, 2015 CSI provided the City
with language for a mobilehome park overlay, similar to overlays used elsewhere. This language
strives to assure the City and CSI that Capistrano Shores Mobilehome Park would not attempt to
change its use, and that CSI need not fear a taking—assuring that health and safety permits will
be granted, and that residents will not lose their homes. We have not heard a response from staff,
but believe that global solutions like this provide fairness and certainty for all.

Shared:Capistrano Shores:010 Correspondence:2015:Maniscalco, A. to Planning Comm. regarding LCP LUP v2 6-9-15.docx:
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We appreciate your time and consideration, and again ask that the LCP LUP be held for further
review and revision and that staff be provided the time and support to consider the foregoing,
particularly in light of the substantial changes in the Planning Commission’s drafts.

Sincerely,

THE LOFTIN FIRM, P.C.

e

aniscalco, Esq.

cc: Community Development Director (cityhall@san-clemente.org)
City Clerk (CityClerk@san-clemente.org)
City Manager (CityManager@San-Clemente.org)
Matthew “Mal” Richardson, City of San Clemente (Matthew.Richardson@bbklaw.com)
Seena Samimi, City of San Clemente (seena.samimi@bbklaw.com)
Client

Encls.

Shared:Capistrano Shores:010 Correspondence:2015:Maniscalco, A. to Planning Comm. regarding LCP LUP v2 6-9-15.docx:
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ATTORNEYS AT LAW

VIA U.S. MAIL & Email (Icp@san-clemente.com)
April 22,2015

Chairman and Commissioners

City of San Clemente Planning Commission
910 Calle Negocio, Suite 110

San Clemente, California 92673

Re:  Planning Commission Study Session, April 22, 2015
Local Coastal Program, Draft Land Use Plan, with Attachments, dated April 17, 2015

Planning Commission Regular Session, April 22, 2015
Planning Commission Hearing # 11A — Future Agenda
Request: Delay Action on Draft Land Use Plan

Dear Honorable Chairman and Commissioners:

This correspondence is submitted on behalf of Capistrano Shores, Inc., a California
nonprofit corporation (“CSI”’) and the owner of Capistrano Shores Mobilehome Park (“Park™).

REQUEST

The Request is to delay any action on the proposed Local Coastal Program, Draft Land Use
Plan, with attachments, dated April 17, 2015 (“Draft LUP”) for at least thirty (30) days. The
three (3) primary reasons for this request are to provide time for (1) a full review of this packet,
(2) for the interested parties to meet with staff to discuss the relevant issues to reach an agreement
on the language related to the Park, and (3) for interested parties to receive the complete, final draft
with adequate time to respond.

LIMITED COMMENTS TO DRAFT

The above referenced Draft LUP was received on Friday, April 17,2015 for a study session
and hearing on April 22, 2015. The Draft LUP does not contain all of the comments from the
Coastal Commission staff but will be updated for the public hearing set for May 6, 2015. There
has not been sufficient time within which to review the incomplete Draft LUP and based upon the
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April 22,2015
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proposed timeframe by staff, there will not be sufficient time within which to review the Final
Draft LUP to be provided at the proposed May 6, 2015 hearing date.’

Consequently, CSI provides limited comments to the incomplete Draft LUP and retains,
reserves and preserves all rights to object to and/or seek appropriate legal redress to any assertions
contained in the incomplete Draft LUP. Incorporated into this correspondence as though fully set
forth are the correspondences, with attachments, sent to Jim Pechous by Alexander Maniscalco
from this Firm on February 16, 2015 and on January 6, 2015.

ATTACHMENT 1: DRAFT LAND USE PLAN

1. As general comments, the Draft LUP is confusing, which confusion leads to threats on the
existence of the Park; and there are typographical errors, e.g. use of county when the word
should be city.

2. Page 1-5, sec. 1.2.3 (2). There are City obligations which are, in part, codified in City
ordinances. The City is currently acting as the “Local Enforcement Agency” for the
California Department of Housing and Community Development, Codes and Enforcement,
Mobilehomes and Mobilehome Parks. This has not been included in this section and needs
to be included.

3. Page 1-5,sec. 1.2.3 (1). The location description within this section may apply to the Park,
thereby authorizing an appeal to the Coastal Commission on any permit granted to the Park
or to a mobilehome owner. There are activities which CSI believes should not be
appealable such as the “swap-out” of an old mobilehome for a new mobilehome. The
language needs to exempt mobilehomes.

4. Page 2-1, sec. 2.1. The last sentence of this section reads “/NJew development in the City
is required to be consistent with the LUP map and all applicable LCP policies.” As broadly
as this is written, it would apply to anything in the Park and open the Park up to such
demands as access (which action is prohibited by the Mobilehome Park Act, Health &
Safety Code Sections. 18200 et seq.) If required to comply with all LCP policies, the Park
would have to close and be removed from the real property, against the property rights of
the Park owners and residents.

5. Page 2-3, sec. 2.3. The Land Use Designation for the Park contained in the City’s General
Plan is inconsistent with the Park’s current and historical use. The City designated the Park
property as “open space”, but the Park has been on this site since 1960 under an approved
conditional use permit. Therefore, the Park must be exempted from any requirements
related to the General Plan designation or amend the General Plan.

! Memorandum, Planning Division, April 22, 2015 by John Ciampa, Associate Planner (“Ciampa Memo”)
M:\Capistrano Shores\450 LCP\4-22-15\Ltr to Planning Commission (v5) 4-22-15.docx
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6. Page 2-4 to 2-11. sec.2.3.1. Mobilehome Parks are not listed on the chart nor under the
discussion of Land Uses. Mobilehome Parks need to be added.

7. Page 2-12, sec. 2.3.1. “Open Space.” The Park needs to be listed as a permissible use
within the General Plan “Open Space”.

8. Pages 2-13 to 2-16, sec. 2.3.2. “Focus Areas.” The Park appears to be in the North
Beach/North El Camino Real Focus Area. There is no mention of the Park in this area
whereas in, for example, the DelMar/T-Zone Focus Area residential is mentioned. Further,
the City’s goal for the Park has been to restrict height in the Park for the ostensible benefit
of the Marblehead Coastal Area. This attempted and vocal desire to restrict the Park has
resulted in significant reduction in value to the Park property and the mobilehomes located
therein.

9. Page 2-16 sec. 2.4.1: Goal 2-1. Notwithstanding this Goal 2-1, the replacement, repair and
rehabilitation of old mobilehomes has been significantly hampered under the guise of the
nonconforming use ordinance and/or the “approval in concept” application. The Park
residents want their mobilehomes to reflect a community of high quality and to have the
right to repair, maintain and replace their homes as has been consistent with their historical
use and California law. The Park and mobilehome owners desire the ability to comply
with this goal to enhance the Park and the North Beach area.

10. Pages 2-16 to 2-17, sec. LU-1. The policy set forth in this section purports to
[A]ccommodate the development of a variety of housing types,... but leaves out the
mobilehome communities, including the Park. Please add Mobilehomes and Mobilehome
Parks under this Goal.

11. Page 2-18. sec. LU-8. The Park should be included to receive a categorical exclusion order.

12. Page 2-19, sec LU-15. The Park appreciates the inclusion of the Nonconforming
Mobilehome and Mobilehome Park Uses section. The request is to have the language here
match the language in the ordinance, particularly in light of the preemption language
discussed supra. Additionally, the use of “Mobilehome Parks and Installations” is not a
proper reference because it is not an Act, but rather indicates regulations; therefore, the
official cite needs to be included. Conforming language:

a. Delete: Existing language

b. Replace with: Nonconforming mobilehome and mobilehome park uses.
Nonconforming mobilehomes may be replaced, renovated, remodeled, expanded
or repaired. New mobilehome accessory structures and utility improvements are
permitted. Mobilehome park common areas, roadways, and utility improvements
may also be added, repaired, renovated, remodeled, expanded or replaced. All
mobilehome and mobilehome park improvements shall comply with the

M:\Capistrano Shores\450 LCP\4-22-15\Ltr to Planning Commission (v5) 4-22-15.docx



THE LOFTIN FIRM, P.C.

Chairman and Planning Commissioners
City of San Clemente, Planning Commission
April 22, 2015

Page 4 of 8

13.

14.

Mobilehome Park Act, CA Health & Safety Code Sectios. 18200 et seq. and
California Code of Regulations, Title 25, Division 1, Chapter 2, Mobilehome Parks
and Installations.

Page 2-29, sec. 2.4.9. North Beach/North El Camino Real Focus Area, Goal 2-9. There is
no goal to preserve residential neighborhoods, including mobilehome park neighborhoods,
in this area. Please add these categories to Goal section 2.4.9.

Page 2-30, sec. LU-79. Residential Buffers. Mobilehome Parks and, in particular, the
Park, need to be included in this section.

15. Page 2-30. sec. LU-82. El Camino Real. This is vague. Does mixed-use mean residential

16.

17.

18.

and mobilehome parks? If not, please add both of these uses for this area.

Page 2-31, sec. LU-83. Exempt mobilehomes from this design requirement.

Page 2-33. Marblehead. Remove restrictions from the Park related to views from
Marblehead. While the Park contends there is not a significant view impairment due to 1
or 2 story mobilehomes assuming arguendo there is view impairment, then the City and
CCC had the opportunity to plan Marblehead without the assumed necessity of impairing
the Park’s and mobilehome owners’ property rights.

Page 3-5. Figure 3-2 Bike and Pedestrian Trails. It appears that the City is proposing a
bike and pedestrian trail through the Park. This needs to be deleted. The Park will not
agree to this for all the reasons stated over the last five plus years. There is beach access
for a trail in front of the revetment, on the sand.

19. Page 3-6 (unnumbered map) Shoreline Access. The Park appears on page 3-6 as a private

20.

shoreline access. It is also the only entrance to the Park. Please revise to include the only
entrance to the Park.

Page 3-8, sec. 3.1.2. Access Point 2: Capistrano Shores. The major issue with this
description is that it implies the public cannot use the beach in front of the Park because
there is no access. That is simply not accurate. The Public does use the beach in front of
the Park. The following portion of this description is at best misleading:

a. Delete: 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 ...

b. Replace with: The single entrance to the mobile home park is located at the
intersection of North El Camino Real and Avenida Estacion. Utilization of the
beach in front of the mobile home park is accessed from the north or south access
points. The private driveway which provides entrance to the mobile home park....

M:\Capistrano Shores\450 LCP\4-22-15\Ltr to Planning Commission (v5) 4-22-15.docx
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21. Page 3-25, Table 3-1. This table incorrectly characterizes the beach characteristics in front
of the Park; therefore, this table is at best misleading regarding the conditions related to
access to and parking for the beach in front of the Park.

a. Type of Public Access: Needs to state from the south and north end of the Park.

b. Parking: There is parking at both the north and south end of the Park. In particular
the south end of the Park has significant beach parking. Under the category of
parking, either a reference to the parking areas or the number of parking spaces
needs to be stated.

22. Page 3-31 to 3-32. sec. 3.1.4. Capistrano Shores Beach and Community. Again, this
language at best incorrectly characterizes the Park.

a. Delete: 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
mobilehomes from large surf. There are no public amenities within this area of the
coastline.

b. Replace with: The single entrance to the mobile home park is located at the
intersection of North El Camino Real and Avenida Estacion. The entrance to the
Park is not a beach access point. Utilization of the beach in front of the mobile home
park is accessed from the north or south access points. The private driveway 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 north 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 mobilehomes from large surf and the City
improvements for drainage. There are no public amenities within this area of the
coastline.

23. Page 3-36, section 3.2. New Development project. Under subsection (b) “New
development” does not include:

a. Add New (b)(6) “Nonconforming mobilehome and mobilehome park uses.
Nonconforming mobilehomes may be replaced, renovated, remodeled, expanded
or repaired. New mobilehome accessory structures and utility improvements are
permitted. Mobilehome park common areas, roadways, and utility improvements

M:\Capistrano Shores\450 LCP\4-22-15\Ltr to Planning Commission (v3) 4-22-15.docx
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may also be added, repaired, renovated, remodeled, expanded or replaced. All
mobilehome and mobilehome park improvements shall comply with the
Mobilehome Park Act, CA Health & Safety Code Sections. 18200 et seq. and
California Code of Regulations, Title 25, Division 1, Chapter 2, Mobilehome Parks
and Installations.”

24. Page 3-47, section sec. 3.3.1. PUB-48.

a.

Delete. Capistrano Shores Mobile Home Park. There is access at both ends of the
Park.

25. Page 3-47. section 3.3.1. Pub-49.

26.

27.

28.

29.

a.

Add New subsection (e): “Nonconforming mobilehome and mobilehome park
uses. Nonconforming mobilehomes may be replaced, renovated, remodeled,
expanded or repaired. New mobilechome accessory structures and utility
improvements are permitted. Mobilehome park common areas, roadways, and
utility improvements may also be added, repaired, renovated, remodeled, expanded
or replaced. All mobilehome and mobilehome park improvements shall comply
with the Mobilehome Park Act, CA Health & Safety Code Sections. 18200 et seq.
and California Code of Regulations, Title 25, Division 1, Chapter 2, Mobilehome
Parks and Installations.”

Page 4-1, section 4.1 ff. CSI objects to this entire section and specifically as applied to the

Park due to insufficient scientific findings applicable to the Park.

Page 4-25, RES-14. The general plan designation is open space and the zoning designation

is legal nonconforming use. The Park should be excluded from any dedications for open
space management because there is no “open space” use within the Park.

Pages 5.1 to 5.19. CSI objects to the statements of fact contained in this section which are
not scientifically founded or are founded upon disputed scientific assertions.

Page 5-7 HAZ-9. CSI objects to the unqualified requirement that a CDP requires record a

document exempting the City from liability. The objection is solely to the requirement to
record. Mobilehomes rent a space in a park and cannot record anything against the real
property; therefore, mobilehomes must be exempted from this requirement.

30. Page 5-8 HAS 11.

a.

Add a new HAZ for Nonconforming Mobile Homes and Mobile Home Parks.

Nonconforming mobilehome and mobilehome park uses. Nonconforming
mobilehomes may be replaced, renovated, remodeled, expanded or repaired. New
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31.

32.

33.

34.

35.

mobilehome accessory structures and utility improvements are permitted.
Mobilechome park common areas, roadways, and utility improvements may also be
added, repaired, renovated, remodeled, expanded or replaced. All mobilehome and
mobilehome park improvements shall comply with the Mobilehome Park Act, CA4
Health & Safety Code Sections. 18200 et seq. and California Code of Regulations,
Title 25, Division 1, Chapter 2, Mobilehome Parks and Installations.

Page 5-8, HAZ-12. Nonconforming Mobilehomes and Mobilehome Parks need to be
exempted from this section.

Page 5-11 HAZ-24 & HAZ-26. Nonconforming Mobilehomes and Mobilehome Parks
need to be exempted from these two (2) sections.

Page 5-14, HAZ-32. This section does not recognize pre-Coastal Act shoreline revetments.
The Park revetment precedes the enactment of the Coastal Act. This section needs to be
modified to provide the appropriate exemption.

Page 6-2 to 6-10. Visual. As applied to the Park, CSI strenuously objects to this section.
“View” has been misused in connection with requests for permits for mobile homes and
other improvements. CSI contends there is no significant view impairment along Pico or
from Marblehead by 1 or 2 story mobile homes.

Page 6-4, VIS-8. Public View Corridors. The Park has been situated in its location since
1960. The Park does not impede the public view corridors. Further, CSI objects to Figure
6.1 on pages 6-5 and 6-6, in particular creating a view corridor over the entire Park from
Marblehead; and to Figure 6-2 Scenic Roadway Corridors showing El Camino Real as a
Scenic Roadway Corridor, in that between the railroad tracks and El Camino Real there
are businesses and other improvements in front of the Park.

ATTACHMENT 2
Biological Inventory

CSI objects to this report in that it is incomplete and does not consider the 55 year

continuous use of the Park property in its report.

T T T T T Tl T
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Thank you for considering the concerns and requests of Capistrano Shores.
Sincerely,

THE LOFTIN FIRM, P.C.

/ / .

L. Sue Loftin, Esq.

cc: Client
City of San Clemente, City Council
California Coastal Commission
Scott Smith, City Attorney
Rob Zur Schmiede, City Community Development Director
Jim Pechous, City Planner
John Ciampa, Associate Planner
James Makshanoff, City Manager
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e

ATTORNEYS AT LAW

VIA U.S. MAIL AND ELECTRONIC MAIL
February 16, 2015

Jim Pechous

City of San Clemente

910 Calle Negocio, Ste. 100
San Clemente, CA 92673

RE: Local Coastal Program Land Use Plan, Proposed Language
Dear Mr. Pechous:

As you are aware, the Loftin Firm, P.C. is counsel to Capistrano Shores, Inc. (“CSI”), owners of
the Capistrano Shores Mobilehome Park. Capistrano Shores, Inc., on behalf of its Members and
mobilehome owners, respectfully submits the following proposed corrections, revisions, and
clarifications as part of the public comment period. The content of this letter is submitted as
additive, without limiting the scope of previous concerns and objections summarized in the
Letter to Jim Holloway and James Ciampa dated January 6, 2015.

Land Use Designations, Pages 2-4, 2-12. 2-15 CSI hereby objects to the City’s land use
designation of Capistrano Shores Mobilehome Park as OS2, and reiterates its previous objections
and communications regarding the OS2 designation of Capistrano Shores in the General Plan,
which designation has been continued in this Local Coastal Program Land Use Plan.

CSI’s objections extend both to the maps designating Capistrano Shores as “Private Open
Space,” on Page 2-4, and in the alternative to the definition of private open space on Page 2-12,
in prohibiting private residences. An “open space” designation is inconsistent with and injurious
to the 90 resident households living in Capistrano Shores, which community has been
continuously occupied since the late 1950s. Further, the City’s own records show that Capistrano
Shores did not receive notice of the proposed change in 1993, and that the posted notice was
legally insufficient, as per the court findings in Avenida San Juan Partnership v. City of San
Clemente, 201 Cal.App.4th 1256 (2011). A matrix of the previous objections and
communications are attached as Exhibit A, and are hereby incorporated as though fully set forth
in this letter.

5760 FLEET STREET, SUITE 110 - CARLSBAD * CALIFORNIA - 92008
T: 760.431.2111 « F: 760.431.2003 - WWW.LOFTINFIRM.COM « AMANISCALCO@LOFTINFIRM.COM

Capistrano Shores/010
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Coastal Access Points Diagram, Figure 3.3, Page 3-6.

CSI hereby objects to the designation of Capistrano Shores as an access point on Figure 3.3, on
Page 3-6, insofar as Figure 3.3 does not note that Capistrano Shores is a private access point,
with no public right of access. A public right of access though an existing, permitted
mobilehome park would be contrary to Cal. Health and Safety Code § 18406.

Access Management, Page 3-8

* Private Access Point 2: Capistrano Shores Mobile Home Park.
This private access is shown in Figure 3-5. Private Access Point 2
is not_subject to public access, as the City lacks a right of
access, and the park is a presently-operating mobilehome park
subject to the preemptive design requirements and limitations
of the California Department of Housing and Community

Development open—for-public-use. Presently, the City does not
have a right of public access —The-aceess—peint—is through the

Capistrano Shores Mobile Home Park. 'An Access Management
program would not apply unless the park were to be
redeveloped and subdmded resulting in a change of use from

a mobllehome park Aeeess—is—&em—eﬂe—dfweway—at—the

Utlllzatlon of the beach at thls pomt is _Lhm}ted—te—remdents of
the mobile home park: and public pedestrians from the North
Beach public beach, which is contiguous and immediately
south of the mobilehome park. Consistent with Title 25, 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 rallroad tracks. Fhe-beach-entrance-adjacentto-this-area—is
G{'H-i-te—ﬂﬂ-FFBW Access to this area from the public beach located to
the south is impossible during high tide due to the change in
grade from an existing flood control channel owned and
maintained by Orange County Public Works, OC Flood
Division. a—eembination—stone—and—wood—bulkhead designed—to

proteet—the—meobile—homes—fromlarge—surf: There are ae public

! Comment: There is no present right to public access through Capistrano Shores Mobilehome
Park.
2 Comment: As staff is aware, Access Management can only be imposed on “an existing
subdivided area which has less than 75 percent of the subdivided lots built upon, or an area
proposed to be subdivided.” Cal. Pub. Res. Code § 30610.3. Thus, CSI believes this language
shoufd be clarified]

3 Comment: “Adjacent” narrow access is ambiguous—there appears to be access along the OC
Flood Control channel, across the railroad tracks, but this has a fence. Access at North Beach is

not narrow.
Pechous Letter v7 2-15-15 FINAL.docxShared:Capistrano Shores:010 Correspondence:2015:Pechous Letter v7 2-15-15
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amenities immediately adjacent to Capistrano Shores
Mobilehome Park at the principal beach access point at North
Beach. within-this-area-of the-coastline.”

Private Beaches: Capistrano Shores Beach and Community, Page 3-32

This development consists of a three and a quarter mile stretch of
beach with 90 mobile homes developed prior to the adoption of
the Coastal Act, parallel to the shoreline with revetment to protect
the mobile homes and railroadheuses from storms. The mobile
home park is primarily regulated by the California Department
of Housing and Community Development, under the
Mobilehome Parks Act, Manufactured Housing Act and
California Code of Regulations, Title 25, but is regarded by the
City as an existing, lawfully established non-conforming use
under the City Zoning Ordinance and General Plan. There is no
public right of access through the mobilehome park. There is,
however, primary access at North Beach located adjacent and
contiguous to Capistrano Shores. Acecess-is-from-one-driveway-at
the—intersection—of North-El-CaminoReal-and-AvenidaEstacton:
Utilization of the beach at this point is by lmited—te-residents of
the mobile home park:, and the public pedestrians from the
public North Beach access immediately south of the
mobilehome park. Consistent with Title 25, 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-adjacentto-this—area—is—quitenarrow-
Access to this beach area fronting Capistrano Shores from the
public beach located to the south is impossible during high tide due
to the change in grade from an existing flood control channel
owned and maintained by Orange County Public Works, OC
Flood Division. There are se public amenities immediately

* Comment: There is no present right to public access through Capistrano Shores Mobilehome
Park, public beach access and amenities are plentiful at North Beach , which is immediately
adjacent to Capistrano Shores. Access at high tide is limited as a result of the OC Flood flood
control channel (not a small bulkhead).

To claim otherwise should not only preclude a finding of factual accuracy under Topanga
Association for a Scenic Community v. County of Los Angeles, 11 Cal.3d 506 (1974), but would
result in a veritable resolution of necessity creating a cloud over Capistrano Shores, and
damages under Klopping v. City of Whittier, 8 Cal. 3d 39, 54 (1972).

Pechous Letter v7 2-15-15 FINAL.docxShared:Capistrano Shores:010 Correspondence:2015:Pechous Letter v7 2-15-15
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adjacent to Capistrano Shores Mobilehome Park at the
principal beach access point at North Beach. withinthis-area-of
the-coastline.

Coastal Act Policies, Page 3-35
The Coastal Act policies should start with Section 30010 of the Public Resources Code, which
states:

The Legislature hereby finds and declares that this division is not
intended, and shall not be construed as authorizing the
commission, port governing body, or local government acting
pursuant to this division to exercise their power to grant or deny a
permit in a manner which will take or damage private property for
public use, without the payment of just compensation therefor.
This section 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.

Cal. Pub. Res. Code § 30010.

Access Management Program Policy, Page 3-44

PUB-47 Access Management Program. For the private beach
area north of Capistrano Shores and Capistrano Shores, La Ladera,
Cypress Shores and Cotton’s Point, an access management
program shall be prepared. If any of these areas are proposed to
be subdivided, or less than 75 percent of subdivided lots are
built upon, then development the private community, is required
to dedicate or offer to dedicate public access in accordance with
the City LCP and State requirements....>

Access Management Program Policy, Page 3-45

PUB-49 New Development Public Access Exceptions. Public
access from the nearest public roadway to the shoreline and along
the coast shall be provided in new development projects except
where (1X.14):

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

b) Adequate access exists nearby; or

* Comment: Reference is Cal. Pub. Res. Code § 30610.3. It is apparent that none of these areas
has an existing subdivision map with “less than 75 percent of the subdivided lots built upon”,

thus the only ground would be a new subdivision map.
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¢) when constitutionally or statutorily prohibited.’

Access Management Program Policy, Page 3-46

PUB-50 New Development Public Access. New developments
lying between the first public roadway and the shoreline shall
prgvide beth physical and-visual access to the coastline (IX.15).

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

Access Management Program Policy, Page 3-47.

PUB-51 What is not New Development. For purposes of this
section, “new development” does not include (IX.16):

e) the repair, replacement or remodeling of any manufactured
home or accessory structure which is approved under the
Manufactured Housing Act and/or Mobilehome Parks Act®

f) the repair, replacement or rehabilitation of a mobilehome
park common area, common area facilities or common area

improvements.

Access Management Program Policy, Pages 3-47 to 3-48.

PUB-52 When Must Projects Provide Access. For the purpose of
determining when a project is required to provide access, the
following shall be considered (IX.17):

a) Access dedication requirements shall apply only to the extent
permissible under the "takings" clauses of the United States

8 Comment: CSI believes this carve-out is consistent with the spirit of this section—rather than
forcing the City down a course of action causing it to either pay ‘just compensation” for a
taking or exaction, or otherwise undermining the entire local coastal program.

7 Comment: Public access provisions in the Coastal Act do not authorize “visual” access.

8 Comment: As discussed below in the “Hazards” section and nonconforming use language
there, the City has erroneously applied land use legal standards without regard for the
preemptive jurisdiction of the Mobilehome Parks Act, Cal. Health and Safety Code §§ 18200 et
seq., and the state’s overall regime regulating mobilehomes and mobilehome parks. CSI seeks
either removal of Capistrano Shores from the Access Management program section, or

correction as outlined herein, to avoid future confusion.
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and California Constitutions and not prohibited under any State
or Federal statute or regulation.

b) 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:

6. Is there rough proportionality between the burden on the
public access interest and the dedication requirement intended
to be imposed?’

Unless the dedication requirement bears a rough
proportionality to the extent of the burden of the public access
interest, the dedication requirement cannot be imposed as a
condition to new development.

6-7. 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.

Hazards & Shoreline/Bluff Development, Page 5-5.

5.1.2 Shoreline Development

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

® Comment: CSI notes that the takings section has incorrect citation of the legal standard—in
particular, it omits the Supreme Court’s “rough proportionality” standards from Dolan v. City
of Tigard, 512 U.S. 374, 391 (1994), which specifically apply to exaction conditions. The
standard citing to Lucas v. S.C. Coastal Council, 505 U.S. 1003, 1015 (U.S. 1992) likely would

not apply to a takings lawsuit on an exaction condition.
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topographic feature within the Coastal Zone spanning
approximately four out of the five miles of the City’s coastline.
The railroad tracks and revetment projection parallel the entire
coastline. The majority of the development for San Clemente is

located on top of the bluffs ?he—enﬂ—&;ea—na—the—@%ﬁaa&has—the

S = ~

MNMohbile T .- Yt
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demgnaaem“’ The C1ty s Marme Safety, Pier, and some small
structures including snack shops, shade structures and beach
restrooms are also located seaward of the train tracks and would
are susceptible to these same hazards. The Marine Safety building
and public restrooms have small sea walls to protect them from
large storms. The San Clemente Pier has been damaged from large
storms, most recently it was reconstructed in 1983.

Nonconforming Use Language/Definitions
The Nonconforming Use language proposed in the Local Coastal Program Land Use Plan,

presents the same problems that the City has sought to remedy with an amendment to its
nonconforming use ordinance at City of San Clemente Municipal Code § 17.72.060(E), by
reciting the standards in Title 25, 25 Cal. Code of Regulations §§ 1000 et seq. relating to the
state’s regulatory regime governing mobilehomes and mobilehome parks.

As that regime is preemptory, CSI is concerned that similar problems will occur with language in
the Hazards section, specifically in HAZ-14 “Nonconforming Structures” and HAZ-15 “Coastal

' Comment: Capistrano Shores Mobilehome Park predates the Coastal Act, and arguably
qualifies as “existing development” entitled to protection by shoreline devices. Here CSI feels
the singular focus on Capistrano Shores Mobilehome Park is unwarranted—the proposed
language is ambiguous and appears to reference to the nonconforming use status, not the status
as “existing development” which predates the Coastal Act and is entitled to continuation. In
particular, CSI is further concerned that this statement lacks clarity without reference to the
state regulatory scheme governing the mobilehome parks. The singular focus on Capistrano
Shores also ignores countless private underground facilities, parking lots, and the railroad
tracks themselves, which constitute critical defense infrastructure, and which the U.S. Army
Corps of Engineers notes are “Protected” as a result of the Capistrano Shores revetment
protection (See, Civil Works Review Board Presentation regarding San Clemente Shoreline,
Coastal Storm Damage Reduction, 12 May 2011, Col. R. Mark Toy, P.E., Page 15, Study Area
9). Further, this statement apparently presumes a significant magnitude of rise without basis in

an unbiased, international pier-reviewed study.
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Redevelopment” on Page 5-8.

HAZ-14 Nonconforming Structures, Page 5-8.

HAZ-14 Non-conforming Structures. Structures that are located
between the sea and the first public road paralleling the sea
lawfully built 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 Coastal Redevelopment, 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 Coastal
Redevelopment is not permitted unless the entire structure is
brought into conformance with the policies and standards of the
LCP. The restrictions in this section do not apply to the repair,
replacement or remodeling of any mobilehome or mobilehome
park common area infrastructure or facility which is approved
under the Manufactured Housing Act, Cal. Health and Safety
Code §§ 18000 et seq. or Mobilehome Parks Act, Cal. Health
and Safety Code §§ 18200 et seq.

HAZ-15 Coastal Redevelopment, Page 5-8

HAZ-15 Coastal Redevelopment. Coastal Redevelopment shall
apply to proposed development located between the sea and the
first public road paralleling the sea that consists of alterations
including (1) additions to an existing structure, (2) exterior and/or
interior renovations, (3) and/or demolition of an existing bluff top
or beachfront 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 LUP.

(b) Demolition, renovation or replacement of less than 50% of a
major structural component where the proposed alteration would
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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
of certification of the LUP.

Coastal Redevelopment shall not apply to the replacement or
remodeling of any mobile home or mobilehome park common
area infrastructure or facility which is approved under the
Manufactured Housing Act, Cal. Health and Safety Code §§
18000 et seq. or Mobilehome Parks Act, Cal. Health and
Safety Code §§ 18200 et seq.

Sea Level Rise

Storm surges/Sea Level Rise, Page 5-2

The City’s comments on Sea Level Rise are ambiguous and as a result, appear to be incorrect or
inflammatory. For example: “...most of the ice caps have melted, most of the glaciers have
retreated, and the sea level has risen”. In short, even the most aggresswe estimates of ice cap
melting and glacial retreat consider them partial (and less than half). !

HAZ-49 Sea Level Rise Protection, Page 5-17.

HAZ-49 Sea Level Rise Protection. Require shorcline
development and necessary bluff retention devices to be sited and
designed to take into account predicted future changes in sea level.
New structures shall be set back a sufficient distance landward or
be designed to eliminate or minimize, to the maximum extent
feas1b1e catastrophlc loss of a structure hazafds—asseew%ed—wrth

'Y Comment: There is no scientific basis to conclude “most,” as in degree, when even the most
severe estimates, such as from the Natural Resources Defense Counsel, term it “partial” and
place the melting at less than half. Further, the comment on rise is incorrect as to Southern
California since 1980: “trends along the west coast of North America estimated from tide gauge
measurements, confirmed by satellite altimetry since 1992, indicate that coastal sea levels have
remained approximately stationary since about 1980” Bromirski, P. D., A. J. Miller, R. E. Flick,
and G. Auad (2011), Dynamical suppression of sea level rise along the Pacific coast of North

America: Indications for imminent acceleration, J. Geophys. Res., 116, C07005.
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4.05) .12
HAZ-51 Sea Level Rise and Development, Page 5-17.

HAZ-51 Sea Level Rise and Development. New shoreline
development and bluff /shoreline retention devices shall be sited
and designed to take into account predlcted future changes in sea

p__rhcular. guldance and renorts from process—hased models

with a “likely” confidence interval (a 66% probability of
occurring), such as those presented by the Intergovernmental
Panel on Climate Change. New structures shall comply with all of
the provisions of the LCP and set back a sufficient distance
landward to eliminate or minimize, to the maximum extent
feasible, hazards associated with anticipated sea level rise over the
expected economic life of the structure.'?

Sea Level Rise shall not apply to the replacement or
remodeling of any mobile home or mobilehome park common
area infrastructure or facility which is approved under the
Manufactured Housing Act, Cal. Health and Safety Code §§
18000 et seq. or Mobilehome Parks Act, Cal. Health and Safety
Code §§ 18200 et seq., and implementing regulations at Title
25, 25 Cal. Code of Regulations §§ 1000 et seq.

12 Comment: It appears that catastrophic loss is the primary concern, and by setting a standard,
a reasonable factual discussion could ensue. Punting to “hazards...as established by Federal or
State authorities” deprives applicants of certainty.

> Comment: There is a conflict referring to both of the NRC and IPCC standards, and the
acclaimed “Intergovernmental Panel on Climate Change” should be sole citation. Further,
acceleration is an ambiguous term without a timeframe, and should be stricken.

Relative to the past 100 years, the international community believes that it is highly likely global
sea level rise will accelerate over the next hundred years. However, others like the Bromirski, et
al. paper cited above, (picked up by the NRC) make theoretical arguments for extreme
acceleration in a nearer term, based on models which the IPCC specifically rejects--which
produces projections up to twice as large as process-based models, and for which “there is no
consensus in the scientific community about their reliability, and there is thus low confidence in
their projections.” Applicants and staff should not be forced to reconcile studies that the

international scientific community regards with “low confidence”.
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HAZ-52 Sea Level Rise Information, Page 5-17.

HAZ-52 Sea Level Rise Information. The most recent—and
Maccurate scientific information on the effects of long-range sea
level rise shall be considered in the preparation of findings and
recommendations for all geologic, geotechnical, hydrologic and
engineering investigations. Support scientific studies that increase
and refine the body of knowledge regarding potential sea level rise
in San Clemente, and possible responses to it.

HAZ-53 Impacts of Sea Level Rise, Page 5-17 to 5-18.

HAZ-53 Impacts of Sea Level Rise. The City shall research and
respond to the Impacts of Sea Level Rise

1. Continue to gather information on the effects of sea level rise on
the City’s shoreline, including identifying the most vulnerable
areas, structures, facilities, and resources; specifically areas with
priority uses such as public access and recreation resources,
(including the California Coastal Trail), the railroad, and existing
and planned sites for critical infrastructure.

Any vulnerability assessment shall use best available science and
multiple scenarios with a “likely” confidence interval (a 66%
probability of occurring), including the “best available scientific
estimates of expected sea level rise from process-based models,
such as by the Oecean—Protection—Couneil,—NationalResearch
Ceuneil—Intergovernmental Panel on Climate Change.;—and—the

14 Comment: Recency is independent of accuracy. A recent study, which relies on an inaccurate
model, should not be entertained.
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THE LOFTIN FIRM, P.C.
Jim Pechous

City of San Clemente
February 16, 2015

Page 12 of 12

Thank you for your consideration of Capistrano Shores, Inc.’s requests above. Prior to the
Planning Commission’s consideration of the proposed language, representatives from the CSI
Board of Directors request to meet with you, Mr. Ciampa, and Mr. Makshanoff to discuss. Mr.
Eric Anderson will coordinate on behalf of the Board of Directors; please contact him with your
availability, at eanderson(@caposhores.com, or (949) 351-9642.

Sincerely,

THE LOFTIN FIRM, P.C.

exander S, 18

cc: James Ciampa, City of San Clemente (via email)
James Makshanoff, City of San Clemente (via email)
Honorable Chair and Commissioners, City of San Clemente Planning Commission
City Clerk
Peter Howell, Esq., Rutan & Tucker (via email)
Ajit Thind, Esq., Rutan & Tucker (via email)
Client
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Office of the Mayor

Edwin M. Lee
City & County of San Francisco

February 12, 2014

California Coastal Commission

c/o Sea-Level Rise Working Group
45 Fremont Street, Suite 2000

San Francisco, CA 94105

via email: SLRGuidanceDocument@coastal.ca.gov

Re: Comments on the California Coastal Commission’s Draft Sea Level Rise Policy
Guidance

Dear Sea-Level Rise Working Group:

The City & County of San Francisco (CCSF) appreciates the opportunity to review and comment
on the California Coastal Commission’s Draft Sea Level Rise Policy Guidance document,
announced for review on October 14, 2013. As a City we are both a permitting authority and
land manager for our coastal resources. In this dual-role, we share the Commissions’
commitment to stewardship of these public resources. Climate change poses significant
challenges to vital infrastructure, public health and safety, and resource management. Planning
for climate change also challenges us to come up with new ways of making decisions — while we
can no longer rely upon past practice, the nature of the future is also difficult to discern with
precision.

The Coastal Commission’s Draft Sea Level Rise Policy Guidance (“Draft SLR Guidance”) is a
landmark document as it is among the first detailed technical guidance documents seeking to
assist local government in planning for the effects of sea level rise. The Draft SLR Guidance is a
well-written, detailed explanation with step-by-step guidance on adaptation planning. It will be
of great assistance to local governments in preparing for and responding to the effects of sea-
level rise. In light of our awareness of the document’s import, we have two specific comments
we’d like to offer.

Comment No 1: Best Available Science and Sea Level Rise Projections. The Draft SLR
Guidance urges local governments and permit applicants to consider local hazard conditions,
project lifespan or planning horizon, sensitivity to sea-level rise related hazards, adaptive
capacity, and risk tolerance in developing sea-level rise adaptation strategies for any particular
plan or project. Appendix B provides two methodologies for developing local hazard conditions
appropriate for specific projects and planning efforts. While this type of local-specific and case-
by-case approach will add considerable complexity to our planning and project development and
review processes, the CCSF agrees that the methodologies provided in the Draft Guidance are
superior to adopting a “one size fits all” approach to this issue. In fact, the CCSF feels strongly
that this type of site and project-specific analysis is required to ensure responsible land use and



infrastructure planning and regulatlon However, we are concerned that by presenting only the
extremes of the NRC 2012 sea-level rise ranges (1.6-11.8 inches by 2030, 4.7-24 mches by 2050,
and 16.6-65.8 inches by 2100) in several places throughout the Draft SLR Guidance', these
numbers may be misconstrued by the public, media, and/or decision makers as de facto
standards, contrary to the intent of the Draft SLR Guidance. These figures are considered by
climate scientists and in the NRC Report to represent less likely though possible rates of sea level
rise, which means they should be considered by local governments, but not to the exclusion of
more likely scenarios. The more likely scenarios are in fact included in numerous places in the
NRC Report, are labeled “projections,” (e.g. 5.7 + 2.0 inches by 2030, 11.0 + 3.6 inches by 2050,
and 36.2 + 10.0 inches by 2100). The projections are an important part of the report’s science
conclusions. We therefore suggest revising the Draft SLR Guidance to eliminate references to
the extremes of the ranges only and, where sea-level rise numbers are presented, to include both
the NRC Report projections and the ranges. We feel that these revisions would further support
local governments® ability to successfully implement the more nuanced and complex analytical
methods recommended in the Draft Guidelines.

Note: The CCSF notes and incorporates by reference additional comments on related matters
being submitted by the San Francisco Public Utilities Commission.

Comment No 2: Updating San Francisco’s Local Coastal Program to accommodate sea
level rise without jeopardizing interim projects with critical coastal permitting needs. The
Draft SLR Guidance further establishes the desire of the Coastal Commission to secure updates
to Local Coastal Programs (L.CPs). The CCSF shares the Commission’s desire to update our
planning documents to help us best prepare for climate change. To achieve this goal, the City
will work to address sea level rise in our LCP. That said, even a minor update to our planning
documents, demands engaging in needed public dialog that is time-consuming and unpredictable.
It should be noted that CCSF has many projects underway that are in the public interest and may
need Coastal Development Permits prior to the completion of an LCP update, including
implementation of recommendations for the management and protection (i.e., wastewater
facilities south of Sloat Boulevard) of San Francisco’s Ocean Beach which are outlined in the
2012 Ocean Beach Master Plan. Other wastewater projects include various upgrades and/or
improvements to the Oceanside Plant and the Westside Pump Station. See Attachment A for a
brief outline of these anticipated projects. The San Francisco Zoo is working on an Ocean and
Coastal Center in conjunction with NOAA and SFPUC. Largely because of these concerns,
CCSF has not yet initiated an update to our LCP.

In this regard, we are seeking the following from the Coastal Commission:

2a: Assurance that if the CCSF engages in good-faith effort to update our LCP, necessary
Coastal Development Permits sought by CCSF while the LCP update is underway will be
processed in a timely way under the current regulatory structure and will not be delayed
while the updated LCP is being considered and/or in process.

! Use of the extreme ranges alone, without the more likely projections, are included in the first paragraph of the
Executive Summary, Table 1 and elsewhere throughout the draft document.

2



2b: Assistance with the identification of funding resources for CCSF’s future update to
the LCP.

Again, the City & County of San Francisco appreciates the opportunity to work with the
California Coastal Commission on the issue of climate change and sea level rise. We provide our
comments and concerns with a deep commitment to work with the Coastal Commission on the
best possible solutions to these issues for the people of San Francisco.

If you have any questions regarding these comments, please contact AnMarie Rodgers, Manager,
Legislative Affairs at the San Francisco Planning Department at (415) 558-6395 and
anmarie.rodgers@sfgov.org.




Attachment A:

SFPUC Wastewater Enterprise Project List

Oceanside Plant 4 - | Start |'End

Fine Screen and Grit Removal Enhancements .26-.Mar-15' 20J an-17
Odor Control Optimization 01-Jul-16 30-Jun-17
Condition Assessment Repairs 01-Jul-16 30-Jun-17
Oxygen/Aeration System Replacement none none
Digester Gas Handling Utilization Enhancements 01-Oct-14 01-Apr-16

"Westsidel'umpStntlon o=k (ERo I s o P DIt 17 SNt

Westside Pump Station Redundant Force Mam '(")4-1' an-16 i 30-Jun-17
Improvements

Westside Pump Station Reliability Improvements 02-Jul-15 30-Jun-17




CITY OF DANA POINT

PUBLIC WORKS — ENGINEERING SERVICES
33282 Golden Lantern, Suite 212

Dana Point, Ca 92629

949.248.3575

(www.danapoint.org)

February 14, 2014

California Coastal Commission

c/o Sea-Level Rise Working Group
45 Fremont Street, Suite 2000
San Francisco, CA 94105

SUBJECT: CCC Draft SLR Policy Guidance

City of Dana Point Comments

The City of Dana Point Public Works and Engineering Department has completed its
review of the draft policy. Based on our review, we are providing the following
comments that we hope to discuss prior to the next publication.

The publication and comments for the draft policy are occurring in 2014, which is
approximately one-half of the 30 year projection. What are the current results of
documented sea level rise versus the estimated rise? The estimated rise for our
coastline (South of Cape Mendocino) is 1.6-12 inches.

The range for 2030, 2050 and 2100 are so vast that the implementation will be
very difficult. Such a large range seems to indicate the need for additional
study.

The estimated ranges for 2030, 2050 and 2100 need to be more defined per
regions of the coast. For example Southern California should have more defined
range.

Based on the previous 100 year sea level rise of 8”, the proposed 1.6”- 12" rise
in the next 30 years (actually 15 years to date) needs additional detail for such a
large range.

The resulting improvements required by sea level rise i.e, additional beach
nourishment and harbor breakwater improvements should have a streamlined
process through the Coastal Commission and Local Coastal Program.




CCC Draft SLR Palicy Comments
February 14, 2014
Page 2 of 2

o Impacts to the Local Coastal Program Implementation need to be clearer.
Recommended values or design values for sea level rise should be included in
the report.

o Impacts to Wave Run-up or Coastal Hazard Studies are unciear. Recommended
values or design values for sea level rise should be inciuded in the report.

uestions regarding these comments, please contact Public Works
or any of the contacts below.

If you have an
Department at

Brad Fowler
Director of Public Works

Matthew Sinacori
City Engineer

Matthew Kunk
Senior Engineer

Brandon Boka
Certified Engineering Geologist




January 8, 2014

California Coastal Commission
c/o Sea-Level Rise Work Group
45 Fremont Street, Suite 2000
San Francisco, CA 94105

Subject: Comments on the Draft Sea-Level Policy Guidance Document
Dear Coastal Commissioners,

We are responding to your request for comments on the Draft Sea-Level Rise Policy document
that you have circulated for review. We certainly understand the need to consider the
consequences of climate change and particularly the potential impacts on coastal communities
resulting from sea-level rise (SLR). With that said, the draft policy document gives rise to a
number of seriously troubling uncertainties on the coastal plan certification and
implementation process. Some major areas of concern that are certain to be problematic
include, but are by no means are limited to:

1) Discrepancies in Sea Level Rise projections

2) Highly technical baseline analysis of coastal conditions called for in the Local Hazard
Condition Analysis

3} Unpredictability associated with certifying Local Coastal Plans (LCP) and Implementation
Plans {IP) in conformance with these policies

4) Fiscal impacts on coastal communities and especially small coastal communities in
complying with these complex regulations

1) Discrepancies in Sea Level Rise Projections: We fully acknowledge that the science of
projecting or estimating sea level rise is extremely complex. However there is far too much
variation in SLR projections (2000-2030 is between 1.56 to 11.76 inches). This difference of
over 10 inches is of such a significant magnitude that it is almost incomprehensible.
Furthermore, projections beyond 2030 (there are discrepancies between Tables 1 and 6)
only compound this problem. We do not understand why there are, or is a need for
different base year estimates for the same year of 2000. We have to be cautious about
being overly conservative in projecting SLR that forces development and coastal
infrastructure further from the shoreline at the expense of those that want to enjoy the
coastal environment in accordance with the core principles of the Coastal Act.

CITY OF HALF MOON BAY Po

City Hall e 501 Main Street « Half Moon Bay ¢ CA ¢ 94019 ‘/.gr



2) Complicated Analysis Reguired in Developing the Local Hazard Conditior] Analysis: This
requires highly technical and specialized analysis. More impoftantly, these analyses are
quite often professionally and scientifically subjective and disagreement{among experts will
occur. These same disagreements resulting from subjective epaluations|currently occur in
determinations of habitat and levels of environmental significince. This|chronic problem
will only continue to get worse with a new plan element and field of anajysis in the
development of the Local Hazard Condition Analysis.

3) Unpredictability in Coastal Commission Certification Process: [There is ng clear standard of
review when determining the adequacy or acceptability in th¢ certificatipn process of
coastal amendments. In theory, no one disputes the importance in addressing
environmental factors associated with SLR and its impact on rgsources, development and
infrastructure on coastal communities. In practice and in current operatjon, there is no limit

- 1o the amournt of information that is Tequested imthecert s Thisextremety ———
time consuming and protracted process will only add an entirgly new ar¢a of analysis where
confusion and disagreements over interpretation between city and Coastal Commission
staff will continue to occur in the certification process of Loca| Coastal Pfograms and
Implementation Plans.

4) Fiscal Impacts are significant: Staff time and resources, and egpecially those of small
communities like ours, are already constrained and heavily impacted in administering our
Local Coastal Program. We have placed nearly full time emprxsis in completing the
certification process for several critically important and long dverdue LCP amendments. The
SLR policies will increase the amount of staff time and effort that will nepd to be devoted to
the certification process, adding further delay to the backlog.

We applaud your proactive approach at addressing climate change and sea level rise. In light of

the factors discussed above, we find the program unwieldy, and if needs to pe substantially

simplified with clear and objective standards provided for predicthbility in completing

amendments that eliminates the subjective and seemingly directipnless negptiation process in

securing certification of coastal plan amendments. Thank you forjthe opportunity to provide

e _oursuggested improvements to the process. We look forward tolworking with Coastal : i
Commission staff in addressing these problems and developing rgasonable, clear and effective

policies and programs.

Sincerel

Laura Snideman,
City Manager

cc: Mayor and City Council
Carole Groom, County Supervisor & Coastal Commissionef
Tony Condotti, City Attorney
Bruce Ambo, Planning Manager




CITY OF NEWPORT BEACH

COMMUNITY DEVELOPMENT

February 13, 2014
Via Electronic Mail and United States Mail

Steve Kinsey, Chair
Honorable Commissioners
California Coastal Commission
45 Fremont Street, Suite 2000
San Francisco, CA 94105

California Coastal Commission
c/o Sea-Level Rise Work Group
45 Fremont Street, Suite 2000
San Francisco, CA 94105

Re: Comments to the Draft Sea-Level Policy Guidance Document
Dear Chair Kinsey and Honorable Members of the California Coastal Commission:

This comment letter is provided to you on behalf of the City of Newport Beach. The
threat of sea-level rise is of major importance to Newport Beach. Although our land
area is less than twenty-four square miles, we have over forty-five miles of shoreline.
Our shoreline communities, visitor-serving industry, world-class small-craft harbor, and
natural habitats could potentially sustain damages costing billions of dollars to repair.
Therefore, we support the California Coastal Commission’s efforts to prepare a draft
Sea-Level Rise Policy document (“Guidance Document”).

It is prudent that the Guidance Document acknowledge that there is a high degree of
scientific uncertainty as to the extent of sea-level rise and that the science is still
evolving (Principles 2 and 3). We support the provision that the Coastal Commission
will re-examine the best available science at least every 5 years or as needed with the
release of new information on sea-level rise. It is equally important that the Coastal
Commission also periodically re-examine and reassess this document to determine its
value in providing practical guidance to agencies, local governments, and the public.

We acknowledge that the Guidance Document expands on provisions in the Coastal Act
on avoiding significant coastal hazard risks (reflected in Principles 4, 5, and 8). Section
30253 of the Coastal Act reflects sound planning practices of minimizing risks to life and
property in hazardous areas. And, while not specifically called for by Coastal Act
Sections 30253 (or Sections 30235; 30001, 30001.5), it is also a sound planning
practice to avoid areas with high geologic, flood, and fire hazards. However, if sea-level
rise projections hold true, many coastal urbanized areas that will be subject to
inundation. Using the “best available science on sea-level rise,” as ascribed by the

100 Civic Center Drive - Post Office Box 1768 - Newport Beach, California 92658-8915
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Guidance Document, over 4000 properties could be subject to flooding in Newport
Beach on the Balboa Peninsula, Balboa Island, and West Newport. This is not a simple
matter of siting development to avoid a hazardous area. Entire communities will be at
risk and avoidance is not an option. Under such scenarios, the interpreted Coastal
Act’'s emphasis against protective devices will have to be reconsidered. Clearly, a more
comprehensive approach is needed to address the wide range of coastal settings in the
state. A differentiation between developed, urbanized areas and undeveloped, rural
areas would be a good place to start.

Similarly, Principle 10’s call for “the least environmentally damaging feasible alternatives
and minimize hard shoreline protection” is appropriate. However, “feasible” needs to be
emphasized when determining the least environmentally damaging shoreline protection
alternative. The least environmentally damaging alternative could have minimal
environmental impacts, but the costs associated with it would make that shoreline
protection project infeasible. This is particularly true for the repair and maintenance of
existing shoreline protective devices.

The provision for protection of public beach and recreational (Principle 9) properly
addresses publically-maintained public access facilities. However, there is no guidance
for the numerous public access facilities where a property owner, community
association, corporation, or private organization has agreed to assume responsibility for
maintenance. Additional guidance is needed for these situations and for the protection
of the private developments that make these public access facilities possible.

Above all, the City is concerned that the Guidance Document will become a de facto
regulatory document and mandated for implementation by local agencies as part of new
or amended local coastal programs. Case in point, although the Guidance Document
states that it is not a regulatory document, the Adaption Measures (Site Development
Standards, Mitigation, Shoreline Management and Protection programs etc.) appear
poised to become the threshold of review for new and amended LCPs under the guise
of minimizing hazard risks. If so, the Guidance Document’s recommendations for
addressing sea-level rise will be regulatory and mandated for implementation by local
agencies as part of new or amended LCPs. Of critical concern is the Guidance
Document’s failure to address how sea-level rise may involve private property rights and
takings issues in specific cases. (Guidance Document, Page 20). It is not the issue of
sea-level rise that gives rise to a takings claim, rather, it is mandatory imposition of
strategies ranging from protection, accommodation, and retreat to land use decisions
that may result in the taking of private property. To the extent that the Coastal
Commission will rely on local agencies to implement the recommendations of the
Guidance Document, we respectfully request that the Commission clarify its intention to
guide development based on existing available science as opposed to setting standards
by which hazard minimization is addressed. Therefore, we respectfully request that the
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Guidance Document be revised to confirm that it is not a regulatory document, and will
not be implemented as such.

With such an unequivocal commitment, the Coastal Commission would provide coastal
cities with sufficient flexibility to implement the recommendations set forth in the
Guidance Document where appropriate and based on regional and site-specific
circumstances. For instance, the Guidance Document provides an approach for
addressing sea-level rise that may only be appropriate in areas that have not been
highly urbanized. This is especially the case where the Guidance Document provides
good suggestions to promote a comprehensive assessment and development of
policies for hazard avoidance mitigation by developing shoreline management plans
and beach nourishment plans. Clearly, the Guidance Document’s encouragement to
perform adaptive planning at the regional level and to establish a transfer of
development credits program are helpful suggestions for areas that have not been
urbanized. However, in highly urbanized areas, coastal resources can be very limited
and options for managed retreat may not exist.

In this same vein, the Guidance Document should clarify its intent as distinguishing
development within, and adjacent to, harbors and the open seas. The Guidance
Document presents some ambiguities for the protection of harbors from potential
flooding due to sea-level rise. As you must be aware, harbor flood defenses include
jetties, seawalls, groins, tide gates, storm water pump systems, groundwater dewatering
systems, and elevated finished floor elevations. However, these harbor flood defenses
are only effective when working together. These flood defense measures, especially the
public and private seawalls, act as a unit to protect residential, commercial and
industrial properties and facilities around in coastal zone including boat yards, fuel
stations, marine supply facilities, recreational facilities, tourist-serving facilities, houses,
hotels, and restaurants. These flood protection defenses allow for commercial and
recreational boating and fishing activities, as well as safe beach access for residents
and visitors. It is important to note that these defense measures allow all property
owners to participate in federal flood insurance program. We believe that the Guidance
Document should be revised to reflect that several items in the Guidance Document
would not be applicable in urbanized areas or to the maintenance, replacement or
protection measures of property and facilities in, around and adjacent to a harbor’s flood
protection facilities.

Principle 12 correctly calls for addressing sea-level rise impacts in a regional context.
However, there is a missed opportunity here to call for collaboration and cooperation
between local agencies in addressing sea-level rise on a regional basis. One city’s
efforts to address sea-level rise would be meaningless if there is no coordination with
neighboring cities. Therefore, there is an opportunity here for the Coastal Commission
to facilitate not only vertical cooperation (State to City), but also horizontal cooperation
(City to City).
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The vision statement in your newly-adopted strategic plan calls for a California Coastal
Commission that “works collaboratively local governments, other agencies, and an
engaged and knowledgeable public.” Rather that impose guidance from the top down,
the Guidance Document provides a perfect opportunity for regional coordination among
local governments and stakeholders (Principle 15) that will continue to have the ultimate
responsibility for addressing sea-level rise. As this is a long-range planning document,
there is ample time for Commission staff to meet directly with representatives of local
governments and collaborate on a document that will provide practical guidance on
addressing the consequences of sea-level rise. The City of Newport Beach is willing to
take the lead in forming a local government working group that will sit down with
Commission staff to complete the Guidance Document.

Thank you for the opportunity to comment on the Guidance Document and we look
forward collaborating on it further.

Sincerely,
Kimberly Brandt)\AICP
Director
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CALIFORNIA

Oxnard, California 93030
(805) 385-7858
Fax (805) 385-7417

February 14, 2014

Ms. Hilary Papendick

California Coastal Commission

c/o Sea-level Rise Work Group

45 Fremont Street, Suite 2000

San Francisco, CA 94105

Also via E-mail: SLRGuidanceDocument@coastal.ca.gov

Re:

California Coastal Commission Draft Sea-Level Rise Policy Guidance
City of Oxnard Comments on Administrative Draft

Dear Ms. Papendick:

The City of Oxnard (City), Planning Division, is in receipt of the California Coastal Commission

(CCC)

Draft Sea-Level Rise (SLR) Policy Guidance (SLR Guidance) dated October 14, 2013.

We appreciate the opportunity to comment on the SLR Guidance. We are beginning the
process of comprehensively updating our LCP to address sea-level rise, and we recognize the
importance of the SLR Guidance to the processing of Coastal Development Permits (CDPs) in
the interim. During our review of the SLR Guidance, we have identified several concerns listed

below:

1) Guidance versus Regulation:

Greater clarity is needed within the SLR Guidance to define its regulatory intent. In our
view, it is premature to require jurisdictions to implement SLR Guidance when we are
just starting to prepare a costly and time-consuming LCP update to comprehensively
address SLR with extensive local public input to develop local adaptations. We suggest
an interim period of three to five years during which routine CDPs, such as residential
and commercial development within already developed areas that are subject to FEMA
and other wave run-up and storm surge analyses, will not be appealed by the CCC only
for lack of SLR Guidance-directed analysis. In this interim period, the CCC could define
what major public works and large-scale new development should include SLR analysis
and adaptations as consistent as possible with the Draft or Final SLR Guidance.

2) Funding and Uncertain Process:

While it is important that the SLR Guidance be implemented through the LCP update
process, limited funding and the need to develop local SLR expertise and an uncertain
Coastal Commission review process could create significant implementation delays.
Jurisdictions in the process of preparing a SLR LCP update should be granted some
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California Coastal Commission
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leeway with other CCC-required permitting or amendment applications in recognition of
the considerable effort the SLR update will take in local staff and community resources.

3) New versus Existing or Redevelopment Projects:

The SLR Guidance should more clearly distinguish between policies that apply to
existing versus new development, consistent with the Coastal Act. The SLR Guidance
Document should directly address the legal takings issue in the event that implementing
the SLR guidance leads to a denial of all uses on a private parcel that previously had
entittements. The SLR Guidance does not provide different guidance for existing
entited versus new development. Instead, the SLR Guidance includes a
recommendation that local agencies obtain legal advice regarding specific takings
situations.

At a minimum, the SLR Guidance should incorporate sections of the Coastal Act which
distinguish between existing versus new development:

° Coastal Act Section 30235 states “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.”

o Coastal Act Section 30253 states “new development shall neither create nor
contribute significantly to erosion... or in any way require the construction of protective
devices that would substantially alter landforms along bluffs and cliffs.”

The difference between Sections 30235 and 30253 are the words “existing” versus
“new” development. The Coastal Act requires the CCC to protect existing structures;
whereas it does not require the CCC to approve new development placed in a
hazardous area.

4) Expected Project Life / Design Life / Time-Delimited CDP:

According to the SLR Guidance as we understand it, an applicant will be required to
define a time-certain project lifespan that becomes the basis for the SLR scenario
against which the project is evaluated and for which, in essence, a time-delimited CDP
is issued. We ask the CCC to consider the establishment of a new type of CCC
permit, a Time-Certain CDP that may be renewed based on future best SLR science. A
Time-Certain CDP should include a requirement to remove the project at the end of its
permit life, presuming the ocean is lapping at the foundation.

The SLR Guidance suggests that a minimum of 75 to 100 years should be considered
as the design life for primary residential or commercial structures. The expected or
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proposed project life would be used to determine the amount of sea-level rise the
project site could be exposed to during the lifetime of that particular development.
Instead, we suggest requiring the use of industry-practice appraisal or engineering
protocols based on the expected lifespan of specified structural elements before major
repair or replacement is required. A local jurisdiction must have a means to review and,
if needed, correct an applicant's lifespan based on objective, readily available, quality
information.

The SLR Guidance should address that some uses may have an indefinite lifespan,
such as a habitat restoration, and what SLR scenario to use for an indefinite permanent
project.

And, undoubtedly, time-limited permitees will eventually want to extend their permits,
SLR permitting, and the SLR Guidance should include direction that incorporates
continuing development of SLR science. A process should exist, similar to extending
Subdivision Tract maps during economic downturns, to systematically extend time-
delimited CDP's if future SLR is trending lower than expected, or by some similar State-
certified criteria.

5) Regional Vulnerability Assessments and SLR Adaptation Planning:

Principle No. 12 and No. 16 suggest that local governments conduct vulnerability
assessments and adaptation planning at the regional level. To accomplish this, the
local government would evaluate sea-level rise impacts throughout an entire littoral cell
or watershed, determine how those impacts affect the LCP jurisdiction or project, and
recommend adaptations that minimize impacts generated by sea-level rise. What if the
neighboring city is doing the same task and arrives at different adaptations? There
needs to be a way to avoid duplicate and inconsistent efforts by several jurisdictions.

Except where necessary for critical infrastructure, the SLR Guidance should minimize
requirements for inter-jurisdictional planning, as such requirements are likely to
increase costs and timelines for LCP updates. Perhaps counties or MPO's should be
required to address critical regional coastal issues that span jurisdictions rather than
have several cities developing separate analyses and adaptations for the same facility,
such as an estuary levee system or county/city coastal highway.

Logically, inter-jurisdictional planning and cooperation is needed to minimize SLR
impacts to infrastructure or natural resources that span multiple jurisdictional
boundaries. However, although there may be benefits associated with addressing
cumulative impacts on a regional basis, the SLR Guidance document is unclear when it
describes a study that includes "regional impacts and any cumulative impacts within a
larger planning context in a LCP or other larger-scale analysis.”

6) Clarify CEQA and Effects of the Environment on the Project

The thought of completing a CEQA analysis for a SLR LCP update and its adaptations
is daunting. CEQA would seem to require a worst case scenario, based on the existing
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rule of “fair argument,” and then CEQA requires all feasible mitigations. Will CEQA
push all SLR updates to the maximum adaptation regardless of takings issues and
economic impacts? How will local jurisdictions know with certainty what environmental
analysis is acceptable to the CCC for its equivalent review process? We encourage the
CCC to consider an exemption for SLR LCP updates, similar to CEQA statutory
exemptions for preparation of general plan amendments required by the Delta
Protection Commission (PRC 21080.22), Urban Water Management Plans (WC
10652), or categorical exemption 15307, procedures to protect the natural environment.

Finally, the Ballona Wetlands Land Trust v. City of Los Angeles case is not resolved as
to whether CEQA pertains to the impact of the environment on a project. Clearly, SLR
is overwhelmingly the impact of the ocean on projects, not much in the reverse.
Depending on how the California Supreme Court rules on this case, jurisdictions may
find themselves in a paradox of not being able to use CEQA to adopt their LCP update
because CEQA does not apply, but having to provide a CEQA analysis to the CCC as
part of the certification application. We suggest the CCC seek a legislative solution
that clearly directs the environmental review process, or provides an exemption.

The City of Oxnard appreciates this opportunity to comment on the SLR Guidance document,
as all local jurisdictions will continue to rely on the engagement of the CCC and its staff for
guidance on SLR. The SLR Guidance is an important step in the process of creating new
policies and regulations that effectively address sea-level rise. We look forward to future work
with the CCC and its staff to address SLR within the Oxnard LCP. '

Sincerely,

Christopher Williamson, PhD, AICP
Principal Planner, Planning Division
Development Services Department

CC.

Karen Burnham, Interim City Manager

Grace Magistrale Hoffman, Deputy City Manager
Martin Erickson, Deputy City Manager

Matthew Winegar, Development Services Director



PISMOQ BEACH COMMUNITY DEVELOPMENT DEPARTMENT
760 Mattie Road, Pismo Beach, California 93449
(805) 773-4658 / Fax (805) 773-4684

BUILDING - PARKING - PLANNING - RECREATION

February 13, 2014

California Coastal Commission
c/o Sea-Level Rise Work Group
45 Fremont Street, Suite 2000
San Francisco, CA 94105

Re: Comments to the Draft Sea-Level Rise Policy Guidance Document
Dear Sea Level Rise Working Group:

| am responding on behalf of the City of Pismo Beach to your request for input on the
Draft Sea-Level Rise Policy Guidance document. We appreciate this opportunity to
comment.

Let me start by stating we fully understand the need to address the consequences of
climate change in a proactive manner, especially the impacts on coastal communities
and their infrastructure from sea-level rise (SLR). We deal with coastal erosion on a
daily basis and dedicate significant time and resources evaluating how best to protect
structures, public access and recreational amenities, public safety features, and critical
city infrastructure in compliance with our Local Coastal Program (LCP). Given our on-
going efforts and experience we feel elements of the Sea-Level Rise Guidance Policy
require additional attention and it needs to take into consideration an approach that
gives great weight to information and data that specifically addresses SLR at the local
level. In addition, the document needs to do so in manner that acknowledges the limited
resources of many small agencies like ours. We also trust that you will also take to heart
our concem for establishing a process that could make updating or amending our local
coastal program arduous and uncertain. Following is a listing of our concems followed
by comments regarding each:

= Sea Level Rise Projections;
= Analysis Required For Local Hazard Condition Analysis;
= Certification Process; and

* Fiscal Impacts.



Sea Level Rise Projections

Although the document provides projections on sea level rise, these are broad and do
not take into consideration the various geological processes and sand sources for the
specific area subject to our LCP. We know that the science of projecting or estimating
sea level rise is complex and, as noted in the document; additional analysis is needed
to address the conditions unique to specific areas of the coast.

Based on experience, we feel we need to be cautious about being overly conservative
in projecting SLR that forces development and coastal infrastructure further from the our
shoreline because it is largely developed and our citizens expect high quality City
services. Some of the approaches for addressing sea level rise seem appropriate only
in areas that have not been highly urbanized, such as adaptive planning and
establishment of development credit transfer programs. These seem helpful in
undeveloped areas; however, in an urbanized City like Pismo Beach, these may not be
the most suitable approach. Obtaining community support for LCP amendments that do
not take these factors into account will be difficult.

Studies that evaluate and develop local conditions are costly and time consuming, not to
mention they are at times controversial because their results and conclusions affect
private property and existing structures. We feel it would be important for the
Commission to develop sea level rise at the Regional level, with input on the process
from local agencies, rather than at the State level as this would account for local
conditions and be a cost savings for communities with limited resources. It would also
provide a level of certainty in the process because sea level rise estimates would be
conducted in the same manner up and down the coast. If left wholly up to the individual
agencies, there could be as many methods for developing these projections as there are
agencies, which in tum will be costly for the Commission and lengthen the review

process.

The Guidance document does not address how sea-level rise may involve private
property rights and takings issues in specific cases. Mandatory requirements ranging
from protection to retreat could result in the taking of private property. Addressing sea
level rise through a managed retreat approach typically involves establishing thresholds
that trigger demolition or relocation of structures threatened by erosion. Therefore, this
approach would require instituting relocation assistance and/or buy-back programs to
help with relocation costs or compensate property owners when their property becomes
unusable. These are issues that need further attention and given greater weight in this
document, so that Cities are better able to address them when developing
amendments.

Although the Guidance Document states that it is not a regulatory document, it appears
to be ready to be used as the standard of review for future LCP modification
applications. If this is the case, then it needs to include a clear standard of review, so
that agencies can appropriately develop amendments to their LCP.



Analysis Required For Local Hazard Condition Analysis

In addition to the complex analysis required to develop local sea level rise projections,
analysis and development of a Local Hazard Condition program needs a highly
technical and specialized skill set. Again, a costly venture for communities with limited
resources and competing demands for services. At times, such analyses are
scientifically subjective and disagreement among experts, among others, can occur.
These disagreements, although good discourse, lead to uncertainty in the process and
raise the potential for un-controlled costs and dedication of a significant amount of staff
time. More data and information specific to this section of the California coast could
address this.

Certification Process

In practice there is no limit in the number of corrections or additional information that can
be requested of agencies in LCP amendment or update process. The result can be a
costly process that many small agencies cannot afford. To help address this, we would
encourage the Commission to give LCP amendments that address SLR priority review
and encourage a comprehensive list of corrections or comments during the review
process in order to minimize multiple submittals. We would also encourage early
consultation be a component of this process so that comrective measures can be
identified and addressed prior to submittal of the formal application. This has served us
well with other LCP amendment applications and we believe it will be beneficial for this
process as well.

Fiscal Impacts

As you can see, a common thread through this letter is references to resource

constraints. Staff time and resources, especially those of small communities like ours, -
are limited and administering the Local Coastal Program requires a great deal of

attention. The processes identified in this guidance document will require the dedication

of additional resources and the fiscal impacts to the community are uncertain. We would

encourage the Commission to be mindful of this and think of ways to minimize strains on

local resources.

Conclusion

Coastal Communities play a very important role in the promotion and maintenance of
access to the State's coastline and in implementing the Coastal Act. While we applaud
the efforts to develop a Guidance Document that can be used as a resource to help
coastal communities prepare for the challenges of sea-level rise, we hope that this does
not become the basis for lengthened and costly LCP or project review process.

We thank you for the opportunity to comment and provide our input on the document
and process. We look forward to working further with Coastal Commission staff in



addressing our concerns and developing reasonable, clear, and effective policies and
programs that can be incorporated into the Guidance Document.

Sincerely,

Jon Biggs, City of Pismo Beach
Community Development Director
C:

Honorable Mayor and Member of the City Council
City Manager
City Attorney



THE City oF SaN Dieco

February 11, 2014

California Coastal Commission Staff
Comments on Sea Level Rise Policy Guidance

The City of San Diego appreciates the opportunity to comment on the Commission’s draft
Sea-Level Rise Policy Guidance document. We realize other jurisdictions may have made
similar comments, but we would like to identify several issues that are of concern to us or
that we hope the final document will address more fully.

Coordination with other State agencies

» The SLR Policy Guidance document states that it works with other agencies and
documents such as the General Plan Guidelines which are currently in draft form.
Since our Local Coastal Program Land Use Plans (LUPs) are our community plans
(part of the Land Use Element of our General Plan) we strive for internal consistency
in implementing a variety of State policies and expect that documents and policies
coming from multiple State agencies will be compatible with each other so local
Jurisdictions are not left trying to carry out conflicting State policies or laws. The GP
Guidelines draft is not currently posted on the State website so we will be looking for
consistent direction between State documents when we are able to review the GP
Guidelines.

» We would appreciate understanding how CEQA legislation or Guidelines might
change based on the adoption of this Guidance document

» We have concern about how suggested LCP changes that exclude or limit housing
opportunities in the impacted area might be viewed by HCD or other organizations
that review the City’s capacity and efforts to provide adequate affordable housing.
Our concern relates to balancing State priorities and the internal consistency of our
General Plan.

While the Guidance document acknowledges there is no discussion about sea level rise
involving property rights and takings, we believe that local jurisdictions are due more
assistance on this topic, or at least an issues framework, since every coastal city and county
will be dealing with the same responsibilities to some degree.

The Guidance document states that different approaches will need to be taken in different
areas of the coast. Our highly urbanized community will need different tools that those used
along an open portion of the coast. Examples of tools are provided for coastal areas with
resource-based characteristics, and we hope that there will practical tools for highly-

Planning, Neighborhoods & Economic Development Department
1222 First Avenue, MS 413 « San Diego, California 92101-4106
(619) 235-5200 « (619) 236-6478 (FAX)



urbanized areas. The overlay zones that are discussed in the document seem to presume equal
results wherever it is used; however a highly-urbanized community may see no change from
the application of an overlay. Also, transfer of development rights to other non-impacted
properties is often not a viable option in a highly-urbanized jurisdiction.

We are looking forward to be able to access the SCC Southern CA SLR Map Tool which
was identified as being “in development” in recent staff presentations. We are also
interested in seeing a more developed discussion about the concept of limiting the life of
structures in future impact areas since that is a generally unfamiliar concept.

Finally, Section 4.1 entitled Planning and Locating New Development indicates that the
section contains recommended LUP language. We believe the section actually contains a
significant amount of regulatory language that we would more appropriately consider for
inclusion in our Land Development Code rather than in our LUPs. We are concerned that
having regulatory language in 4.1 implies that this language could be proposed for inclusion
into LUPs by the Coastal Commission staff by virtue of it being in that section. We hope
that language in the Guidance document will reflect the Coastal Act and clearly state that a
jurisdiction should incorporate policy language in its LUPs to implement Chapter 3 of the
Coastal Act, and that appropriate regulatory language to carry out LUP policies should be
placed in implementing ordinances (and not in LUPs).

Thank you for the opportunity to comment on the draft SLR Guidance document. We look
forward to reviewing the final version that you are sending to the Commission for adoption
later this year.

Betsy McCullough AICP
Planning, Neighborhoods & Economic Development
City of San Diego

cc: Nancy Bragado, Deputy Director
Bill Fulton, Director

Planning, Neighborhoods & Economic Development Department
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(619) 235-5200 - (619) 236-6478 (FAX)



Diractor's Office
Tal: BO5 564 5502

Fax B05.564.5506

Bullding & Safety
Tel 805 564 5485
Fax 805 564.5476

Housing &
Redevelopment
Tel 805 564 5461
Fux 805 564 5477

Planning
Tel BOS kB4 5470
Fax 805 8497 1904

Renlal Housing
Medialion Task Force
tal 208508 Gavd

Fog ROL Gt S427

630 Garden Sireel
PO Box 1990
Sanla Berbora CA
93102-1930

City of Santa Barbara

Community Development Department

February 13, 2014

Hilary Papendick

Sea-level Rise Work Group
California Coastal Commission
45 Fremont Street, Suite 2000
San Francisco, CA 94105

RE: DRAFT SEA-LEVEL RISE POLICY GUIDANCE DOCUMENT
Ms. Papendick:

Thank you for providing the opportunity to review the California Coastal Commission's (CCC)
Draft Sea-level Rise Policy Guidance Document. Once completed, this document will be an
important tool for coastal communities throughout Califomia that are working to address climate
change and sea level rise (SLR) through updated policies and actions. The City of Santa
Barbara supports the goals of this guidance document, and commends the Coastal Commission
for leading this effort. The City does however have a number of comments and concerns with
this guidance document, and emphasizes that this document and all comments provided are for
guidance assistance purposes only, and not regulatory standard setting.

General Comments:

Consistent Working Assumptions
The City is concerned with the practical functionality and lack of direction on which of the SLR

assumptions are used for planning purposes. Following the first Ocean Protection Council
(OPC) recornmendations (2011), State agencies (such as State Lands Commission and Coastal
Commission) began coalescing around specified levels within the SLR model ranges to use for
planning purposes (16 inches in 2050, 55 inches in 2100). This provided direction, predictability
and consistency among agencies, and met the intent of the original 2008 Governor's Executive
Order S-13-08 that led to the OPC, which was to provide direction and consistency among
agencies in SLR assumptions to be used for planning.

The most recent OPC estimates (2013), based on the 2012 National Research Council (NRC)
report features an even broader range of SLR values (2-12 inches in 2030, 5-24 inches in 2050
and 17-66 inches in 2100), but neither the OPC nor CCC have identified specific assumptions
within these ranges for practical planning use. The result is that individual projects require
analysis of at least two distinct scenarios to cover the high and low end of the scale. And, there
is no direction as to how local jurisdictions should weigh the factors to decide which SLR
assumptions to ultimately use for project review. The result is a cumbersome process that is
both extensive and extremely expensive. Aithough the present state of science is still uncertain
and can be anticipated to be changeable and uncertain over time, more specific guidance
should nonetheless be provided.

www.SantaBarbaraCA.gov
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Consistent Methodology

The process steps in the OPC estimates (2013) and draft CCC guidance documents require
local jurisdictions and individual technical analysts to identify which SLR estimates to use, and
which scenarios to require. This is inherently problematic, as methodologies and assumptions
will likely vary between jurisdictions, research efforts, and the CCC, leading to unpredictability
during the review process. For example, there are currently six distinct SLR wvulnerability
assessments being conducted in the Santa Barbara area. Without a consensus on which
assumptions to use, it is likely that the outcomes of these efforts will vary, decreasing the
regional value and practical applicability of these projects. Further, if a local agency chooses
particular methodologies and assumptions and the Coastal Commission later disagrees with
them during an appeal process, extensive delay added costs would result.

Reasonable Planning Horizons

Evaluating sea-level rise scenarios in 2100 poses additional issues. Eighty-six years is an
unrealistic planning horizon, rooted in speculation. No current City plans or documents span that
horizon. As a result, the City suggests that the 2100 planning horizon be eliminated or at a
minimum not required for use in any permitting. Instead, all project level analysis should be
consistent with the length of the permitted life of the project.

Regulatory Takings

Many of the actions in the guidance document have significant legal impacts, but a discussion of
case history and mediation measures is not detailed. For instance, reducing development life is
a sea-level rise mitigation measure mentioned multiple times during the CDP process. The City
is concerned that this will be viewed as a regulatory “taking,” and the CCC guidance document
does not provide direction on the legality of implementing such actions. This document should
also mention that state land boundaries and coastal jurisdiction boundaries will change with
SLR. As a result, an expanded discussion of regulatory takings is needed.

Adaptation Measures

Overall, the City supports the range of adaptation measures outiined. However, the adaptation
strategies should also provide considerations for short-term solutions pertaining to storm events,
and what the community can do to prepare for, and survive such events. Retreat and relocation
strategies are important actions to consider, but near-term events are often far easier to predict,
and plan for mitigation. For instance, many of the City’s coastal facilities and infrastructure were
damaged by storm events, wave run-up and flooding during the storms of 1983. It is predicted
that climate change will increase the frequency of extreme weather events, and with increased
high water lines due to sea-level rise, flooding vulnerabilities and storm damage are anticipated
to increase. As a result, it seems likely that another storm event like the one in 1983 will occur,
and therefore, actions should be made to address existing facilities and infrastructure.

Need for Public Input and Regional Collaboration

The 6-step approach for LCP updates lacks a public input component. The City suggests that
consideration for local input be provided after adaptation measures are identified (Step 4). A
consideration in the planning process should also include regional collaboration and the
involvement of local special districts (water, sewer, fire, etc).

Use of the Document

The City encourages the CCC to edit the document for a broader audience with information that
can be easily disseminated, particularly in Section Ill, which discusses the science behind sea-
level rise.

2
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Specific Comments:

CDP Costs and Exemptions
The City is concerned with the fiscal implications of the multi-step approach required for LCP

updates and CDPs, and the requirement for increased project-level analysis. While this
increased analysis may be justifiable for LCPs and large new development projects, this
approach would make many minor projects and routine maintenance efforts cost-prohibitive. The
City specifically requests that the CCC consider exemptions to SLR analysis for repair and
maintenance of public works facilities, with an emphasis to protect and ensure continuous
operation of critical infrastructure. Public safety exemptions should also be considered for private
maintenance and repair projects.

CDP Mechanics

Step One of the 5-step CDP process states that projects should be adjusted for local conditions,
but no direction is provided indicating which conditions matter, and how these conditions affect
the process. Under Step 2.1 - Analyze relevant sea-level rise impacts, further detail is needed
about the mechanism with which project life may need to be shorted due to erosion analysis
(e.g. would a structure be required to be demolished if implementing a protective devise is the
only method to save the development?).

Step Three needs to detail how a municipality should consider adjacent future projects that may
exacerbate SLR or inundation area during the review process. With the exception of the “New
Development” heading, the sections of Step 3.1 — Analyze coastal resource impacts and hazard
risk, do not lend themselves to evaluating a CDP for a development project. Instead, these
sections focus on the evaluation of the overall impacts of SLR on resources in general. The
Water Quality section states that the elevation of the groundwater table should be identified, but
does not clarify the methodology for this analysis or who should conduct it (e.g. does this require
a hydrologist?).

Step Three of the example CDP project includes a component regarding bluff-top residential
development. This section states that all relevant resources should be evaluated for SLR
impacts both with and without project implementation. It may prove onerous to require an
applicant to evaluate both of these scenarios.

Step Five includes a monitoring component. A provision should be added to address the
specifics for how the monitoring requirements should be implemented.

Flood Elevations

Further guidance is needed to address how finished flood elevations / base flood elevations
should be evaluated when considering consistency with existing Flood Control District and
FEMA requirements. Likewise, the guidance document points to increased monitoring as a
methodology to evaluate SLR hazards, and “triggers’ are proposed as a mechanism to justify
the modification of development life, but specific thresholds and detailed guidance are not
provided.

Criical Infrastructure

In order to protect the City's critical operations, the City must plan ahead and identify the
adaptive capacity, consequences of SLR, and evaluate land use planning options and
constraints as proposed in the SLRPG. The City appreciates that critical infrastructure such as
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wastewater treatment plants and transportation infrastructure have been specifically
incorporated for consideration in Section IV of the SLRPG.

Section 4.1 Planning and Locating New Development suggests changes to an updated LCP in
order to address the kinds, locations, and intensity of uses allowed in the coastal areas at
increased risk of coastal hazards. This section proposes updated development standards and
redevelopment restrictions. As the Commission is aware, the City's El Estero Wastewater
Treatment Plant is currently considered a non-conforming use with respect to the City's LCP.
Such additional development restrictions as suggested in Section 4.1 could severely restrict or
delay the City’s ability to upgrade critical systems at E| Estero to maintain compliance with State
and Federal air and water quality standards and permitting requirements. The City suggests an
exemption to this development restriction for wastewater treatment plants located in the Coastal
Zone. This is necessary in order to continue safe and reliable operation of this critical piece of
City infrastructure. In addition, provisions should be made to expedite the review process of all
critical infrastructure projects.

Section 4.3 Public Access and Recreation suggests changes to an updated LCP that would add
policies to address impacts to transportation plans. Such policies would establish new alternative
transportation routes for areas at risk from SLR, to ensure that continued altemative
transportation and parking is available. As described above, many of the City's primary
transportation routes are in the Coastal Zone. The City appreciates the Commission’s inclusion
of altemative transportation route planning in the event of SLR. However, the Commission’s draft
coastal retreat policy includes converting costal property vuinerable to sea rise to open space.
The City is concerned how such a policy would affect critical infrastructure such as public roads.

Section 4.6 Water Quality proposes updates to the LCP, which would include policies that would
establish a long-term strategy for saltwater intrusion in aquifers. The City supports policies
which establish long-term strategies, while not limiting the City’s various pumping alternatives for
this critical resource.

Section VII. Next Steps lists Goals and Objectives from the CCC's recently completed Strategic
Plan for 2012-2018. Objective 3.2 — Assess Coastal Resource Vulnerabilities to Guide
Development of Priority Coastal Adaptation Planning Strategies including several actions,
especially 3.2.2 and 3.2.3, which encourage interagency coordination and collaboration to
address public infrastructure vulnerabilities. The City is in strong support of such policies as
public agency partners such as Caltrans, the Department of Water Resources, and others are
critical for assessing coastal resource vulnerabilities.

Appendix C, Table 17. Site Development Standards and/or Mitigation identifies infrastructure-
service protection as a category where “...LCPs can identify critical infrastructure to hazards
from sea-level rise, and can include criteria for managed relocation of at-risk facilities and
direction to ensure continued function of critical infrastructure given sea-level rise and extreme
storms.” The City is in support of the implementation of any and all measures that ensure
continued function of critical infrastructure.

Conclusion

The City's primary concerns with this guidance document are: 1) The need for consistent
working assumptions among agencies to use for SLR planning purposes; 2) The need for
additional technical direction; 3) The need to reduce the potential financial burden of executing
project-specific SLR assessments; 4) The legality of certain adaptation actions including the
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potential for regulatory takings; 5) The lack of short-term adaptation actions; and 6) Further
consideration of critical infrastructure.

Thank you again for providing the opportunity for the City of Santa Barbara to provide feedback
on this truly important guidance document. For any future questions, please contact my staff

member John Ledbetter, Principal Planner via email - i R ©f phone

Sincerely,

Bettie Weiss

Acting Community Development Director
City of Santa Barbara

bweiss @ SantaBarbaraCA.gov

(805) 564-5509

CC: John Ledbetter, Principal Planner
Rebecca Bjork, Acting Public Works Director
Scott Riedman, Waterfront Director
Nancy Rapp, Parks and Recreation Director
Jack Ainsworth, CCC, Senior Deputy Director
-Steve Hudson, CCC, District Manager
Melissa Ahrens, CCC, Coastal Planner
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Ms. Hilary Papendick

California Coastal Commission
c/o Sea Level Rise Work Group
45 Fremont Street, Suite 2000
San Francisco, CA 94105

E-mail: SLRGuidanceDocument@coastal.ca.qov

Re: California Coastal Commission
Draft Sea Level Rise (SLR) Policy Guidance
Response to Administrative Draft

Dear Ms. Papendick;

Thank you for the opportunity to review and comment on the California Coastal
Commission Draft Sea Level Rise Policy Guidance (“Guidance”). Like many coastal
cities up and down California, the City of Ventura has a keen interest in the potential for
detrimental impacts due to sea level rise on natural amenities, public infrastructure and
private property owners in our community. We recognize the significant step the
Coastal Commission (CCC) is taking to draft policy guidance on this important topic, but
have several concerns as to the course taken in doing so. The City of Ventura would
like to highlight several issues of concern that may serve as obstacles to local
jurisdiction implementation of sea level rise and which we would request be addressed
by the CCC.

The Draft Sea Level Guidance is issued as an advisory guidance document to consider
when affected coastal jurisdictions update or amend their Local Coastal Plans (LCP) or
submit Coastal Development Permits (CDP) for approval. While the Guidance does not
mandate that local jurisdictions initiate an update of their LCPs for SLR, nor stipulate
that use of the Guidance by local jurisdictions is mandatory, reference is made by the
CCC as to compliance of the document with the agency’s mandates via the California
Coastal Act (CCA) and that it will serve as the basis of Coastal Commission review of
local LCPs and CDP projects. Furthermore, the Guidance states the Coastal
Commission will continue an existing practice of submitting sea level rise analysis
requirements on LCPA and CDP applications. The Sondermann Ring Partners mixed-
use project at the Ventura Harbor and the Ventura Downtown Specific Plan LCPAs
have been two such projects. Thus, the Guidance serves as more than an advisory
document where its recommendations will serve as the basis for an ongoing practice of
applying sea level rise analysis, conditions and mitigation prior to receiving certification
of LCP amendments and CDP projects.

501 Poli Street » P O. Box 99 » Ventura, California 93002-0099 « 805.654.7800 - cityofventuranet
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Unfortunately, the Guidance does not adequately address some of the more common
obstacles to implementing an additional requirement on local planning processes and
administering such requirements to local jurisdictions may prove to be premature
without additional measures at the State level.

Local Unfunded Mandate - Without a costly comprehensive certified LCP update to
address such matters, CCC administration of the Guidance has the potential to penalize
both LCP amendments and CDPs on a project-by-project basis. The impact of
performing required sea level rise analysis will prove costly to local jurisdiction staff
resources and project applicants. Furthermore, for the most part, local jurisdiction
staffing lacks the expertise to perform such analysis without retaining outside experts at
additional cost, rendering the Guidance an unfunded mandate to local jurisdictions. The
Guidance states that the CCC will seek cornpetitive grant funding for local jurisdictions
to perform sea level rise planning as part of its next steps. However, without a
budgeted stream of funding to local jurisdictions to do so, it constitutes a premature
requirement with which they may not be able to comply. As of this writing, the
Governor's budget proposal excludes the $3 million previously allocated to the CCC to
provide assistance and review to local jurisdictions for LCP updates. Without the prior
allocation to CCC, the ability of the agency itself to provide effective assistance to local
jurisdictions will be comprised.

As such, the Guidance, in particular the ‘Next Steps’ program should come attached
with a guaranteed funding source and assistance resources to local jurisdictions to
implement the Guidance and eliminate the fiscal obstacle to LCP updates.

Local Community Support — In addition to the cost of preparing a LCP update
specifically for purposes of incorporating SLR planning, another factor that may play into
the ability of some jurisdictions to implement the Guidance is simple lack of community
support to pursue such an effort. Without approval at the local level, an LCP update
would not be forthcoming to the CCC for certification. Given the cost of plan
preparation, uncertainty of the CCC certification process and potential impact to private
property owners from many of the recommended sea level rise mitigation measures,
jurisdictions lacking proactive community support will be reluctant to do so in the
absence of clear signals that a sea level rise policy proposal would be able to pass the
local approval process let alone the uncertainty typical of review and actions by the
CCC. Furthermore, the Guidance lacks requisite analytic anchors and guarantees that
certified plans will remain unchallenged on the basis of their SLR analysis as
subsequent projects are submitted for review and approval.

At a minimum, the Guidance should specifically address special issues of certification
that arise where the base recommended science will be reassessed over time and
propose a program that will ensure project review consistency for local projects. For
example, the SLR standard should be "locked in” for a time period by the LCP updates
and CDP filing dates, regardless of an extended CCC review and approval process.
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Legal Constraints — Inherent in local land use regulation is a framework of legal
decisions that present constraints to local authority. Many of the policy
recommendations put forth as measures to be taken to protect communities from sea
level rise such as rezoning, rolling easements, and transfers of development rights
convey legal liability to local jurisdictions for encroachment on private property rights,
long established by the courts. This is a particular obstacle in communities with long
established development along their entire coastal zone and for whom projects will not
mainly comprise ‘new’ development. As such, these measures present an obstacle to
the feasibility of sea level rise planning at the local level.

To the extent the Guidance puts forth these regulatory recommendations it should also
include a discussion of regulatory and legislative solutions at the state level that will
remove obstacles such as liability for takings which it specifically excludes. Until such
obstacles are discussed in the Guidance and a program of legislative and regulatory
measures set in place on behalf of local jurisdictions, these measures are legally
infeasible and should be stricken from required recommendations on LCP updates and
CDPs.

Ambiguity Regarding Adequacy of Analysis - The Guidance recommends the use of
‘Sea Level Rise for the Coasts of California, Oregon and Washington: Past, Present and
Future’ by the National Research Council (NCR, 2012) as the best available science to
be used when assessing future sea level rise for local areas. Additionally, while
recommending the NRC report as the best available science, the CCC also puts forward
other resources to consult, including the Coastal Resilience Ventura effort, in which the
City of Ventura is a participant. The Guidance also states that the science will be
reassessed at regular intervals of approximately 5 years for adequacy. What the CCC
does not address is the degree to which reliance upon this study or other recommended
resources in the Guidance will constitute sufficient analysis by local jurisdictions when
conducting recommended sea level rise studies and thus ensure a level of predictability
for local jurisdictions and applicants in the project review process.

Furthermore, the recommended SLR analysis approximates the life of a proposed
project of upwards for a minimum of 75 or 100 years, while the planning horizon for
most local general plans and LCPs is a 20 to 25 years. Such an extension of the
planning horizon for a LCPA or CDP would present difficulties in instances where the
LCP is a portion of a local general plan and the analysis in its accompanying EIR.

The Guidance should include minimum technical requirements by which a local
jurisdiction can be assured of adequacy of required sea level rise projections and
impact analysis and the time period within which approved data sources are considered
valid by the CCC. If other recommended sources are also adequate for the required
analysis, such as existing local studies, CCC should include a pre-certification of the
adequacy of those sources by which local jurisdictions are offered assurances to avoid
multiple revisions to studies and costly delays to project reviews.
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Issues of Local Concern — Closely associated with the issue of planning horizon in
local comprehensive land use plans is public infrastructure planning. Any updates to
the LCP would also be expected to occur with a similar planning horizon to the local
general plan, and would be expected to be eventually incorporated therein. These
comprehensive planning efforts would also necessarily include an analysis of required
infrastructure and subsequent adjustments to the local Capital Improvement Program
on the same timeline. As a local jurisdiction with one of seven wastewater treatment
plants along the Pacific coast outside the San Francisco Bay, the City of Ventura is
concerned that the requirement to perform a regional risk assessment to the year 2100
does not accommodate the functional limits of local comprehensive planning time
horizons.

The Guidance should allow for an adaptive management approach to public facilities
(as well as some development project approvals) such that consistency with local
planning horizons can be considered for them.

The City of Ventura also benefits from the use of seven existing groins along its
coastline to manage beach erosion. Where the Guidance document states that it would
like to avoid perpetuation of shoreline armoring, the City is concerned that maintenance
by the managing agency of these structures will be discouraged and may eventually be
disallowed. The Guidance document should provide criteria by which such measures
would be taken.

Once again, thank you for the opportunity to provide comments on the Draft SLR
Guidance document and we look forward to continued dialogue with the CC to address
the issue of SLR in local planning efforts.

Sincerely,

Dave Ward, AICP
Planning Manager, City of Ventura
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(gohn Kelly
eputy Director

California Coastal Commission
c/o Sea-level Rise Work Group
45 Fremont Street, Suite 2000
San Francisco, CA 94105

Dear Commissioners:

COMMENTS ON CALIFORNIA COASTAL COMMISSION
DRAFT SEA-LEVEL RISE POLICY GUIDANCE

The County of Los Angeles Department of Beaches and Harbors (DBH) appreciates the
opportunity to comment on the California Coastal Commission Draft Sea-level Rise
Policy Guidance document (Guidance Document), and the extended time allowed to
submit comments from January 15 to February 14, 2014. DBH respectfully submits the
following comments to the Guidance document.

1. Page 20. Purpose and Scope of Guidance Document - The Guidance
Document states that the purpose of the document is not that of "regulatory.”
However, the document's title and recommendations to amend LCPs infer
"policy” and ‘regulation” instead of guidance. DBH recommends that the
document clearly states that it is a guidance document and that it stays
consistent throughout.

2. Page 22. Use Science to Guide Decisions — Published documents prepared
by different agencies, such as the National Research Council (NRC) SLR,
projecting SLR cover large geographic areas and with varying results. It would
be very difficult to utilize the recommended NRC SLR document, or any other
current scientific document for that matter, to project local conditions. To do this,
local public agencies would need to extensively use public funds, possibly at the
expense of other public services, to project SLR along their coastlines. The
Guidance Document should be revised to include the flexibility to use studies
pertinent to local conditions.

3. Page 24, 25, B-8, and 54. Property owners should assume risks associated
with new development in hazardous areas — The Coastal Act does not prohibit
the construction of seawalls. Section 30253 of the Coastal Act states that "New
development shall minimize risk to life and property in areas of high geologic,
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flood, and fire hazard”. Minimization of risks can include the use of revetments,
seawalls, and retaining walls and the Guidance Document should reflect this.

4. Page 25, C-9. Provide for maximum protection of public beach and
recreational resources in all coastal hazard planning and regulatory
decisions — Stated options should include repairing and replacing structures
such as groins that serve to protect public beaches from erosion, therefore
maintaining a recreational asset and public access.

5. Page 25, C-10. Maximize natural shoreline values and processes; avoid the
perpetuation of shoreline armoring - This is contrary to Sections 30235 of the
Coastal Act, which states, “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”. These coastal protection structures have proven to be
effective in Los Angeles County and the East Coast, in the prevention of erosion
and protection of coastal facilities. Removing them would hamper public safety,
infrastructure, public facilities and private property.

6. Page 26, C-13. Require mitigation of unavoidable public coastal resource
impacts related to permitting and shoreline management decisions -
Mitigation fees are already required as part of the Coastal Development Permit,
Regional Water Quality Control Board, CEQA, and Federal permit processes.
Because there are already mitigation fees in place, adding more fees could
discourage projects that protect public beaches and enhance the public’s access
to the coast. Instead there should be no mitigation fees for projects of this type.

7. Page 28 and 29, A. Best available science on sea level rise — The
Intergovernmental Panel on Climate Change 4™ Assessment Report (IPCC AR 4)
referenced in the Guidance Document is outdated. The new IPCC AR 5 was
released last fall, and contains more conservative assessment projections.
Should the IPCC AR 5 be used instead of IPCC AR 4 to account for local
projections?

8. Page 30-34, B and C Physical Impacts of Sea-Level Rise/Consequences of
Sea-Level Rise for Coastal Resources and Development - The Guidance
Document should emphasize that local jurisdictions affected by all physical
impacts should utilize, to the maximum extent possible, offshore sand sources
and develop a nourishment program, as suggested on Page 54, to mitigate
erosion and protect recreational areas and facilities.
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9. Page 51 and 54 — Limit or prohibit use of bluff retention or shoreline
protection for new development / Require property owners to waive the
right to shoreline protection in the future - Coastal Act, Section 30253, allows
for protection of new development, including the protection of “special
communities and neighborhoods that, because of their unique characteristics,
are popular visitor destination points for recreational uses”, and the Guidance
Document should reflect this.

We appreciate the opportunity to provide input. Should you have any questions, you
may contact me at (310) 305-9522 or by email at gjones@bh.lacounty.gov.
Alternatively, you may contact John Kelly, Deputy Director, at (310) 305-9532 or by

email at jkelly@bh.lacounty.gov.

Very truly yours,

Gary Jones, Acting Director

GJ.JK:CE

¢: Don Knabe, Supervisor, Fourth District, County of Los Angeles
Zev Yaroslavsky, Supervisor, Third District, County of Los Angeles
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California Coastal Commission
c/o Sea level Rise Work Group
45 Fremont Street, Suite 2000
San Francisco, CA 94105

Email: SLRGuidanceDocument@coastal.ca.qov

RE: Draft Sea Level Rise Policy Guidance
Dear Ms. Papendick:

Thank you for the opportunity to comment on the Coastal Commission’s Draft Sea Level Rise Policy
Guidance document. We appreciate the Coastal Commission’s work in developing guidance relative to
analysis and appropriate treatment of sea level rise. We have strong concerns about the feasibility of
implementing some of the suggestions concerning existing development. In addition, we offer the
following specific comments on the draft document.

Chapter IV: Addressing Sea Level Rise in Local Coastal Programs

= The direction specified in Step 1 requests that jurisdictions modify the range of sea level rise
projections specific for their region to account for local conditions. The guidance document
should provide more information on how jurisdictions should modify the region specific
projections to account for local conditions, including examples of local conditions that should be
considered in the projections.

* The discussion in the Adaptive Capacity, Consequences, and Land Use Planning Options and
Constraints Sections under Step 3 should be located under Section 4, as this information is more
a part of the response rather than an assessment of risk to sea level rise impacts.

* The discussion for identifying adaptation measures to minimize risks in Step 4 lacks guidance for
the role of the public process in updating a certified LCP. Additionally, it would be helpful to
include examples of adaptation methods in the guidance document.

“ In general, the suggestions in Section 4 that would affect existing development will be much
more challenging to apply than for vacant land. The guidance document should include a robust
discussion for each of the suggested updates to development standards in the LCP. The direction
specified in Step 4.1 suggesting changes to the LCP for planning and locating new development
lacks guidance for built out areas where their uses can become nonconforming and can lead to
potential legal issues associated with this suggestion. The discussion on updating development
standards to include language for converting vulnerable areas to conservation or open space site
by allowing and encouraging retirement or transfer of developments rights on private property

123 E. Anapamu Strect, Santa Barbara, CA 93101 + Phane: (805) 368-2000 + FAX: (805) 568-2030
624 W, Foster Road, Santa Maria, CA 93435 + Phone: (805) 934-6250 * FAX: (805) 934-62358
www.shcountyplaming.org
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subject to sea level rise raises questions as to whether this type of development standard will be
supported by Coastal Commission.

We are concerned about the feasibility regarding the direction under Step 4.1 to: 1) limit
subdivision in areas vulnerable to sea level rise by prohibiting certificates of compliance (COC)
since COCs simply recognize legal lots, rather than create them; and 2) the direction to consider a
shorter development life for constrained lots. Additionally, we are concerned about potential
legal issues, including takings claims, associated with the suggestion to limit expansion and
redevelopment of non-conforming or other land uses in hazardous areas.

The direction specified in Step 4.1 concerning limiting development near vulnerable water
supplies isn’t clear. Does this include private wells?

The discussion of suggested changes to existing LCPs under Step 4.5 states that existing LCP
agriculture policies may need to be updated to include policies limiting the conversion of non-
prime agricultural land and establishing incentives for conservation easements. It is unclear how
these polices will protect agriculture given sea level rise projections.

The suggested action under Step 4.5 to minimize impacts by identifying and rezoning areas
suitable for future agricultural production to replace areas lost to sea level rise seems impractical.
Because most counties originally used an agricultural zoning as a catch-all for all non-developed
land, there will be little opportunity to rezone additional agricultural land.

The direction to add polices to protect archeological and paleontological resources from sea level
rise in Step 4.7 should include language regarding the significance of the resource.

The discussion of Scenic Resources in Step 4.8 is not very specific; the guidance document
should provide more information on what visual impacts may occur with sea level rise.

The discussion under Step 5 for updating LCPs and obtaining certification with the Coastal
Commission does not characterize the process accurately and should provide more details on the
certification process.

Chapter V: Addressing Sea Level Rise in Coastal Development Permits:

The discussion of expected project life or design life in Step 1 states that the proposed life of a
project may need to be shortened if the project site is constrained by hazards such that
development cannot be sited and designed to be safe for a 50 or 75 year design life without
reliance on protection efforts or impacts to coastal resources. The guidance document should
provide more information on how jurisdictions could implement such a recommendation, due to
the potential legal issues associated with this suggestion.

The direction specified in Step 3 requests analysis beyond the scope of potential project impacts.
For mstance, under Public Access and Recreation, the Guidance Document states that all public
access locations on or near the proposed project should be identified, and that impacts to those
access points from sea level rise should be determined. Similarly, the Coastal Habitats section
specifies that all coastal habitats on or near the proposed project site need to be identified, and
impacts to those habitats on and offsite from sea level rise need to be analyzed. This same issue
applies to the analysis requested for Scenic Resources.

Under the Agricultural Resources and Water Quality sections of Step 3, the Guidance Document
stipulates that necessary submittal information includes estimation of the likely future elevation
of groundwater, whether groundwater changes will alter proposed site conditions, and whether
drainage patterns will change with rising sea level. These requirements are not feasible or
appropriate at the level of individual Coastal Development Permits.
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Again, thank you for the opportunity to comment on this proposed guidance document. If you have any
questions please contact Heather Allen, Associate Planner, at (805) 884-8082 or hallen@countyofsb.org.

Sincerely,

Glenn S. Russell, PhD., RPA, Director
Planning and Development Department

GAGROUP\COMP\Comp Plan Elements\Legislation\AB 32\CAS\Adaptation\CCC SLR Guidance Doc
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Ms. Hilary Papendick

California Coastal Commission

c/o Sea-level Rise Work Group

45 Fremont Street, Suite 2000

San Francisco, CA 94105

E-mail: SLRGuidanceDocument@coastal.ca.gov

Re: Califomia Coastal Commission
Draft Sea-Level Rise Policy Guidance
Response to Administrative Draft

Dear Ms. Papendick:

The Ventura County Resource Management Agency, Planning Division, is in receipt of
the California Coastal Commission (CCC) Draft Sea-Level Rise (SLR) Policy Guidance.
Ventura County also participated in the two webinars held on December 5 and 17,
2013, and followed the CCC hearing on December 12, 2013, and January 9, 2014, to
listen to oral comments on the draft document. The Planning Division appreciates the
opportunity to comment on the Draft SLR Policy Guidance. We recognize that this
document will provide important direction for Ventura County when we are ready to
prepare amendments to our Local Coastal Program (LCP) that address sea-level rise.
We also recognize the importance of the SLR Policy Guidance document to the future
processing of Coastal Development Permits (CDPs). Similar to the CCC, Ventura
County believes that understanding SLR is an important issue that should be
addressed in order to avoid future hazards and protect coastal habitats and other

coastal resources.

During its review of the Draft SLR Policy Guidance, the Planning Division identified
several issues, summarized below, that we recommend be addressed to avoid future
problems and to more effectively implement the CCC document:

e Guidance versus regulations: Greater clarity is needed within the SLR Guidance
Document to define its regulatory intent. The guidance was developed using 17
principles intended to guide sea-level rise adaptation efforts. These principles
were derived from the Coastal Act and generally reflect the policies and practices
of the CCC in addressing coastal hazards. In the absence of sea level rise
certified polices in local LCPs, however, it appears that the SLR Policy Guidance
has the same degree of authority as the Coastal Act. In our view, the CCC
policy guidance should primarily be implemented through the LCP amendment
process and should not be prematurely used to condition discretionary projects
through the CCC appeal process.

800 South Victoria Avenue, L# 1740, Ventura, CA 93009 (805) 654-2481 Fax (805) 654-2509
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o Insufficient Funding: While it is important that the SLR Guidance Document be
implemented through the standard LCP amendment process, a lack of funding
for that process will create significant implementation delays unless additional
funding is made available.

e New versus existing (or redevelopment) projects: The SLR Guidance Document
should more clearly distinguish between policies that apply to existing versus
new development, consistent with the Coastal Act. In addition, the SLR
Guidance Document should directly address the legal takings issue.

o Expected project life/design life: In our view, this is a complicated issue that
should not be defined by the SLR Guidance Document. Other types of hazards
(fire, earthquake, etc.) are addressed through the regulatory process without
defining expected project life.

e Regional Vulnerability Assessments and Adaptation Planning: Except where
necessary for critical infrastructure, the SLR Guidance Document should
minimize requirements for inter-jurisdictional planning, as such requirements are
likely to increase costs and timelines for LCP updates that address SLR.

The comments summarized above, which are listed in general order of priority, are
further articulated below.

Guidance Versus Regulation

Ventura County requests that the SLR Policy Guidance document be updated to clarify
how it will be used by the CCC to evaluate proposed development projects and
proposed amendments to LCP documents. According to the CCC, the SLR Policy
Guidance, which the CCC intends to adopt in April 2014, is not a regulatory document
and does not directly govern the actions that the Commission or local governments may
take under the Coastal Act. The Coastal Commission SLR Policy Guidance is rooted in
17 fundamental guiding principles, many of which derive directly from the requirements
of the Coastal Act. The 17 principles are intended to guide sea-level rise adaptation
efforts.

The SLR Policy Guidance document should be updated to clarify how it will be used by
the CCC to evaluate proposed development projects and proposed amendments to
LCP documents. Ventura County is concerned that the SLR Policy Guidance will have
an immediate impact on proposed development projects as well as LCP amendments:

o Development Projects: When the 17 principles identified in the SLR Policy
Guidance are reviewed against past actions taken by the CCC, it appears that 4
of the principles formed the foundation for the CCC's conditional approval of the
City of San Buenaventura LCP Amendment for the Ventura Harbor mixed use
development project (case no SBVMAJ-1-11). In its conditional approval, the
CCC specified that the City of Ventura must provide a coastal hazard analysis
that identifies sea level rise thresholds for future development. The City was
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directed to consider best available scientific information in the preparation of
findings and recommendations for all requisite geologic, geotechnical,
hydrologic, and engineering investigations. The City also must substantiate the
range of values that address coastal hazards and must require that all new
structures in hazard areas be sited and designed to minimize destruction of life
and property during likely inundation events.

Guidance for LCP updates (step 4) identifies two types of updates that are
necessary to address sea-level rise: (1) policies and ordinances that apply to all
development exposed to sea level rise, and (2) policies and land use changes to
address specific risks in a particular portion of the planning area. The CCC
action taken in the above circumstance goes against standard development
review processes and procedures, which rely on adopted policies and regulatory
language. In the absence of LCP policies and implementing development
standards to address SLR, an applicant proposing a project along Ventura
County’s coastal zone is not required to provide an analysis on sea level rise and
the County has no basis for adding conditions to a project that address sea level
rise. The County is therefore concerned that coastal projects subject to
discretionary review will now be subject to appeal by the CCC if they do not
adequately address SLR.

o LCP Amendments: Ventura County is currently working on the second phase of
a major LCP update that includes a variety of subject areas. Those subject areas
are defined by a grant-funded work program prepared in 2009, and sea-level rise
is not a major topic area listed in the scope-of-work for this LCP update. Due to
mandated deadlines as well as limited funding, the six steps to address SLR will
not be accomplished during this particular LCP update. Our concem is that the
CCC will reject the entire amendment if SLR is not addressed in a matter that is
acceptable to CCC staff.

In our view, the SLR Policy Guidance should be modified to clarify how the CCC will
use the document during its review of development projects as well as LCP
amendments. Additional clarification language should be added to provide private
landowners and developers with some level of certainty about how proposed
development projects will be reviewed and conditioned by the CCC. Additional
clarification language should also be added to provide clarity to public agencies that are
currently processing LCP amendments. Once the SLR Policy Guidance is adopted, will
the information translate to regulations? Will the CCC appeal LCP amendments and
CDPs if they do not incorporate the CCC SLR adaptation planning processes for LCPs
and CDPs as noted in the SLR Policy Guidance?

Insufficient Funding

If adoption of the SLR Policy Guidance results in short-term impacts to development
projects and LCP amendments, as described previously, then the lack of funding
available to update LCP programs in response to that guidance becomes a major issue
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of concern for coastal California jurisdictions. Updates to LCPs are a significant and
costly undertaking for local governments. LCP amendments that address sea-level rise,
in particular, will be expensive as they will rely on the review and application of complex
technical data to a wide variety of on-the-ground conditions. LCP amendments that
address sea-level rise will also be expensive as they rely on long-range forecasts and
conditions that change dramatically over time.

In 2013, the following three grant programs were announced to assist local
govemments to develop SLR policies and development standards. As shown below, a
total of $5 million was available to fund $12 million requested by grant applications to
update LCPs to address SLR:

(1) CCC LCP Assistance Grant: These grants provided a total of $1 million in
available funds, and the CCC received 28 applications requesting funding
totaling over $5.2 million. A number of grants awarded through this program did
not focus on sea-level rise.

(2) Ocean Protection Council's (OPC) LCP Sea-Level Rise Grant Program: This
program provided a total of $2.5 million in available funds. The OPC received 18
applications requesting a total of $3.8 million and seven projects were
recommended for funding, for a total of $1.3 million. A second round of the grant
program will be announced in 2014 to distribute the remaining funds.

(3) State Coastal Conservancy's Climate Ready Grant Program: This program
provided a total of $1.5 million in available funds. According to the Coastal
Conservancy's top ranked projects, there were 20 applications that, when
combined, requested nearly $3 million.

In the case of the LCP Planning Grant program, jurisdictions that received grant awards
often had extensive in-kind funds. For example, Marin County was selected and
awarded $54,000 in part because the CCC considered their proposal to have a high
likelihood of success due to nearly $3 million in in-kind funds from a variety of funding
sources.

Financial assistance has been, and will continue to be, critical for the 76 coastal
counties and cmes responsible for the preparation of coastal plans and processing of
coastal permits.’ Using Marin County as an example, if a rough estimate is made that
incorporating SLR into LCPs generates a cost of approximately $3 million per
jurisdiction, then it could cost $228 miillion to update LCPs to address sea-level rise.
When compared to currently available funding, it becomes clear that far more funding
will be needed to successfully incorporate the six step process defined by the Coastal
Commission’s SLR Policy Guidance into LCPs. Without additional funding sources, we
believe it is unlikely that the majority of coastal agencies will undertake LCP updates
that address SLR in the near future. Considering this likelihood, it is unclear what tools
local agencies will have to require or facilitate project reviews that address SLR.

' In addition, non-governmental organizations compete for grant funds.
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Expected Project Life or Design Life

The SLR Policy Guidance suggests that a minimum of 75 to 100 years should be
considered as the design life for primary residential or commercial structures. The
expected or proposed project life would be used to determine the amount of sea-level
rise to which the project site could be exposed during the lifetime of that particular
development. Ventura County recommends that project life or design life be removed
from consideration by the SLR Policy Guidance, as the project life is not typically
defined for other types of projects proposed in high-hazard areas.

Another reason to eliminate expected project life or design life from the SLR Policy
Guidance is because project life is difficult to determine. Also, it is not clear how the
CCC established the 75 to 100 year design life. Predictions for building life-spans are
extremely rough estimates, and one estimation technique is based on the type of
construction:

e Temporary: 0-5 years
¢ Semi-permanent: 5-25 years
e Permanent: over 25 years.

Other methods utilize tables of the expected life of building components or various
material types. Architects and engineers, for example, may select particular building
materials/components based upon the expected life of the project. Many factors affect
the life expectancy of building components, including the quality of the component,
quality of installation, level of maintenance, weather and climatic conditions, and
intensity of use. If there are no cost constraints, maintenance and repair activities can
indefinitely extend the physical life of the structure.

It is unclear why the CCC wants local governments to define project life expectancy,
and it is also unclear how this information would be used during the regulatory review
process. Life expectancy for a project is generally not considered during permit reviews,
although beach front communities currently are exposed to damage from storms and
high waves. Similarly, buildings and structures in high fire hazard areas are at risk from
wildfire and the loss of private property is a consequence of building in high-risk areas.
Nevertheless, life expectancy is not assigned to a structure in a high fire hazard area
and, if it is destroyed, the property owner absorbs the cost to rebuild or replace the
structure in a location with fewer hazards.

As an alternative to requiring the lead agency to determine life expectancy for primary
residential and commercial structures, the SLR Policy Guidance should discuss the life
expectancy of seawalls and the CCC's position on maintenance and repair of seawalls
that protect primary residential and commercial structures and that effectively determine
the life expectancy of a structure subject to flooding from sea level rise.
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New versus Existing (or Redeveloped) Property

The SLR Policy Guidance should more clearly distinguish between existing and new
development and should also address legal takings issues. Currently, the SLR Policy
Guidance does not provide different guidance for existing versus new development. Nor
does the document describe how local government or the CCC will resolve disputes
that involve private property rights and takings issues. Instead, the SLR Policy
Guidance includes a recommendation that local agencies obtain legal advice regarding
specific situations that raise takings concerns.

At a minimum, the SLR Policy Guidance should be updated to address the following
sections of the Coastal Act, which distinguish existing versus new development:

e Coastal Act Section 30235 states “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.”

o Coastal Act Section 30253 states "New development shall... neither create nor
contribute significantly to erosion... or in any way require the construction of
protective devices that would substantially alter landforms along bluffs and cliffs.”

The difference between Sections 30235 and 30253 are the words “existing” versus
‘new” development. The Coastal Act requires the Commission to protect existing
structures; it does not require the Commission to approve new development piaced in a
hazardous area.

At the December 12, 2013, CCC hearing, Commissioner Zimmer noted that every
month the CCC is presented with a request to approve a seawall or an emergency
seawall that conflicts with the draft SLR Policy Guidance document. She expressed her
concern about how the Commission will handle these types of projects. She also
suggested (and we agree) that the SLR Policy Guidance should include a section that
discusses legal challenges associated with seawalls and that describes how previous
court cases and legal opinions should be used to interpret the discretionary power the
Commission retains. Furthermore, additional specificity in Appendix C, Adaptation
Measures, should be included that reflect strategies that the Commission has found
acceptable in this context.

Commissioner Zimmer's request reflected a similar point made by Commissioner
Shallenberger that the SLR Policy Guidance does not address “vulnerable
communities”-that is, communities that do not have the ability to adapt or respond to
emergencies. Ventura County's existing beach communities, for example, do not have
the luxury to relocate or to modify their residences in any significant way to reduce
flooding or other risks associated with SLR. It is therefore likely that residents will
request that seawalls protecting their property be reinforced. In the absence of a clear
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interpretation of Section 30235 through the legislature, the issue of seawalls will
continue to be litigated.

The SLR Policy Guidance recommends that local jurisdictions' limit the expansion of
non-conforming or other uses in hazardous areas and require projects with significant
exterior and/or interior alterations of non-conforming structures to bring the entire
structure into conformity with current requirements regarding avoidance and
minimization hazards. Consistent with this recommendation, the Ventura County
Building Code (2010 Edition) Section 45.3.4.4 states that when the estimated value of
repair is 50% or more of the replacement value of the structure, the entire structure
shall be brought into conformance with the fire and life safety and structural
requirements of the current code. What is not clear, however, is what regulatory
standard should be used to reflect the SLR Policy Guidance in such situations prior to
the point when a Zoning Ordinance or other implementation document is updated to
reflect the SLR Policy Guidance. It also is not clear what should occur when a property -
owner wants to demolish and rebuild a primary residence.

Regional Vulnerability Assessments and Adaptation Planning

Principle No. 12 and No. 16 suggest that local governments conduct vulnerability
assessments and adaptation planning at the regional level. To accomplish this, the
local government would evaluate SLR impacts throughout an entire littoral cell or
watershed, determine how those impacts affect the LCP jurisdiction or project, and
recommend adaptations that minimize impacts generated by sea-level rise.

Inter-jurisdictional planning and cooperation is needed to minimize SLR impacts to
infrastructure or natural resources that span multiple jurisdictional boundaries.
However, although there may be benefits associated with addressing cumulative
impacts on a regional basis, the SLR Guidance document is unclear when it describes
a study that includes “regional impacts and any cumulative impacts within a larger
planning context in a LCP or other larger-scale analysis.”

At the December 12, 2014 CCC hearing, Commissioner Brian Brennan suggested that
the coast be subdivided by littoral cell. Commissioner Brennan also suggested that the
discussion on regional SLR impacts be extended outside the Coastal Zone because
sand and sediment originates from the inland areas. The Santa Barbara Littoral Cell
extends from Point Conception to the Mugu submarine canyon, and it contains a
complete cycle of sedimentation including sand sources that provide sand to the
shoreline, sinks where sand is lost from the shoreline, and transport paths on the
shoreline along which the sand moves. There is evidence that shoreline and bluff
erosion are impacting beaches along this littoral cell. Coastal change in the Santa
Barbara Littoral Cell region is complicated by the irregular coastline, variability in wave
forces, structures such as harbors, groins, piers, dams and urbanization, and limited
information on littoral sediment sources.
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Evaluating the dynamic characteristics of SLR and how that will influence the Santa
Barbara Littoral Cell region is a considerable endeavor and, while augmenting this
analysis with sediment sources originating from Ventura and Santa Barbara County's
watersheds is an important piece, a comprehensive investigation such as this would
take a considerable amount of resources. As stated previously, unless more funding is
made available that specifically focuses on SLR, conducting a regional study of the
Santa Barbara Littoral Cell is unlikely and should not be expected of local jurisdictions
that attempt to update their LCPs to address SLR.

Conclusion

Ventura County appreciates this opportunity to comment on the SLR Policy Guidance
document. All local jurisdictions will continue to rely on the engagement of the CCC
and its staff for guidance on SLR. The CCC Draft SLR Policy Guidance is an important
step in the process of creating new policies and regulations that effectively address
SLR. However, as noted in the comments provided in this letter, we recommend that
the CCC provide additional information in the SLR Policy Guidance document that
clearly defines, and limits, the regulatory intent and impact of the document. Instead,
we recommend that local jurisdictions be provided adequate time to assess and
implement the SLR Policy Guidance document through a standard LCP amendment
process. We also recommend that the CCC make additional funds available for LCP
updates that address SLR, as the ability of local jurisdictions to address SLR will be
limited unless additional funding is made available.

Thank you for this opportunity to provide comments from the Ventura County Planning
Division. We look forward to future work with the CCC and its staff to address SLR
within the County’s LCP.

Prillhart, Planning Director
Ventura County Resource Management Agency

Cc:  Chris Stephens, Resource Management Agency Director
Rosemary Rowan, Long Range Planning Manager
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January 15, 2014

California Coastal Commission
¢/o Sea-level Rise Work Group
45 Fremont Street, Suite 2000
San Francisco, CA 94105

Via Email: SLRGuidanceDocument@coastal.ca.gov
Dear Work Group Members,

Subject: Comments on Draft Sea-Level Rise Policy Guidance, Public Review
Draft

Thank you for the opportunity to provide comments on the subject draft
guidance document. Our comments pertain in particular to the proposed
Doheny Ocean Desalination Project to be located along Doheny State Beach.
This project is planned to utilize subsurface, fully buried slant beach wells for
the intake system.

Over the past 10 years, the Municipal Water District of Orange County
(MWDOC) through its association with participating, resource and regulatory
agencies, has found that slant beach well technology is an environmentally
protective and cost-effective method for ocean desalination intakes. Doheny
State Beach overlies the entire width of the San Juan Creek alluvial channel
structure; this 200 foot thick alluvial aquifer extends out under the ocean
within the continental shelf. Our pioneering work investigating subsurface
intakes using modified water well technology resulted in the construction of
the first large scale test slant beach well constructed out under the ocean.
The test slant well is located on Doheny State Beach, North Day Use Beach
area, and was installed in spring 2006. We subsequently conducted a 21
month extended pumping and pilot plant test that concluded on May 3, 2012.
Today, we are continuing project development under a Metropolitan Water
District of Southern California Foundational Action Program.

Over the past 10 years we have developed an excellent working relationship
with the California Department of Parks and Recreation who recognize the
importance of the project to improve water supply reliability in south Orange
County, an area heavily dependent on imported water. Moreover, we fully
recognize the critical recreational value that Doheny State Beach provides to
the public and the environmental resources in the area.
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Since 2004, we have appeared before the Commission on several occasions and have worked
closely with staff on permitting the project development work. For more information on the
project, please visit our website at http://www.mwdoc.com/services/dohenydesalhome.

The Commission Work Group recognizes that key challenges in the coming decades for all
coastal-dependent public facilities will be providing the critical infrastructure for protection of
these public uses and facilities from sea level rise (SLR) and associated risks from design storms,
earthquakes, and other coastal processes and risks.

We urge your work group to support flexibility in the guidance document to allow for an
adaptive management approach that can be staged to protect present and future uses and
facilities from future sea level rise. We recommend that the level of protection should be
based on a multi-purpose approach that can be implemented over an extended period of time
into the future. SLR will necessitate protection of multiple resources and facilities along the
coastal zone as well as protection of public uses. For Doheny State Beach the specific sea-level
rise planning area coastal segment could include Dana Point Harbor and three segments within
Doheny State Beach: North Day Use Area, San Juan Creek flood control channel/seasonal
lagoon, and RV Campground area. Agencies with facilities within the Doheny State Beach
segment, include:

* Doheny State Beach North Day Use and RV Campground recreation segments

CalTrans PCH Bridges

City of Dana Point Roads, Facilities and Coastal Developments

County of Orange Dana Point Harbor

County of Orange and USACOE flood control improvements for San Juan Creek

South Orange County Wastewater Authority San Juan Creek Ocean Outfall

NMEFS southern Steelhead recovery program, including development of refugia in the

seasonal coastal lagoon

e Doheny Ocean Desalination Test Slant Well facilities

e Planned Full Scale Doheny Ocean Desalination Project subsurface slant beach well
intake system

* South Coast Water District Water and Wastewater Facilities

°

We recommend that for defined coastal segments, specific joint agency “master adaptive
management plans” be developed for staged protection of adaptation improvements for
protection from sea-level rise, with design plans developed, approved and implemented for set
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target sea level rise elevations. We concur that timing for these protective improvements will
need to be based on good science and cooperative inter-agency efforts. Specifically, the full
scale Doheny Ocean Desalination Project would incorporate three clusters of three slant wells
each, for a total of nine wells to produce 30 mgd of feedwater from the offshore marine
aquifer. Two wellhead clusters are anticipated to be located along the Doheny North Day Use
segment and one cluster is anticipated to be along the downcoast RV campground segment.

For this particular coastal developed segment, it is useful to illustrate what may be required in
the future to adapt to SLR. To provide protection and adaptation from sea-level rise, with
design plans for target sea level rise elevations within these two segments, joint studies with
State Parks and other agencies will be required. The currently most vulnerable area is the
lower-lying down coast RV Campground segment. Protections for the down coast bank of San
Juan Creek, San Juan Creek Ocean Outfall, and the slant well cluster will likely require a
protective measure at the South end of the campground to help anchor the beach to protect
both the slant wells and the campground. In addition to the improved protections for the
beach area, it may also be prudent to place a raised protective levee rather than seasonal
creation of sand berms along the RV shoreline area to provide enhanced protection up to
certain future target SLR elevations and associated extreme tides and storm surges. The
Doheny North Day Use segment is relatively well-anchored between the Dana Point Harbor
jetty and San Juan Creek groin and jetty rock bank protection, but improvements to these
protective features will be needed to protect against SLR. The actual design to provide
protections to these critical public uses will require creative thinking on the part of the project,
coastal engineering and environmental team to develop the adaptation plan.

If you should have any questions or would like to further discuss our suggested approach, we
would be most willing to meet with your team. The draft guidance document is an excellent
start to a major challenge that we will face into the future. Adapted management and staged
protective measures will be necessary into the future.

I may be reached at || | I o+ by rhone at RN

Sincerely,

Richard B. Bell, P.E.
Manager/Principal Engineer,
Water Resources and Facility Planning

Cc: Dave Pryor, CDPR
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Shane L. Silsby, P.E., Director
300 N. Flower Street
Santa Ana, CA 92703

P.0. Box 4048
Santa Ana, CA 92702-4048

January 10, 2014 RECEIVED
California Coastal Commission JAN 13 2014
C/o Sea-lLevel Rise Work Group CALIFOTNIA

45 Fremont Street, Suite 2000 COnBIkL CONBMISSICN

San Francisco, CA 94105

Subject: Comments to Draft Sea-Lleve| Rise Policy Guldance

Dear Sirs/Madams:

The County of Orange has reviewed the Draft Sea-Level Rise Policy Guidance currently being circulated
by the California Coastal Commission and offers the following comments:

1

Stated throughout the documnent is that the intent of the document is to function as guidance
and not regulation. The County of Orange recognizes the good work that went into the
preparation of the document and the importance of providing guidance on this topic. The word
“policy” is used in the title, which lends itself toward interpreting the intent as something other
than providing guidance.

We concur with the statement, “It is important the various State efforts are closely coordinated
and do not conflict, to assure an effective statewide response to sea-level rise.” [Pagel8). We
ask that you urge the governor to have a plan in place to coordinate efforts of the State
agencies.

Page 22 reads, “Simple extrapolation of historic trends should not be used.” The County
concurs with this statement; however, iittle guidance is provided on what criteria or approach to
calculation should be used.

Page 24, item B7, reads, “Account for the social and economic needs of the people of the state
and assure priority for coastal-dependent and coastal-related development over other
development.” We believe that Local jurisdictions must maintain the flexibility to establish their
own priorities based on the social and ecanomic needs of their residents.

Page 25, item C10 includes the following text, “Maximize natural shoreline values and
processes; avoid the perpetuation of shoreline armoring.” There are several locations within
this County’s Jurisdiction that currently have coastal armoring. Maintenance of these structures
will become increasingly difficult and may eventually not be allowed. This could impact public
safety as well as both public and private property.
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10.

11,
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Page 25, item C10, “Major renovations, redevelopment, or other new development should not
rely upon existing shore protection devices far site stability..” and pages 24-25, item B3
requiring a “no future seawall” deed restriction, are statements that severely restrict options for
private property owners. It is recommended that:

I. The Coastal Commission reviews the practicality of the combined effect of items C10 and B8.
ii. The legal authority to require a “no future seawall” deed restriction be reviewed,

Page 26, item C12, indicates, “..LCP or project should evaluate how sea-level rise impacts
throughout an entire littoral cell...” It is noted that a littoral cell could far exceed the area of an
LCP, and likely encompass several local jurisdictions, Requiring such extensive and expansive
coastal analysis would be excessive, castly and time consuming.

Page 26, item C13 suggests requiring,”...mitigation of unavoidable public coastal resource
impacts related to permitting and shoreline management decisions.” CEQA already requires
projects to mitigate their impacts; this would be redundant. Also, it is unclear whether this
would preclude or limit a Lead Agency’s ability to adopt a Statement of Overriding
Considerations for potential future impacts to public shoreline resources. The latter should be
clarified and further discussed with local jurisdictions.

Page 29, indicates that the principle of the Sea-Level Rise Guidance document is to use the best
available science to determine locally relevant sea-level rise projects for ali stages of planning,
project design, and permitting reviews. Applicants shouid use the current, best available
science, which the guidance document identifies as the 2012 National Research Cauncil's (NRC}
Report. The NRC report contains regional sea-level rise projections for north and south of Cape
Mendocino, which may be too broad to include trends in southern California. Bromirski et al.
(2011 and 2012) has shown that mean sea level has remained flat over the past 15 years, but
indicates other factors may result in future sea level increases. Sea-level rise science continues
to evolve and projections should be updated with the release of new scientific reports.

Sea-level rise will result in changes to sediment availability, which could worsen beach erosion
and possibly increase the need for beach nourishment projects (Page 31). The County of Orange
particlpates in a recurring beach replenishment project with the U.5. Army Corps of Engineers
(Surfside-Sunset Beach Replenishment Project.) This project has heen shown to mitigate
impacts due to subsidence caused by oil extraction activities. It will become increasingly
important that such projects continue, and if sea-level rise accelerates then the recurrence
interval of the project may become more frequent.

It will be difficult to convert areas vulnerable to sea-level rise to conservation areas or open
space in heavily urbanized areas, such as Orange County. The displacement of people,
businesses and structures will result in significant social and economic impacts.

Page 51 of the document recommends limiting the expansion of non-conforming or other land
uses in hazardous areas. It is unclear as to how this addresses hazards; it more so appears to bhe
focused on regulating land use. If it is the latter, the local jurisdictions should retain the
flexibility to address land use issue in a manner consistent with their needs and priorities.
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13. Page 54, suggests the requiring of mitigation of impacts to public resources by shoreline
structures permitted under the Coastal Act. !t is recommended that mitigation cover the life of
the structure as a condition of approval. This could be potentially costly to local jurisdictions if
this applies to public shoreline structures.

14. Chapter Two discusses how new construction should take into account rising sea levels, and
how to avoid future damage when developing an area. Local jurisdictions will be challenged to

address both new development and to maintain improvements already in place.

Please feel free to contact me, should you have any questions. | can be reached at (714) 667-3217.

cc; Robert Wilson, Chief of Staff, Second Supervisorial District
Mark Denny, Chief Operating Officer
Shane Silsby, P.E., Director, OC Public Works
Polin Modanlou, Manager, OC Planning Services



THE LOFTIN FIRM, P.C.
s

ATTORNEYS AT LAW

VIA U.S. MAIL AND ELECTRONIC MAIL

January 6, 2015
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John Ciampa

City of San Clemente City of San Clemente
910 Calle Negocio, Suite #100 910 Calle Negocio, Suite #100

San Clemente,

CA 92673 San Clemente, CA 92673

RE: Comments to City’s Proposed Local Coastal Program

Dear Mr. Holloway:

The Loftin Firm, P.C., as counsel to Capistrano Shores, Inc., a California non-profit mutual
benefit corporation (“CSI”) which owns the Capistrano Shores Mobilehome Park located at
1880 N. El Camino Real, San Clemente, CA 92672, provides this letter as comment to the topics
and materials provided at the City of San Clemente’s initial Local Coastal Program Workshop
held on August 21, 2014, and the City’s initial draft of the Local Coastal Program (“LCP”) Land
Use Plan, dated December 24, 2014

Access and Access Management Programs

Without explanation, and without regard to the previous Local Coastal Program, the City’s draft
Local Coastal Program language now misrepresents that there is a present right or entitlement to
coastal “access” within the vocabulary of the Coastal Act, at Capistrano Shores Mobilehome

Park:

Access Point 2: Capistrano Shores Mobile Home Park [sic] This
Access is shown in Figure 3-5. Access Point 2 is not open for
public use. The access point is through the Capistrano Shores
Mobile Home Park. 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

5760 FLEET STREET, SUITE 110 « CARLSBAD + CALIFORNIA ¢ 92008
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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.

City of San Clemente Local Coastal Program, Page 3-8 (December
24,2014).

This statement is without factual or legal basis. Since inception, mobilechome spaces at
Capistrano Shores have been side-to-side, without beach access. As there is no extra space
between the homes, Title 25, 25 Cal. Code of Regulations §§ 1000 et seq. lot requirements would
preclude dedication access adjacent to any space of the mobilehome park, or if exacted, would
result in a “taking” of an individual resident’s space (and home). Further, the “private drive” is
established by deed reservation and easement to ensure resident access without obstruction or
interference, consistent with Title 25. Any expectation of public access through the park would
be risky for pedestrians, drivers, and interfere with resident right to access their homes. Finally,
the conclusory statement that the existing stone and wood bulkhead obstructs access is without
support, and presumes that there otherwise would be access at high tide.

We also note that Capistrano Shores was not conditioned to include public access at its initial
local agency approval. Thus, the right to require public access across, over or through the Park
has expired. Cal. Health and Safety Code. § 18406.

Finally, Figure 3-5 is narrowly cropped, ostensibly to avoid showing that public parking area and
public access to North Beach, “one of the principal beach access points in San Clemente” is
immediately adjacent to Capistrano Shores Mobilehome Park. City of San Clemente Local
Coastal Program, Page 3-9 to 3-10 (December 24, 2014). The proximity of North Beach directly
contradicts the Local Coastal Program statement that there are no public amenities, and any
implication that there is some deficit in public access.

In previous versions of the LCP, and even in the LCP Workshop on August 21, 2014, we note
that the City of San Clemente displayed a “Coastal Access Points” diagram, similar to Figure C-
1 from the Coastal Element of the General Plan, which denotes access at Capistrano Shores, and
an Access Management Program on Page C-15 of the Coastal Element. As Capistrano Shores
has objected since at least 2010, it is incongruous to single out a mobilehome park for an access
management program. Access management programs seek an exaction from “subdivision[s]”.
Cal. Pub. Res. Code § 30610.3. Capistrano Shores is not “an existing subdivided area which has
less than 75 percent of the subdivided lots built upon, or an area proposed to be subdivided.” Cal.
Pub. Res. Code § 30610.3." Any such exaction would violate the strict fee limits in Title 25, such
as 25 Cal. Code of Regs. § 1020.7. We have also historically noted that it would be impossible to
purchase access without evicting a resident; lots in Capistrano Shores are side-by-side across the

' Cal. Pub. Res. Code § 30610.3 reads in relevant part: “ Whenever the commission determines (1) that public access
opportunities through an existing subdivided area, which has less than 75 percent of the subdivided lots built upon,
or an area proposed to be subdivided are not adequate to meet the public access requirements of this division and (2)
that individual owners of vacant lots in those areas do not have the legal authority to comply with public access
requirements as a condition of securing a coastal development permit for the reason that some other person or
persons has legal authority, the commission shall implement public access requirements as provided in this section.”

Shared:Capistrano Shores:450 LCP:Correspondence to City of San Clemente regarding LCP 1-5-2014 final.doc:
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full reach of the property, and Title 25 lot coverage and setback requirements make it impossible
to provide public access on a lot with a home.”

Accordingly, we object to the language regarding access at Capistrano Shores Mobilehome Park
at 3-8, the statements reproduced on 3-32, as well as any spurious separation between an “Area
A” and “Area B”, on 3-25, and specifically considering that Capistrano Shores and “North
Beach” actually share an entrance and intersection at Avenida Estacion and Avenida Pico. We
further object to the access management program language, in so far as it includes Capistrano
Shores Mobilehome Park, on City of San Clemente Local Coastal Program, Pages 3-44 to 3-49.

Land Use: Nonconforming Uses.

In the City of San Clemente Local Coastal Program draft dated December 24, 2014, the City
language does not differentiate between separate state regulatory schemes, much less the
difference between a “structure” and personal property such as mobile homes:

HAZ-14 Non-conforming Structures. Structures that are located
between the sea and the first public road paralleling the sea
lawfully built 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 Coastal Redevelopment, 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 Coastal
Redevelopment is not permitted unless the entire structure is
brought into conformance with the policies and standards of the
LCP.

HAZ-15 Coastal Redevelopment. Coastal Redevelopment shall
apply to proposed development located between the sea and the
first public road paralleling the sea that consists of alterations
including (1) additions to an existing structure, (2) exterior and/or
interior renovations, (3) and/or demolition of an existing bluff top
or beachfront 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,

2 Additionally, we note the North Beach trailhead, parking lot, and beach access are directly South of Capistrano
Shores, while the railroad and traffic engineering on El Camino Real prevents safe pediestrian access through to the
Northerly reach of Capistrano Shores.

Shared:Capistrano Shores:450 LCP:Correspondence to City of San Clemente regarding LCP 1-5-2014 final.doc:
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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 LUP.

(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 alternation that constitutes les 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
of certification of the LUP.

City of San Clemente Local Coastal Program, Page 5-8 to 5-9
(December 24, 2014).

In the past, the City of San Clemente has relied on an identical ambiguity to enforce its
nonconforming use ordinance at City of San Clemente Municipal Code § 17.72 against residents
and homeowners in Capistrano Shores, despite the existence of preemptive state regulation
which expressly permits the replacement of mobile homes, consistent with the Mobilehome
Parks Act, Cal. Health and Safety Code §§ 18300 et seq. and the National Manufactured Housing
Construction and Safety Standards Act of 1974, 42 U.S.C. §§ 5401 et seq.

CSI requests that the proposed nonconforming use policy or language in the Local Coastal
Program be revised so as to distinguish between structures and personal property like mobile
homes, and to allow for development3 consistent with the Mobilehome Parks Act, Cal. Health
and Safety Code §§ 18300 et seq. and Title 25, 25 Cal. Code of Regulations §§ 1000 et seq.
Otherwise, we submit that such a nonconforming use policy or language would be preempted by
the aforementioned state law. See, e.g. Sequoia Park Associates v. County of Sonoma, 176 Cal.
App. 4th 1270 (2009).

Further, we hereby incorporate our previous communications, including without limitation, to the
City of San Clemente Community Development Department, Planning Commission, and City
Council, from 2012 to present, confronting the City’s unlawful application of local zoning

* Addtionally, we note that the City’s policy statements and written material on Coastal Zone land uses reference
“development” “new development” or “developments™ in a way that is ambiguous, and does not respect the
differences in authority between local police power, as well as the Coastal Act. The City’s land use authority over
vested “development” is a narrower scope than the California Coastal Commission’s (the “Commission”)
interpretation of “development” subject to, and within the policies of the Coastal Act. See, e.g. California Coastal
Commission v. Quanta Investment Corp., 113 Cal.App.3d 579 (1980). In fact, the Coastal Commission is advancing
opinions of “development” which include temporary placement of personal property. If the City intends to extend its
coastal policies to “vested” uses, or other applications which are otherwise ministerial, then CSI strongly objects to
the position.

Shared:Capistrano Shores:450 LCP:Correspondence to City of San Clemente regarding LCP 1-5-2014 final.doc:
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ordinances in direct conflict with state and federal law, including without limitation the National
Manufactured Housing Construction and Safety Standards Act of 1974, 42 U.S.C. §§ 5401 et
seq., the Mobilehome Parks Act, the Manufactured Housing Act, Cal. Health and Safety Code §§
18000 et seq., and Title 25. The lack of addressing this critical component renders the documents
significantly incomplete, particularly as to the property of CSI.

Shoreline Development, and Coastal Hazards and Shoreline Protection: Adoption of Draft
Guidance.

The City has, without explanation, concluded that “[t]he only area in the City that has the
potential to be impacted by a storm surge or seal level rise is the Capistrano Shores Mobile
Home Park that is located at the north and of the City and seaward of the railroad tracks and has
its own revetment protection along the coastline. This development is a legal nonconforming use
that has an Open Space land use designation.” This statement raises several concerns for CSI,
but most notably in the assumptions for the City’s sea level rise comments.

In the City of San Clemente Handout titled: “Coastal Hazards and Shoreline Protection,” August
21, 2014, Page 2, and in City of San Clemente Local Coastal Program, Page 5-17 and 5-18 the
City adopts statements of current science and policies from the California Coastal Commission’s
Draft Sea-Level Rise Policy Guidance (“Sea Level Rise Policy” or “SLRP”), a document which
disclaims any analysis of property rights implications. Sea Level Rise Policy, 20-21. As such, we
object to the use of the SLRP in a regulatory document affecting property rights, like the City of
San Clemente Local Coastal Program.

At present, no revisions to the SLRP have been circulated. It appears there are no changes in
response to several local jurisdictions’ comments with challenges to the science behind the
prodigious estimates of rise and erosion, as well as the Commission’s controversial view of the
Coastal Act. Both local jurisdictions and private individuals note that the SLRP takes an
approach averse to the private property rights of beachfront homeowners. Local jurisdictions up
and down the coast note that the Commission’s “protection” and “retreat” policies in the
guidelines pose the risk of takings claims.” The City of Ventura explains this concern in detail:

4 See Letter from Community Development, City of Newport Beach to California Coastal Commission, dated February 13, 2014,
regarding Public Comment for Coastal Commission Draft Sea Level Rise Guidance, Pg. 2; Letter from Development Services,
City of Oxnard to California Coastal Commission, dated February 14, 2014, regarding Public Comment for Coastal Commission
Draft Sea Level Rise Guidance, Pg. 2-3; Letter from Pismo Beach Community Development Department, City of Pismo Beach to
California Coastal Commission, dated February 13, 2014, regarding Public Comment for Coastal Commission Draft Sea Level
Rise Guidance, Pg. 2; Letter from Planning, Neighborhoods & Economic Development Department, City of San Diego to
California Coastal Commission, dated February 11, 2014, regarding Public Comment for Coastal Commission Draft Sea Level
Rise Guidance, Pg. 1; Letter from Community Development Department, City of Santa Barbara to California Coastal
Commission, dated February 13, 2014, regarding Public Comment for Coastal Commission Draft Sea Level Rise Guidance, Pg.
2, 5; Letter from Planning Manager, City of Ventura to California Coastal Commission, dated February 14, 2014, regarding
Public Comment for Coastal Commission Draft Sea Level Rise Guidance, Pg. 3; Letter from Public Planning and Development
Department, County of Santa Barbara to California Coastal Commission, dated February 13, 2014, regarding Public Comment
for Coastal Commission Draft Sea Level Rise Guidance, Pg. 2; Letter from Resource Management Agency, County of Ventura to
California Coastal Commission, dated February 13, 2014, regarding Public Comment for Coastal Commission Draft Sea Level
Rise Guidance, Pg. 2, 6. We incorporate all these attached communications as objections, as though set forth fully herein.
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Beyond the regulatory questions, however, these same local governments questioned the
substantial ranges in sea-level rise projections. The County of Los Angeles notes that the
Commission is using outdated information: “[t]he Intergovernmental Panel on Climate Change
4th Assessment Report (IPCC AR 4) referenced in the Guidance Document is outdated. The new
IPCC AR 5 was released last fall, and contains more conservative assessment projections.” The
City of Half Moon Bay writes “...there is far too much variation in SLR projections... This
difference of over 10 inches is of such a significant magnitude that it is almost

Legal Constraints - Inherent in local land use regulation is a
framework of legal decisions that present constraints to local
authority. Many of the policy recommendations put forth as
measures to be taken to protect communities from sea level rise
such as rezoning, rolling easements, and transfers of development
rights convey legal liability to local jurisdictions for encroachment
on private property rights, long established by the courts. This is a
particular obstacle in communities with long established
development along their entire coastal zone and for whom projects
will not mainly comprise 'new' development. As such, these
measures present an obstacle to the feasibility of sea level rise
planning at the local level.

To the extent the Guidance puts forth these regulatory
recommendations it should also include a discussion of regulatory
and legislative solutions at the state level that will remove
obstacles such as liability for takings which it specifically
excludes. Until such obstacles are discussed in the Guidance and a
program of legislative and regulatory measures set in place on
behalf of local jurisdictions, these measures are legally infeasible
and should be stricken from required recommendations on LCP
updates and CDPs.

Letter from Dave Ward, Planning Manager of City of Ventura to
California Coastal Commission, dated February 14, 2014, Page 3.

incomprehensible...””® The Mayor of the City and County of San Francisco agrees:

However, we are concerned that by presenting only the extremes
of the NRC 2012 sea-level rise ranges (1.6-11.8 inches by 2030,
4.7-24 inches by 2050, and 16.6-65.8 inches by 2100) in several
places throughout the Draft SLR Guidance, these numbers may be
misconstrued by the public, media, and/or decision makers as de
facto standards, contrary to the intent of the Draft SLR Guidance.

3 Letter from Department of Beaches and Harbors, County of Los Angeles to California Coastal Commission, dated February 13,

2014, regarding Public Comment for Coastal Commission Draft Sea Level Rise Guidance, Page 2.

¢ Letter from City Manager, City of Half Moon Bay to California Coastal Commission, dated January 8, 2014, regarding Public

Comment for Coastal Commission Draft Sea Level Rise Guidance, Page 1.
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These figures are considered by climate scientists and in the NRC
Report to represent less likely though possible rates of sea level
rise, which means they should be considered by local governments,
but not to the exclusion of more likely scenarios.

Letter from Office of Mayor, City and County of San Francisco to
California Coastal Commission, dated February 12, 2014,
regarding Public Comment for Coastal Commission Draft Sea
Level Rise Guidance, Page 2 (emphasis added).

As noted by several cities, the SLRP fails to reconcile that “trends along the west coast of North
America estimated from tide gauge measurements, confirmed by satellite altimetry since 1992,
indicate that coastal sea levels have remained approximately stationary since about 19807
Despite this, the California Coastal Commission chooses to adopt the National Research
Council’s 2012 Report titled Sea Level Rise for the Coasts of California, Oregon and
Washington: Past Present and Future (the “NRC Report™). The Coastal Commission says first,
decisively, “mean sea level in California has been suppressed due to factors such as offshore
winds and other oceanographic complexities” and then admits Bromirski is merely
“postulat[ing].” Sea Level Rise Policy at 29. A closer read of the Bromirski Study shows even
greater speculation, that “if” a change persists in wind stress patterns related to the Pacific
Decadal Oscillation, the surface waters for the Pacific “may result” in a resumption in sea level
rise near the global mean. Bromirsky Study at 12. The IPCC dismisses studies theorizing
increases in rise based on Pacific Decadal Oscillation, as “these results are not conclusive.”®

The NRC Report and SLRP predictions far exceed what the international community finds
reliable or likely. In 2013, the Intergovernmental Panel on Climate Change, whose 2007
estimates are cited throughout the NRC Report and the Commission’s SLRP, adopts an estimate
of 2100 sea level rise range from 10.23 to 32.28 inches with consideration of glacial and ice
sheet loss, as opposed to the 16 to 65.8 inches proposed by the California Coastal Commission.
The IPCC continues, determining that “there is currently insufficient evidence to evaluate the
probability of specific levels above the assessed likely range.”’

However, the IPCC specifically attacks “semi-empirical” studies—like that analysis cited by and
used in the NRC Report, and discussed at length in the Commission’s Sea Level Rise Policy.
Specifically, according to the IPCC “semi-empirical model projections of global mean sea level

7 Bromirski, P. D., A. J. Miller, R. E. Flick, and G. Auad (2011), Dynamical suppression of sea level rise along the Pacific coast
of North America: Indications for imminent acceleration, J. Geophys. Res., 116, C07005. (“Bromirski Study”).

8 IPCC, 2013: Climate Change 2013: The Physical Science Basis. Contribution of Working Group I to the Fifth Assessment
Report of the Intergovernmental Panel on Climate Change [Stocker, T.F., D. Qin, G.-K. Plattner, M. Tignor, S.K. Allen, J.
Boschung, A. Nauels, Y. Xia, V. Bex and P.M. Midgley (eds.)]. Cambridge University Press, Cambridge, United Kingdom and
New York, NY, USA. Id. at 26. “Several studies have suggested these variations may be linked to climate fluctuations like the
Atlantic Multi-decadal Oscillation (AMO) and/or Pacific Decadal Oscillation (PDO, Box 2.5) (Holgate, 2007; Jevrejeva et al.,
2008; Chambers et al., 2012), but these results are not conclusive.” /d at 289.

? IPCC, 2013: Climate Change 2013: The Physical Science Basis. Contribution of Working Group I to the Fifth Assessment
Report of the Intergovernmental Panel on Climate Change [Stocker, T.F., D. Qin, G.-K. Plattner, M. Tignor, S.K. Allen, J.
Boschung, A. Nauels, Y. Xia, V. Bex and P.M. Midgley (eds.)]. Cambridge University Press, Cambridge, United Kingdom and
New York, NY, USA. (“IPCC 2013”) /d at 289, 1140.
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rise arc higher than process-based model projections (up to about twice as large)” but “there is
no consensus in the scientific community about their reliability and there is thus low
confidence in their projections.” Unfortunately, neither the NRC report, nor the Commission’s
Sea Level Rise Policy address these critiques--only acknowledging the IPCC’s 2007 process-
based model projections as a reliable starting point for many of the “semi-empirical” methods.

Despite this, the Commission presumes local jurisdictions will impose the high-end of the range
of sea level estimates. SLRP, 123-124."° Further, rather than adjust the start date based on the
date of a study, the Commission postulates: “[a]ll of the latent sea-level rise might occur quickly,
providing sea level conditions consistent with the future projections. Thus, when the needed sea
level value is a projection of the future sea level that will be experienced by a proposed project
for a proposed planning situation, there is no need to adjust the 2012 NRC projections for a
different project starting year.” SLRP, 124. In this statement, the Commission adopts
Bromirski’s hypothesis, without citation and discussion of the speculation by Bromirski. '

The Commission appears to be suggesting that local jurisdictions adopt a resolution of necessity
to “take” vested shoreline protection structures. See, Klopping v. City of Whittier, 8 Cal. 3d 39,
54 (1972).

“LCPs can specify priority areas where shoreline protection

structures should be removed, including areas where structures

threaten the survival of wetlands and other habitat, or beaches,

trails, and other recreational areas. Through the LCP, removal

might be accomplished by offering incentives for removal to

property owners and by incorporating removal of public structures

into Capital Improvement Plans. Conditions can also be added to

CDPs that require removal of shoreline protection structures after

certain thresholds are passed.”

SLRP, 155.

This language appears to spark the concern of local jurisdictions. For example, the County of
Los Angeles writes:

Page 25, C-10. Maximize natural shoreline values and

' The NRC Report acknowledges: “[t]he projections of future sea-level rise have large uncertainties tesulting from an
incomplete understanding of the global climate system, the inability of global climate models to accurately represent all
important components of the climate system at global or regional scales, a shortage of data at the temporal and spatial scales
necessary to constrain the models, and the need to make assumptions about future conditions (e.g., greenhouse gas emissions,
large volcanic eruptions) that drive the climate system. As the projection period lengthens, uncertainty in the projections grows.”
NRC Report, 101,

"' The sole element in the NRC Report that may be of use would be the estimates of “vertical land motion”, which the IPCC
regards as “not related to climate change.” IPCC, 2013, 289. However, by the NRC’s estimates, this amounts to a mere 3.93
inches over 100 years: “[t]he total vertical land motion from all of these geological processes and human activities can be
estimated from Global Positioning System (GPS) measurements... The coast south of Cape Mendocino is sinking at an average
rate of about 1 mm per year” NRC Report, 3. Other elements, such as the Pacific Decadal Oscillation and El Nino are included
within IPCC modeling, (IPCC 2013, 806, 971-972, 1253) and the IPCC points out “There is still considerable uncertainty on how
long large-scale patterns of regional sea level change can persist, especially in the Pacific where the majority of tide gauge
records are less than 40 years long.” IPCC 2013, 288.
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processes; avoid the perpetuation of shoreline armoring - This
is contrary to Sections 30235 of the Coastal Act, which states,
"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". These
coastal protection structures have proven to be effective in Los
Angeles County and the East Coast, in the prevention of erosion
and protection of coastal facilities. Removing them would hamper
public safety, infrastructure, public facilities and private property.

Page 51 and 54 - Limit or prohibit use of bluff retention or
shoreline protection for new development / Require property
owners to waive the right to shoreline protection in the future -
Coastal Act, Section 30253, allows for protection of new
development, including the protection of "special communities and
neighborhoods that, because of their unique characteristics, are
popular visitor destination points for recreational uses", and the
Guidance Document should reflect this.

Letter from Department of Beaches and Harbors, County of Los
Angeles to California Coastal Commission, dated February 13,
2014, regarding Public Comment for Coastal Commission Draft
Sea Level Rise Guidance, Page 2-3.

Elsewhere, the risk of a taking is apparent to the City of Oxnard, should the SLRP be applied to
existing development:

“The SLR Guidance does not provide different guidance for
existing entitled versus new development. Instead, the SLR
Guidance includes a recommendation that local agencies obtain
legal advice regarding specific takings situations. At a minimum,
the SLR Guidance should incorporate sections of the Coastal Act
which distinguish between existing versus new development...”

Letter from Development Services, City of Oxnard to California
Coastal Commission, dated February 14, 2014, regarding Public
Comment for Coastal Commission Draft Sea Level Rise Guidance,
Pg. 2.

Water Quality Protection
To the extent that the City of San Clemente Local Coastal Program, including without limitation
Water Quality starting at Section 4.1.4, and at 4.3.4 may consider regulation of road surfacing,
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irrigation, or other areas for applicable to the interior of an established mobilechome park, on
behalf of Capistrano Shores Mobilehome Park, we object pursuant to the preemption in the
Mobilehome Parks Act, Cal. Health and Safety Code §§ 18300 et seq. and Title 25, 25 Cal. Code
of Regulations §§ 1000 et seq.City of San Clemente Local Coastal Program, Page 4-9, 4-19 to 4-
23 (December 24, 2014).

Scenic, Historical, and Cultural Resources: View Corridors

In the City of San Clemente Local Coastal Program draft dated December 24, 2014, Section 6,
specifically 6-3 through 6-8, and in the City of San Clemente Handout titled: “Scenic, Historical,
and Cultural Resources” August 21, 2014, lists as a public resource: “Designated Scenic View
Corridors from Publicly-Owned Properties along or through public rights-of-way.” City’s
language continues, proposing: “Protection of public scenic view corridors,” “Identification of
highly scenic coastal areas,” “Land use and zoning designations corresponding with protection of
scenic and visual qualities,” “measures to ensure that new development will not block views,”
and “utiliz[ing] opportunities to reexamine and adjust the boundaries of the scenic and special
arcas that warrant protection.” Further, on City of San Clemente Local Coastal Program, Page 6-
6, the City shows a wider view corridor over Avenida Pico, and a new public view corridor for
the Coastal Canyons, both ostensibly covering Capistrano Shores Mobilehome Park.

The City’s proposed language and diagrams continue and expand ambiguous usage from
previous documents. On behalf of Capistrano Shores, Inc., we object to that the City of San
Clemente’s classification of Avenida Pico as a scenic view corridor, and new “Coastal Canyons”
view corridor. Based on the City’s own standards in C-3.02, and definition of “Scenic Corridor”
under the City of San Clemente General Plan Glossary, Avenida Pico lacks scenic value given
the absence of “visual linkages between the resources and amenities of San Clemente.” Avenida
Pico suffers from a grade and road alignment causing limited sight distance, the obstruction of
resources from existing natural topography, and present, vested structures, sound-walls, as well
as limited potential enjoyment with heavy vehicle usage on Avenida Pico in direct conflict with
the sparse bicycle traffic. Further therc is a readily-accessible public beach with parking,
obscured from view at North Beach at the and Coastal Trail. Furthermore, we note that the beach
adjacent to Capistrano Shores Mobilehome Park should be considered a “Significant Public
View,” as it excludes “areas that are largely developed...” City of San Clemente Local Coastal
Program, Page 7-9.

Should the City persist and propose that the Avenida Pico View Corridor should effect a height
restriction over mobilehomes or otherwise encumber Capistrano Shores Mobilehome Park, we
again object pursuant to County of Santa Cruz v. Waterhouse, 127 Cal. App. 4th 1483 (2005), as
well as the Mobilehome Parks Act, Cal. Health and Safety Code §§ 18300 et seq. and Title 25,
25 Cal. Code of Regulations §§ 1000 et seq. “The Legislature's goal of promoting uniformity in
mobilehome construction and installation standards can only be achieved through centralized
regulation of the MPA, alleviating variances in local regulation. Without such centralized
regulation, a mobilehome owner would be subject to the specific and particularized whims of a
local county or municipality, and would in effect be hampered in his or her ability to move
the mobilehome within the state.” County of Santa Cruz v. Waterhouse, 127 Cal. App. 4th at
1496 (emphasis added). This jurisprudence stands for the principle that height restrictions are
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inapplicable to mobilehome parks, and preempted by the statutes and regulations of the
Department of Housing and Community Development.

Conclusion

On behalf of Capistrano Shores Mobilehome Park, we object to the above-referenced language
mischaracterizing and targeting Capistrano Shores in access and access management, we object
to the view corridor ostensibly encumbering Capistrano Shores, we object to sea level rise
comment presuming a disproportionate impact on Capistrano Shores, and we object to
nonconforming use restrictions that fail to distinguish between mobilehomes and structures.

Additionally, given the multiple references to Capistrano Shores in the proposed Local Coastal
Program Land Use Plan, Capistrano Shores’ unique status as a mobilehome park, and related
concerns of personal property, and Mobilehome Parks Act-related preemption, CSI requests a
“seat at the table” throughout the LCP process: continuing notice, consideration, and the courtesy
of a direct dialog—both regarding the City’s intentions and proposed amendment in response to
those concerns enumerated above, and continuing with derivative concerns and items identified
for future study (like sea level rise) throughout the City’s proposed Local Coastal Program.

We further join with the chorus of local government objections to the Commission’s Sea-Level
Rise Policy, and look with a critical eye to its projections which more than double the newest
IPCC projections, and which rely on science the international community finds unreliable. The
Commission appears to be conscripting local governments to downzone coastal property, and
take vested shoreline protective devices and armament—with little concern to the impact on
private coastal property.

Regards,

THE LOFTIN FIRM, P.C.

lexander S, Man s

cc: Client
City of San Clemente, Coastal Advisory Committee
City of San Clemente, Planning Commission
City of San Clemente, City Council
City of San Clemente LCP: LCP@San-Clemente.org
California Coastal Commission
Ajit Thind, Esq., City of San Clemente: athind@rutan.com
Peter Howell, Esq., City of San Clemente: phowell@rutan.com

Encls.
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Office of the Mayor
'City & County of San Francisco

Edwin M. Lee

February 12, 2014

California Coastal Commission

c/o Sea-Level Rise Working Group
45 Fremont Street, Suite 2000

San Francisco, CA 94105

via email: SLRGuidanceDocument@coastal.ca.gov

Re: Comments on the California Coastal Commission’s Draft Sea Level Rise Policy
Guidance

Dear Sea-Level Rise Working Group:

The City & County of San Francisco (CCSF) appreciates the opportunity to review and comment
on the California Coastal Commission’s Draft Sea Level Rise Policy Guidance document,
announced for review on October 14, 2013, As a City we are both a permitting authority and
land manager for our coastal resources. In this dual-role, we share the Commissions’
commitment to stewardship of these public resources. Climate change poses significant
challenges to vital infrastructure, public health and safety, and resource management, Planning
for climate change also challenges us to come up with new ways of making decisions — while we
can no longer rely upon past practice, the nature of the future is also difficult to discern with
precision.

The Coastal Commission’s Draft Sea Level Rise Policy Guidance (“Draft SLR Guidance™) is a
landmark document as it is among the first detailed technical guidance documents seeking to
assist local govemment in planning for the effects of sea level rise. The Draft SLR Guidance is a
well-written, detailed explanation with step-by-step guidance on adaptation planning. It will be
of great assistance to local govemments in preparing for and responding to the effects of sea-
level rise. In light of our awareness of the document’s import, we have two specific comments
we’d like to offer.

Comment No 1: Best Available Science and Sea Level Rise Projections. The Draft SLR
Guidance urges local governments and permit applicants to consider local hazard conditions,
project lifespan or planning horizon, sensitivity to sea-level rise related hazards, adaptive
capacity, and risk tolerance in developing sea-level rise adaptation strategies for any particular
plan or project. Appendix B provides two methodologies for developing local hazard conditions
appropriate for specific projects and planning efforts. While this type of local-specific and case-
by-case approach will add considerable complexity to our planning and project development and
review processes, the CCSF agrees that the methodologies provided in the Draft Guidance are
superior to adopting a “one size fits all” approach to this issue. In fact, the CCSF feels strongly
that this type of site and project-specific analysis is required to ensure responsible land use and



infrastructure planning and regulation. However, we are concerned that by presenting only the
extremes of the NRC 2012 sea-level rise ranges (1.6-11.8 inches by 2030, 4.7-24 inches by 2050,
and 16.6-65.8 inches by 2100) in several places throughout the Draft SLR Guidance', these
numbers may be misconstrued by the public, media, and/or decision makers as de facto
standards, contrary to the intent of the Draft SLR Guidance. These figures are considered by
climate scientists and in the NRC Report to represent less likely though possible rates of sea level
rise, which means they should be considered by local governments, but not to the exclusion of
more likely scenarios. The more likely scenarios are in fact included in numerous places in the
NRC Report, are labeled “projections,” (e.g. 5.7 + 2.0 inches by 2030, 11.0 3.6 inches by 2050,
and 36.2 + 10.0 inches by 2100). The projections are an important part of the report’s science
conclusions. We therefore suggest revising the Draft SLR Guidance to eliminate references to
the extremes of the ranges only and, where sea-level rise numbers are presented, to include both
the NRC Report projections and the ranges. We feel that these revisions would further support
local governments® ability to successfully implement the more nuanced and complex analytical
methods recommended in the Draft Guidelines.

Note: The CCSF notes and incorporates by reference additional comments on related matters
being submitted by the San Francisco Public Utilities Commission.

Comment No 2: Updating San Francisco’s Local Coastal Program to accommodate sea
level rise without jeopardizing interim projects with critical coastal permitting needs. The
Draft SLR Guidance further establishes the desire of the Coastal Commission to secure updates
to Local Coastal Programs (LCPs). The CCSF shares the Commission’s desire to update our
planning documents to help us best prepare for climate change. To achieve this goal, the City
will work to address sea level rise in our LCP. That said, even a minor update to our planning
documents, demands engaging in needed public dialog that is time-consuming and unpredictable,
It should be noted that CCSF has many projects underway that are in the public interest and may
need Coastal Development Permits prior to the completion of an LCP update, including
implementation of recommendations for the management and protection (i.e., wastewater
facilities south of Sloat Boulevard) of San Francisco’s Ocean Beach which are outlined in the
2012 Ocean Beach Master Plan. Other wastewater projects include various upgrades and/or
improvements to the Oceanside Plant and the Westside Pump Station. See Attachment A for a
brief outline of these anticipated projects. The San Francisco Zoo is working on an Ocean and
Coastal Center in conjunction with NOAA and SFPUC. Largely because of these concemns,
CCSF has not yet initiated an update to our LCP.

In this regard, we are seeking the following from the Coastal Commission:

2a: Assurance that if the CCSF engages in good-faith effort to update our LCP, necessary
Coastal Development Permits sought by CCSF while the LCP update is underway will be
processed in a timely way under the current regulatory structure and will not be delayed
while the updated LCP is being considered and/or in process.

! Use of the extreme ranges alone, withoyt the more likely projections, are included in the first paragraph of the
Executive Summary, Table 1 and elsewhere throughout the draft document.

2



2b: Assistance with the identification of funding resources for CCSF's future update to
the LCP.

Again, the City & County of San Francisco appreciates the opportunity to work with the
California Coastal Commission on the issue of climate change and sea level rise, We provide our
comments and concemns with a deep commitment to work with the Coastal Commission on the
best possible solutions to these issues for the people of San Francisco.

If you have any questions regarding these comments, please contact AnMarie Rodgers, Manager,
Legislative Affairs at the San Francisco Planning Department at (415) 558-6395 and
anmarie.rodgers@sfgov.org.




Attachment A: SFPUC Wastewater Enterprise Project List

Oceanside Plant i Start- ' | End

Finc Screen and Grit Removal Enhencements | 26-Mar-15 | 20-Jan-17
Odor Control Optimization 01-Ju1-16 30-Jun-17
Condition Assessment Repairs 01-Jul-16 30-Jun-17
Oxygen/Aeration System Replacement none none
Digester Gas Handling Utilization Enhancemcnts 01-Oct-14 01-Ap1'-16
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Westside Pump Station Redundant Force Main D4danl6 | 30wnl]
Improvements
Westside Pump Station Reliability Improvements | 02-Jul<15 30-Jun-17




CITY OF DANA POINT

PUBLIC WORKS - ENGINEERING SERVICES
33282 Golden Lantern, Suite 212

Dana Point, Ca 92629

049.248.3575

(www.danapoint.org)

February 14, 2014

California Coastal Commission

clo Sea-Level Rise Working Group
45 Fremont Street, Suite 2000
San Francisco, CA 94105

SUBJECT: CCC Draft SLR Policy Guidance

City of Dana Point Comments

The City of Dana Point Public Works and Engineering Department has completed its
review of the draft policy. Based on our review, we are providing the following
comments that we hope to discuss prior to the next publication.

The publication and comments for the draft policy are occurring in 2014, which is
approximately one-half of the 30 year projection. What are the current results of
documented sea level rise versus the estimated rise? The estimated rise for our
coastline (South of Cape Mendocino) is 1.6-12 inches.

The range for 2030, 2050 and 2100 are so vast that the implementation will be
very difficult. Such a large range seems to indicate the need for additional

study.

The estimated ranges for 2030, 2050 and 2100 need to be more defined per
regions of the coast. For example Southern California should have more defined
range.

Based on the previous 100 year sea level rise of 8", the proposed 1.6"- 12" rise
in the next 30 years (actually 15 years to date) needs additional detail for such a
large range.

The resulting improvements required by sea level rise i.e, additionai beach
nourishment and harbor breakwater improvements should have a streamlined
process through the Coastal Commission and Local Coastal Program.




CCC Draft SLR Policy Comments
February 14, 2014
Page 2 of 2

e Impacts to the Local Coastal Program Implementation need to be clearer.
Recommended values or design values for sea level rise should be included in
the report.

» Impacts to Wave Run-up or Coastal Hazard Studies are unclear. Recommended
values or design values for sea level rise should be included in the report.

If you have an
Department at

uestions regarding these comments, please contact Public Works
or any of the contacts below.

Brad Fowler
Director of Public Works

Matthew Sinacori

City Eniineer

Matthew Kunk

Senior Eniineer

Brandon Boka
Certified Engineering Geologist
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California Coastal Commission
c/o Sea-Level Rise Work Group
45 Fremont Street, Suite 2000
San Francisco, CA 94105

Subject: Comments on the Draft Sea-Level Policy Guidance Document

Dear Coastal Commissioners,

We are responding to your request for comments on the Draft Sea-Level Rise Policy document
that you have circulated for review. We certainly understand the need to consider the
consequences of climate change and particularly the potential impacts on coastal communities
resulting from sea-level rise (SLR). With that said, the draft policy document givesriseto a
number of seriously troubling uncertainties on the coastal plan certification and
implementation process. Some major areas of concern that are certain to be problematic
include, but are by no means are limited to:

1) Discrepancies in Sea Level Rise projections

2) Highly technical baseline analysis of coastal conditions called for in the Local Hazard
Condition Analysis

3} Unpredictability associated with certifying Local Coastal Plans (LCP) and implementation
Plans {IP) in conformance with these policies

4) Fiscal impacts on coastal communities and especially small coastal communities in
complying with these complex regulations

1) Discrepancies in Sea Level Rise Projections: We fully acknowledge that the science of
projecting or estimating sea level rise is extremely complex. However there is far too much
variation in SLR projections (2000-2030 is between 1.56 to 11.76 inches). This difference of
over 10 inches is of such a significant magnitude that it is almost incomprehensible.
Furthermore, projections beyond 2030 (there are discrepancies between Tables 1 and 6)
only compound this problem. We do not understand why there are, or is a need for
different base year estimates for the same year of 2000. We have to be cautious about
being overly conservative in projecting SLR that forces development and coastal
infrastructure further from the shoreline at the expense of those that want to enjoy the
coastal environment in accordance with the core principles of the Coastal Act.
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Complicated Analysis Reguired in Developing the Local Hazard
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We applaud your proactive approach at addressing climate chan
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Sincielil

Laura Snideman,
City Manager

cc.

Mayor and City Council

Carole Groom, County Supervisor & Coastal Commissionef

Tony Condotti, City Attorney
Bruce Ambo, Planning Manager
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CITY OF NEWPORT BEACH

COMMUNITY DEVELOPMENT

February 13, 2014

Via Electronic Mail and United States Mail

Steve Kinsey, Chair
Honorable Commissioners
California Coastal Commission
45 Fremont Street, Suite 2000
San Francisco, CA 94105

California Coastal Commission
c/o Sea-Level Rise Work Group
45 Fremont Street, Suite 2000
San Francisco, CA 94105

Re: Comments to the Draft Sea-Level Policy Guidance Document
Dear Chair Kinsey and Honorable Members of the California Coastal Commission:

This comment letter is provided to you on behalf of the City of Newport Beach. The
threat of sea-level rise is of major importance to Newport Beach. Although our land
area is less than twenty-four square miles, we have over forty-five miles of shoreline.
Our shoreline communities, visitor-serving industry, world-class small-craft harbor, and
natural habitats could potentially sustain damages costing billions of dollars to repair.
Therefore, we support the California Coastal Commission’s efforts to prepare a draft
Sea-Level Rise Policy document (“Guidance Document”).

It is prudent that the Guidance Document acknowledge that there is a high degree of
scientific uncertainty as to the extent of sea-level rise and that the science is still
evolving (Principles 2 and 3). We support the provision that the Coastal Commission
will re-examine the best available science at least every 5 years or as needed with the
release of new information on sea-level rise. It is equally important that the Coastal
Commission also periodically re-examine and reassess this document to determine its
value in providing practical guidance to agencies, local governments, and the public.

We acknowledge that the Guidance Document expands on provisions in the Coastal Act
on avoiding significant coastal hazard risks (reflected in Principles 4, 5, and 8). Section
30253 of the Coastal Act reflects sound planning practices of minimizing risks to life and
property in hazardous areas. And, while not specifically called for by Coastal Act
Sections 30253 (or Sections 30235; 30001, 30001.5), it is also a sound planning
practice to avoid areas with high geologic, flood, and fire hazards. However, if sea-level
rise projections hold true, many coastal urbanized areas that will be subject to
inundation. Using the “best available science on sea-level rise,” as ascribed by the

100 Civic Center Drive - Post Office Box 1768 - Newport Beach, California 92658-8915
Telephone: (949) 644-3200 - Fax: (949) 644-3229 - www.newportbeachca.gov



Guidance Document, over 4000 properties could be subject to flooding in Newport
Beach on the Balboa Peninsula, Balboa Island, and West Newport. This is not a simple
matter of siting development to avoid a hazardous area. Entire communities will be at
risk and avoidance is not an option. Under such scenarios, the interpreted Coastal
Act’'s emphasis against protective devices will have to be reconsidered. Clearly, a more
comprehensive approach is needed to address the wide range of coastal settings in the
state. A differentiation between developed, urbanized areas and undeveloped, rural
areas would be a good place to start.

Similarly, Principle 10’s call for “the least environmentally damaging feasible alternatives
and minimize hard shoreline protection” is appropriate. However, “feasible” needs to be
emphasized when determining the least environmentally damaging shoreline protection
alternative. The least environmentally damaging alternative could have minimal
environmental impacts, but the costs associated with it would make that shoreline
protection project infeasible. This is particularly true for the repair and maintenance of
existing shoreline protective devices.

The provision for protection of public beach and recreational (Principle 9) properly
addresses publically-maintained public access facilities. However, there is no guidance
for the numerous public access facilites where a property owner, community
association, corporation, or private organization has agreed to assume responsibility for
maintenance. Additional guidance is needed for these situations and for the protection
of the private developments that make these public access facilities possible.

Above all, the City is concerned that the Guidance Document will become a de facto
regulatory document and mandated for implementation by local agencies as part of new
or amended local coastal programs. Case in point, although the Guidance Document
states that it is not a regulatory document, the Adaption Measures (Site Development
Standards, Mitigation, Shoreline Management and Protection programs etc.) appear
poised to become the threshold of review for new and amended LCPs under the guise
of minimizing hazard risks. If so, the Guidance Document’s recommendations for
addressing sea-level rise will be regulatory and mandated for implementation by local
agencies as part of new or amended LCPs. Of critical concern is the Guidance
Document’s failure to address how sea-level rise may involve private property rights and
takings issues in specific cases. (Guidance Document, Page 20). It is not the issue of
sea-level rise that gives rise to a takings claim, rather, it is mandatory imposition of
strategies ranging from protection, accommodation, and retreat to land use decisions
that may result in the taking of private property. To the extent that the Coastal
Commission will rely on local agencies to implement the recommendations of the
Guidance Document, we respectfully request that the Commission clarify its intention to
guide development based on existing available science as opposed to setting standards
by which hazard minimization is addressed. Therefore, we respectfully request that the
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Guidance Document be revised to confirm that it is not a regulatory document, and will
not be implemented as such.

With such an unequivocal commitment, the Coastal Commission would provide coastal
cities with sufficient flexibility to implement the recommendations set forth in the
Guidance Document where appropriate and based on regional and site-specific
circumstances. For instance, the Guidance Document provides an approach for
addressing sea-level rise that may only be appropriate in areas that have not been
highly urbanized. This is especially the case where the Guidance Document provides
good suggestions to promote a comprehensive assessment and development of
policies for hazard avoidance mitigation by developing shoreline management plans
and beach nourishment plans. Clearly, the Guidance Document’s encouragement to
perform adaptive planning at the regional level and to establish a transfer of
development credits program are helpful suggestions for areas that have not been
urbanized. However, in highly urbanized areas, coastal resources can be very limited
and options for managed retreat may not exist.

In this same vein, the Guidance Document should clarify its intent as distinguishing
development within, and adjacent to, harbors and the open seas. The Guidance
Document presents some ambiguities for the protection of harbors from potential
flooding due to sea-level rise. As you must be aware, harbor flood defenses include
jetties, seawalls, groins, tide gates, storm water pump systems, groundwater dewatering
systems, and elevated finished floor elevations. However, these harbor flood defenses
are only effective when working together. These flood defense measures, especially the
public and private seawalls, act as a unit to protect residential, commercial and
industrial properties and facilities around in coastal zone including boat yards, fuel
stations, marine supply facilities, recreational facilities, tourist-serving facilities, houses,
hotels, and restaurants. These flood protection defenses allow for commercial and
recreational boating and fishing activities, as well as safe beach access for residents
and visitors. It is important to note that these defense measures allow all property
owners to participate in federal flood insurance program. We believe that the Guidance
Document should be revised to reflect that several items in the Guidance Document
would not be applicable in urbanized areas or to the maintenance, replacement or
protection measures of property and facilities in, around and adjacent to a harbor’s flood
protection facilities.

Principle 12 correctly calls for addressing sea-level rise impacts in a regional context.
However, there is a missed opportunity here to call for collaboration and cooperation
between local agencies in addressing sea-level rise on a regional basis. One city’s
efforts to address sea-level rise would be meaningless if there is no coordination with
neighboring cities. Therefore, there is an opportunity here for the Coastal Commission
to facilitate not only vertical cooperation (State to City), but also horizontal cooperation
(City to City).
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The vision statement in your newly-adopted strategic plan calls for a California Coastal
Commission that “works collaboratively local governments, other agencies, and an
engaged and knowledgeable public.” Rather that impose guidance from the top down,
the Guidance Document provides a perfect opportunity for regional coordination among
local governments and stakeholders (Principle 15) that will continue to have the ultimate
responsibility for addressing sea-level rise. As this is a long-range planning document,
there is ample time for Commission staff to meet directly with representatives of local
governments and collaborate on a document that will provide practical guidance on
addressing the consequences of sea-level rise. The City of Newport Beach is willing to
take the lead in forming a local government working group that will sit down with
Commission staff to complete the Guidance Document.

Thank you for the opportunity to comment on the Guidance Document and we look
forward collaborating on it further.

Sincerely,

Kimberly Brandt)\ AICP
Director
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cITY OF

Devel '
Fonning i T OXNARD

214 South C Street — —
Oxnard, California 93030 "‘T""’_ ™ CALIFOTNIA
(805) 385-7858

Fax (B05) 385-7417

February 14, 2014

Ms. Hilary Papendick

California Coastal Commission

c/o Sea-level Rise Work Group

45 Fremont Street, Suite 2000

San Francisco, CA 94105

Also via E-mail: SLRGuidanceDocument@coastal.ca.qov

Re: California Coastal Commission Draft Sea-Level Rise Policy Guidance
City of Oxnard Comments on Administrative Draft

Dear Ms. Papendick:

The City of Oxnard (City), Planning Division, is in receipt of the California Coastal Commission
(CCC) Draft Sea-Level Rise (SLR) Policy Guidance (SLR Guidance) dated October 14, 2013.
We appreciate the opportunity to comment on the SLR Guidance. We are beginning the
process of comprehensively updating our LCP to address sea-level rise, and we recognize the
importance of the SLR Guidance to the processing of Coastal Development Permits (CDPs) in
the interim. During our review of the SLR Guidance, we have identified several concerns listed
below:

1) Guidance versus Regulation:

Greater clarity is needed within the SLR Guidance to define its regulatory intent. In our
view, it is premature to require jurisdictions to implement SLR Guidance when we are
just starting to prepare a costly and time-consuming LCP update to comprehensively
address SLR with extensive local public input to develop local adaptations. We suggest
an interim period of three to five years during which routine CDPs, such as residential
and commercial development within already developed areas that are subject to FEMA
and other wave run-up and storm surge analyses, will not be appealed by the CCC only
for lack of SLR Guidance-directed analysis. In this interim period, the CCC could define
what major public works and large-scale new development should include SLR analysis
and adaptations as consistent as possible with the Draft or Final SLR Guidance,

2) Funding and Uncertain Process:

While it is important that the SLR Guidance be implemented through the LCP update
process, limited funding and the need to develop local SLR expertise and an uncertain
Coastal Commission review process could create significant implementation delays.
Jurisdictions in the process of preparing a SLR LCP update should be granted some
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California Coastal Commission
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leeway with other CCC-required permitting or amendment applications in recognition of
the considerable effort the SLR update will take in local staff and community resources.

3) New versus Existing or Redevelopment Projects:

The SLR Guidance should more clearly distinguish between policies that apply to
existing versus new development, consistent with the Coastal Act. The SLR Guidance
Document should directly address the legal takings issue in the event that implementing
the SLR guidance leads to a denial of all uses on a private parcel that previously had
entitiements. The SLR Guidance does not provide different guidance for existing
entitted versus new development. Instead, the SLR Guidance includes a
recommendation that local agencies obtain legal advice regarding specific takings
situations.

At a minimum, the SLR Guidance should incorporate sections of the Coastal Act which
distinguish between existing versus new development:

o Coastal Act Section 30235 states “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.”

° Coastal Act Section 30253 states “new development shall neither create nor
contribute significantly to erosion... or in any way require the construction of protective
devices that would substantially alter landforms along bluffs and cliffs."

The difference between Sections 30235 and 30253 are the words "existing” versus
‘new” development. The Coastal Act requires the CCC to protect existing structures;
whereas it does not require the CCC to approve new development placed in a
hazardous area.

4) Expected Project Life / Design Life / Time-Delimited CDP:

According to the SLR Guidance as we understand it, an applicant will be required to
define a time-certain project lifespan that becomes the basis for the SLR scenario
against which the project is evaluated and for which, in essence, a time-delimited CDP
is issued. We ask the CCC to consider the establishment of a new type of CCC
permit, a Time-Certain CDP that may be renewed based on future best SLR science. A
Time-Certain CDP should include a requirement to remove the project at the end of its
permit life, presuming the ocean is lapping at the foundation.

The SLR Guidance suggests that a minimum of 75 to 100 years should be considered
as the design life for primary residential or commercial structures. The expected or
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proposed project life would be used to determine the amount of sea-level rise the
project site could be exposed to during the lifetime of that particular development.
Instead, we suggest requiring the use of industry-practice appraisal or engineering
protocols based on the expected lifespan of specified structural elements before major
repair or replacement is required. A local jurisdiction must have a means to review and,
if needed, correct an applicant's lifespan based on objective, readily available, quality
information.

The SLR Guidance should address that some uses may have an indefinite lifespan,
such as a habitat restoration, and what SLR scenario to use for an indefinite permanent
project.

And, undoubtedly, time-limited permitees will eventually want to extend their permits,
SLR permitting, and the SLR Guidance should include direction that incorporates
continuing development of SLR science. A process should exist, similar to extending
Subdivision Tract maps during economic downturns, to systematically extend time-
delimited CDP's if future SLR is trending lower than expected, or by some similar State-
certified criteria.

5) Regional Vulnerability Assessments and SLR Adaptation Planning.

Principle No. 12 and No. 16 suggest that local governments conduct vulnerability
assessments and adaptation planning at the regional level. To accomplish this, the
local government would evaluate sea-level rise impacts throughout an entire littoral cell
or watershed, determine how those impacts affect the LCP jurisdiction or project, and
recommend adaptations that minimize impacts generated by sea-level rise. What if the
neighboring city is doing the same task and arrives at different adaptations? There
needs to be a way to avoid duplicate and inconsistent efforts by several jurisdictions.

Except where necessary for critical infrastructure, the SLR Guidance should minimize
requirements for inter-jurisdictional planning, as such requirements are likely to
increase costs and timelines for LCP updates. Perhaps counties or MPO's should be
required to address critical regional coastal issues that span jurisdictions rather than
have several cities developing separate analyses and adaptations for the same facility,
such as an estuary levee system or county/city coastal highway.

Logically, inter-jurisdictional planning and cooperation is needed to minimize SLR
impacts to infrastructure or natural resources that span multiple jurisdictional
boundaries. However, although there may be benefits associated with addressing
cumulative impacts on a regional basis, the SLR Guidance document is unclear when it
describes a study that includes “regional impacts and any cumulative impacts within a
larger planning context in a LCP or other larger-scale analysis.”

6) Clarify CEQA and Effects of the Environment on the Project

The thought of completing a CEQA analysis for a SLR LCP update and its adaptations
is daunting. CEQA would seem to require a worst case scenario, based on the existing
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rule of “fair argument,” and then CEQA requires all feasible mitigations. Will CEQA
push all SLR updates to the maximum adaptation regardless of takings issues and
economic impacts? How will local jurisdictions know with certainty what environmental
analysis is acceptable to the CCC for its equivalent review process? We encourage the
CCC to consider an exemption for SLR LCP updates, similar to CEQA statutory
exemptions for preparation of general plan amendments required by the Delta
Protection Commission (PRC 21080.22), Urban Water Management Plans (WC
10652), or categorical exemption 15307, procedures to protect the natural environment.

Finally, the Ballona Wetlands Land Trust v. City of Los Angeles case is not resolved as
to whether CEQA pertains to the impact of the environment on a project. Clearly, SLR
is overwhelmingly the impact of the ocean on projects, not much in the reverse.
Depending on how the California Supreme Court rules on this case, jurisdictions may
find themselves in a paradox of not being able to use CEQA to adopt their LCP update
because CEQA does not apply, but having to provide a CEQA analysis to the CCC as
part of the certification application. We suggest the CCC seek a legislative solution
that clearly directs the environmental review process, or provides an exemption.

The City of Oxnard appreciates this opportunity to comment on the SLR Guidance document,
as all local jurisdictions will continue to rely on the engagement of the CCC and its staff for
guidance on SLR. The SLR Guidance is an important step in the process of creating new
policies and regulations that effectively address sea-level rise. We look forward to future work
with the CCC and its staff to address SLR within the Oxnard LCP.

Sincerely, X « .4

Christopher Williamson, PhD, AICP
Principal Planner, Planning Division
Development Services Department

cc:

Karen Burnham, Interim City Manager

Grace Magistrale Hoffman, Deputy City Manager
Martin Erickson, Deputy City Manager

Matthew Winegar, Development Services Director
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February 13, 2014

California Coastal Commission
c/o Sea-Level Rise Work Group
45 Fremont Strest, Suite 2000
San Francisco, CA 94105

Re: Comments to the Draft Sea-Level Rise Policy Guidance Document
Dear Sea Level Rise Working Group:

| am responding on behalf of the City of Pismo Beach to your request for input on the
Draft Sea-Level Rise Policy Guidance document. We appreciate this opportunity to
comment.

Let me start by stating we fully understand the need to address the consequences of
climate change in a proactive manner, especially the impacts on coastal communities
and their infrastructure from sea-level rise (SLR). We deal with coastal erosion on a
daily basis and dedicate significant time and resources evaluating how best to protect
structures, public access and recreational amenities, public safety features, and critical
city infrastructure in compliance with our Local Coastal Program (LCP). Given our on-
going efforts and experience we feel elements of the Sea-Level Rise Guidance Policy
require additional attention and it needs to take into consideration an approach that
gives great weight to information and data that specifically addresses SLR at the local
level. In addition, the document needs to do so in manner that acknowledges the limited
resources of many small agencies like ours. We also trust that you will also take to heart
our concern for establishing a process that could make updating or amending our local
coastal program arduous and uncertain. Following is a listing of our concems followed
by comments regarding each:

= Sea Level Rise Projections;

Analysis Required For Local Hazard Condition Analysis;

Certification Process; and

Fiscal Impacts.



Sea Level Rise Projections

Although the document provides projections on sea level rise, these are broad and do
not take into consideration the various geological processes and sand sources for the
specific area subject to our LCP. We know that the science of projecting or estimating
sea level rise is complex and, as noted in the document; additional analysis is needed
to address the conditions unique to specific areas of the coast.

Based on experience, we feel we need to be cautious about being overly conservative
in projecting SLR that forces development and coastal infrastructure further from the our
shoreline because it is largely developed and our citizens expect high quality City
services. Some of the approaches for addressing sea level rise seem appropriate only
in areas that have not been highly urbanized, such as adaptive planning and
establishment of development credit transfer programs. These seem helpful in
undeveloped areas; however, in an urbanized City like Pismo Beach, these may not be
the most suitable approach. Obtaining community support for LCP amendments that do
not take these factors into account will be difficult.

Studies that evaluate and develop local conditions are costly and time consuming, not to
mention they are at times controversial because their results and conclusions affect
private property and existing structures. We feel it would be important for the
Commission to develop sea level rise at the Regional level, with input on the process
from local agencies, rather than at the State level as this would account for local
conditions and be a cost savings for communities with limited resources. It would also
provide a level of certainty in the process because sea level rise estimates would be
conducted in the same manner up and down the coast. If ieft wholly up to the individual
agencies, there could be as many methods for developing these projections as there are
agencies, which in tum will be costly for the Commission and lengthen the review
process.

The Guidance document does not address how sea-level rise may involve private
property rights and takings issues in specific cases. Mandatory requirements ranging
from protection to retreat could result in the taking of private property. Addressing sea
level rise through a managed retreat approach typically involves establishing thresholds
that trigger demolition or relocation of structures threatened by erosion. Therefore, this
approach would require instituting relocation assistance and/or buy-back programs to
help with relocation costs or compensate property owners when their property becomes
unusable. These are issues that need further attention and given greater weight in this
document, so that Cities are better able to address them when developing
amendments.

Although the Guidance Document states that it is not a regulatory document, it appears
to be ready to be used as the standard of review for future LCP modification
applications. If this is the case, then it needs to include a clear standard of review, so
that agencies can appropriately develop amendments to their LCP.



Analysis Required For Local Hazard Condition Analysis

In addition to the complex analysis required to develop local sea level rise projections,
analysis and development of a Local Hazard Condition program needs a highly
technical and specialized skill set. Again, a costly venture for communities with limited
resources and competing demands for services. At times, such analyses are
scientifically subjective and disagreement among experts, among others, can occur.
These disagreements, although good discourse, lead to uncertainty in the process and
raise the potential for un-controlled costs and dedication of a significant amount of staff
time. More data and information specific to this section of the California coast could

address this.

Certification Process

In practice there is no limit in the number of comrections or additional information that can
be requested of agencies in LCP amendment or update process. The result can be a
costly process that many small agencies cannot afford. To help address this, we would
encourage the Commission to give LCP amendments that address SLR priority review
and encourage a comprehensive list of cormrections or comments during the review
process in order to minimize multiple submittals. We would also encourage early
consultation be a component of this process so that comrective measures can be
identified and addressed prior to submittal of the formal application. This has served us
well with other LCP amendment applications and we believe it will be beneficial for this
process as well.

Fiscal Impacts

As you can see, a common thread through this letter is references to resource
constraints. Staff time and resources, especially those of small communities like ours,
are limited and administering the Local Coastal Program requires a great deal of
attention, The processes Identified in this guidance document will require the dedication
of additional resources and the fiscal impacts to the community are uncertain. We would
encourage the Commission to be mindful of this and think of ways to minimize strains on
local resources.

Conclusion

Coastal Communities play a very important role in the promotion and maintenance of
access to the State’s coastline and in implementing the Coastal Act. While we applaud
the efforts to develop a Guidance Document that can be used as a resource to help
coastal communities prepare for the challenges of sea-level rise, we hope that this does
not become the basis for lengthened and costly LCP or project review process.

We thank you for the opportunity to comment and provide our input on the document
and process. We look forward to working further with Coastal Commission staff in



addressing our concems and developing reasonable, clear, and effective policies and
programs that can be incorporated into the Guidance Document.

Sincerely,

Jon Biggs, City of Pismo Beach
Community Development Director

C:
Honorable Mayor and Member of the City Council

City Manager
City Attorney



THE CITY oF SaN Dieco

February 11, 2014

California Coastal Commission Staff
Comments on Sea Level Rise Policy Guidance

The City of San Diego appreciates the opportunity to comment on the Commission’s draft
Sea-Level Rise Policy Guidance document. We realize other jurisdictions may have made
similar comments, but we would like to identify several issues that are of concern to us or
that we hope the final document will address more fully.

Coordination with other State agencies

> The SLR Policy Guidance document states that it works with other agencies and
documents such as the General Plan Guidelines which are currently in draft form.
Since our Local Coastal Program Land Use Plans (LUPs) are our community plans
(part of the Land Use Element of our General Plan) we strive for internal consistency
in implementing a variety of State policies and expect that documents and policies
coming from multiple State agencies will be compatible with each other so local
jurisdictions are not left trying to carry out conflicting State policies or laws. The GP
Guidelines draft is not currently posted on the State website so we will be looking for
consistent direction between State documents when we are able to review the GP
Guidelines.

> We would appreciate understanding how CEQA legislation or Guidelines might
change based on the adoption of this Guidance document

» We have concern about how suggested LCP changes that exclude or limit housing
opportunities in the impacted area might be viewed by HCD or other organizations
that review the City’s capacity and efforts to provide adequate affordable housing.
Our concern relates to balancing State priorities and the internal consistency of our
General Plan.

While the Guidance document acknowledges there is no discussion about sea level rise
involving property rights and takings, we believe that local jurisdictions are due more
assistance on this topic, or at least an issues framework, since every coastal city and county
will be dealing with the same responsibilities to some degree.

The Guidance document states that different approaches will need to be taken in different
areas of the coast. Our highly urbanized community will need different tools that those used
along an open portion of the coast. Examples of tools are provided for coastal areas with
resource-based characteristics, and we hope that there will practical tools for highly-

Planning, Neighborhoods & Economic Development Department
1222 First Avenue, MS 413 » San Diego, California 92101-4106
(619) 235-5200 « (619) 236-6478 (FAX)



urbanized areas. The overlay zones that are discussed in the document seem to presume equal
results wherever it is used; however a highly-urbanized community may see no change from
the application of an overlay. Also, transfer of development rights to other non-impacted
properties is often not a viable option in a highly-urbanized jurisdiction.

We are looking forward to be able to access the SCC Southern CA SLR Map Tool which
was identified as being “in development” in recent staff presentations. We are also
interested in seeing a more developed discussion about the concept of limiting the life of
structures in future impact areas since that is a generally unfamiliar concept.

Finally, Section 4.1 entitled Planning and Locating New Development indicates that the
section contains recommended LUP language. We believe the section actually contains a
significant amount of regulatory language that we would more appropriately consider for
inclusion in our Land Development Code rather than in our LUPs. We are concerned that
having regulatory language in 4.1 implies that this language could be proposed for inclusion
into LUPs by the Coastal Commission staff by virtue of it being in that section. We hope
that language in the Guidance document will reflect the Coastal Act and clearly state that a
jurisdiction should incorporate policy language in its LUPs to implement Chapter 3 of the
Coastal Act, and that appropriate regulatory language to carry out LUP policies should be
placed in implementing ordinances (and not in LUPs).

Thank you for the opportunity to comment on the draft SLR Guidance document. We look
forward to reviewing the final version that you are sending to the Commission for adoption
later this year.

Betsy McCullough AICP
Planning, Neighborhoods & Economic Development
City of San Diego

cc: Nancy Bragado, Deputy Director
Bill Fulton, Director

Planning, Neighborhoods & Economic Development Department
1222 First Avenue, MS 413 » San Diego, California 92101-4106
(619) 235-5200 + (619) 236-6478 (FAX)
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City of Santa Barbara

Community Development Department

February 13, 2014

Hilary Papendick

Sea-level Rise Work Group
California Coastal Commission
45 Fremont Street, Suite 2000
San Francisco, CA 984105

RE: DRAFT SEA-LEVEL RISE POLICY GUIDANCE DOCUMENT
Ms. Papendick:

Thank you for providing the opportunity to review the California Coastal Commission’s (CCC)
Draft Sea-level Rise Policy Guidance Document. Once completed, this document will be an
important tool for coastal communities throughout California that are working to address climate
change and sea level rise (SLR) through updated policies and actions. The City of Santa
Barbara supports the goals of this guidance document, and commends the Coastal Commission
for leading this effort. The City does however have a number of comments and concerns with
this guidance document, and emphasizes that this document and all comments provided are for
guidance assistance purposes only, and not regulatory standard setting.

General Comments:

Consistent Working Assumptions

The City is concerned with the practical functionality and lack of direction on which of the SLR
assumptions are used for planning purposes. Following the first Ocean Protection Council
(OPC) recommendations (2011), State agencies (such as State Lands Commission and Coastal
Commission) began coalescing around specified levels within the SLR model ranges to use for
planning purposes (16 inches in 2050, 55 inches in 2100). This provided direction, predictability
and consistency among agencies, and met the intent of the original 2008 Governor's Executive
Order S-13-08 that led to the OPC, which was to provide direction and consistency among
agencies in SLR assumptions to be used for planning.

The most recent OPC estimates (2013), based on the 2012 National Research Council (NRC)
report features an even broader range of SLR values (2-12 inches in 2030, 5-24 inches in 2050
and 17-66 inches in 2100), but neither the OPC nor CCC have identified specific assumptions
within these ranges for practical planning use. The result is that individual projects require
analysis of at least two distinct scenarios to cover the high and low end of the scale. And, there
is no direction as to how local jurisdictions should weigh the factors to decide which SLR
assumptions to ultimately use for project review. The result is a cumbersome process that is
both extensive and extremely expensive. Although the present state of science is still uncertain
and can be anticipated to be changeable and uncertain over time, more specific guidance
should nonetheless be provided.

www.SantaBarbaraCA.gov
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Consistent Methodology
The process steps in the OPC estimates (2013) and draft CCC guidance documents require

local jurisdictions and individual technical analysts to identify which SLR estimates to use, and
which scenarios to require. This is inherently problematic, as methodologies and assumptions
will likely vary between jurisdictions, research efforts, and the CCC, leading to unpredictability
during the review process. For example, there are currently six distinct SLR vulnerability
assessments being conducted in the Santa Barbara area, Without a consensus on which
assumptions to use, it is likely that the outcomes of these efforts will vary, decreasing the
regional value and practical applicability of these projects. Further, if a local agency chooses
particular methodologies and assumptions and the Coastal Commission later disagrees with
them during an appeal process, extensive delay added costs would result.

Reasonable Planning Horizons

Evaluating sea-level rise scenarios in 2100 poses additional issues. Eighty-six years is an
unrealistic planning horizon, rooted in speculation. No current City plans or documents span that
horizon. As a result, the City suggests that the 2100 planning horizon be eliminated or at a
minimum not required for use in any permitting. Instead, all project level analysis should be
consistent with the length of the permitted life of the project.

Regulatory Takings

Many of the actions in the guidance document have signiticant legal impacts, but a discussion of
case history and mediation measures is not detailed. For instance, reducing development life is
a sea-level rise mitigation measure mentioned multiple times during the CDP process. The City
is concerned that this will be viewed as a regulatory “taking,” and the CCC guidance document
does not provide direction on the legality of implementing such actions. This document should
also mention that state land boundaries and coastal jurisdiction boundaries will change with
SLR. As a result, an expanded discussion of regulatory takings is needed.

Adaptation Measures

Overall, the City supports the range of adaptation measures outlined, However, the adaptation
strategies should also provide considerations for short-term solutions pertaining to storm events,
and what the community can do to prepare for, and survive such events. Retreat and relocation
strategies are important actions to consider, but near-term events are often far easler to predict,
and plan for mitigation. For instance, many of the City’s coastal facilities and infrastructure were
damaged by storm events, wave run-up and flooding during the storms of 1983. It is predicted
that climate change will increase the frequency of extreme weather events, and with increased
high water lines due to sea-level rise, flooding vuinerabilities and storm damage are anticipated
to increase. As a result, it seems likely that another storm event like the one in 1983 will occur,
and therefore, actions should be made to address existing facilities and infrastructure.

Need for Public Input and Regional Collaboration

The 6-step approach for LCP updates lacks a public input component. The City suggests that
consideration for local input be provided after adaptation measures are identified (Step 4). A
consideration in the planning process should also include regional collaboration and the
involvement of local special districts (water, sewer, fire, etc).

Use of the Document

The City encourages the CCC to edit the document for a broader audience with information that
can be easily disseminated, particularly in Section Ill, which discusses the science behind sea-
level rise.
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Specific Comments:

CDP Costs and Exemptions

The City is concerned with the fiscal implications of the multi-step approach required for LCP
updates and CDPs, and the requirement for increased project-level analysis. While this
increased analysis may be justifiable for LCPs and large new development projects, this
approach would make many minor projects and routine maintenance efforts cost-prohibitive. The
City specifically requests that the CCC consider exemptions to SLR analysis for repair and
maintenance of public works facilities, with an emphasis to protect and ensure continuous
operation of critical infrastructure. Public safety exemptions should also be considered for private
maintenance and repair projects.

CDP Mechanics

Step One of the 5-step CDP process states that projects should be adjusted for local conditions,
but no direction is provided indicating which conditions matter, and how these conditions affect
the process. Under Step 2.1 - Analyze relevant sea-level rise impacts, further detail is needed
about the mechanism with which project life may need to be shorted due to erosion analysis
(e.g. would a structure be required to be demolished if implementing a protective devise is the
only method to save the development?).

Step Three needs to detail how a municipality should consider adjacent future projects that may
exacerbate SLR or inundation area during the review process. With the exception of the “New
Development’ heading, the sections of Step 3.1 — Analyze coastal resource impacts and hazard
risk, do not lend themselves to evaluating 2 CDP for a development project. Instead, these
sections focus on the evaluation of the overall impacts of SLR on resources in general. The
Water Quality section states that the elevation of the groundwater table shouid be identified, but
does not clarify the methodology for this analysis or who should conduct it (e.g. does this require
a hydrologist?).

Step Three of the example CDP project includes a component regarding bluff-top residential
development. This section states that all relevant resources should be evaluated for SLA
impacts both with and without project implementation. It may prove onerous to require an
applicant to evaluate both of these scenarios.

Step Five includes a monitoring component. A provision should be added to address the
specitics for how the monitoring requirements should be implemented.

Flood Elevations

Further guidance is needed to address how finished flood elevations / base flood elevations
should be evaluated when considering consistency with existing Flood Control District and
FEMA requirements. Likewise, the guidance document points to increased monitoring as a
methodology to evaluate SLR hazards, and “triggers” are proposed as a mechanism to justify
the modification of development life, but specific thresholds and detailed guidance are not
provided.

Critical Infrastructure

In order to protect the City's critical operations, the City must plan ahead and identify the
adaptive capacity, consequences of SLR, and evaluate land use planning options and
constraints as proposed in the SLRPG. The City appreciates that critical infrastructure such as
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wastewater treatment plants and transportation infrastructure have been specifically
incorporated for consideration in Section 1V of the SLRPG.

Section 4.1 Planning and Locating New Development suggests changes to an updated LCP in
order to address the kinds, locations, and intensity of uses allowed in the coastal areas at
increased risk of coastal hazards. This section proposes updated development standards and
redevelopment restrictions. As the Commission is aware, the City's El Estero Wastewater
Treatment Plant is currently considered a non-conforming use with respect to the City's LCP.
Such additional development restrictions as suggested in Section 4.1 could severely restrict or
delay the City's ability to upgrade critical systems at El Estero to maintain compliance with State
and Federal air and water quality standards and permitting requirements. The City suggests an
exemption to this development restriction for wastewater treatment plants located in the Coastal
Zone. This is necessary in order to continue safe and reliable operation of this critical piece of
City infrastructure. In addition, provisions should be made to expedite the review process of all
critical infrastructure projects.

Section 4.3 Public Access and Recreation suggests changes to an updated LCP that would add
policies to address impacts to transportation plans. Such policies would establish new alternative
transportation routes for areas at risk from SLR, to ensure that continued altemative
transportation and parking is available. As described above, many of the City's primary
transportation routes are in the Coastal Zone. The City appreciates the Commission’s inclusion
of altemative transportation route planning in the event of SLR. However, the Commission’s draft
coastal retreat policy includes converting costal property vulnerable to sea rise to open space.
The City is concerned how such a policy would affect critical infrastructure such as public roads.

Section 4.6 Water Quality proposes updates to the LCP, which would include policies that would
establish a long-term strategy for saltwater intrusion in aquifers. The City supports policies
which establish long-term strategies, while not limiting the City’s various pumping alternatives for
this critical resource.

Section VII. Next Steps lists Goals and Objectives from the CCC's recently completed Strategic
Plan for 2012-2018. Objective 3.2 — Assess Coastal Resource Vulnerabilities to Guide
Development of Priority Coastal Adaptation Planning Strategies including several actions,
especially 3.2.2 and 3.2.3, which encourage interagency coordination and coliaboration to
address public infrastructure vulnerabilities. The City is in strong support of such policies as
public agency partners such as Caltrans, the Department of Water Resources, and others are
critical for assessing coastal resource vulnerabillties.

Appendix C, Table 17. Site Development Standards and/or Mitigation identifies infrastructure-
service protection as a category where “...LCPs can identify ctitical Infrastructure to hazards
from sea-level tise, and can include criteria for managed relocation of at-risk facilities and
direction to ensure continued function of critical infrastructure given sea-level rise and extreme
storms.” The City is in support of the implementation of any and all measures that ensure
continued function of critical infrastructure.

Conclusion

The City’s primary concemns with this guidance document are; 1) The need for consistent
working assumptions among agencies to use for SLR planning purposes; 2) The need for
additional technical direction; 3) The need to reduce the potential financial burden of executing
project-specific SLR assessments; 4) The legality of certain adaptation actions including the
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potential for regulatory takings; 5) The lack of short-term adaptation actions; and 6) Further
consideration of critical infrastructure.

Thank you again for providing the opportunity for the City of Santa Barbara to provide feedback
on this truly important guidance document. For any future questions, please contact my staft
member John Ledbetter, Principal Planner via email - | N o' phone

Sincerely,

Bettie Weiss

Acting Community Development Director
City of Santa Barbara

bweiss @ SantaBarbaraCA.gov

(805) 564-5509

CC: John Ledbetter, Principal Planner
Rebecca Bjork, Acting Public Works Director
Scott Riedman, Waterfront Director
Nancy Rapp, Parks and Recreation Director
Jack Ainsworth, CCC, Senior Deputy Director
Steve Hudson, CCC, District Manager
Melissa Ahrens, CCC, Coastal Planner



CITY OF

 VENTURA

Ms. Hilary Papendick

California Coastal Commission

c/o Sea Level Rise Work Group

45 Fremont Street, Suite 2000

San Francisco, CA 94105

E-mail: SLRGuidanceDocument@coastal.ca.qov

Re: California Coastal Commission
Draft Sea Level Rise (SLR) Policy Guidance
Response to Administrative Draft

Dear Ms. Papendick:

Thank you for the opportunity to review and comment on the California Coastal
Commission Draft Sea Level Rise Policy Guidance (“Guidance”). Like many coastal
cities up and down California, the City of Ventura has a keen interest in the potential for
detrimental impacts due to sea level rise on natural amenities, public infrastructure and
private property owners in our community. We recognize the significant step the
Coastal Commission (CCC) is taking to draft policy guidance on this important topic, but
have several concerns as to the course taken in doing so. The City of Ventura would
like to highlight several issues of concern that may serve as obstacles to local
jurisdiction implementation of sea level rise and which we would request be addressed
by the CCC.

The Draft Sea Level Guidance is issued as an advisory guidance document to consider
when affected coastal jurisdictions update or amend their Local Coastal Plans (LCP) or
submit Coastal Development Permits (CDP) for approval. While the Guidance does not
mandate that local jurisdictions initiate an update of their LCPs for SLR, nor stipulate
that use of the Guidance by local jurisdictions is mandatory, reference is made by the
CCC as to compliance of the document with the agency's mandates via the California
Coastal Act (CCA) and that it will serve as the basis of Coastal Commission review of
local LCPs and CDP projects. Furthermore, the Guidance states the Coastal
Commission will continue an existing practice of submitting sea level rise analysis
requirements on LCPA and CDP applications. The Sondermann Ring Partners mixed-
use project at the Ventura Harbor and the Ventura Downtown Specific Plan LCPAs
have been two such projects. Thus, the Guidance serves as more than an advisory
document where its recommendations will serve as the basis for an ongoing practice of
applying sea level rise analysis, conditions and mitigation prior to receiving certification
of LCP amendments and CDP projects.

501 Poli Street « PO, Box 99 « Ventura, California 93002-0099 + 805.654.7800 » cityofventuranet
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Unfortunately, the Guidance does not adequately address some of the more common
obstacles to implementing an additional requirement on local planning processes and
administering such requirements to local jurisdictions may prove to be premature
without additional measures at the State level.

Local Unfunded Mandate - Without a costly comprehensive certified LCP update to
address such matters, CCC administration of the Guidance has the potential to penalize
both LCP amendments and CDPs on a project-by-project basis. The impact of
performing required sea level rise analysis will prove costly to local jurisdiction staff
resources and project applicants. Furthermore, for the most part, local jurisdiction
staffing lacks the expertise to perform such analysis without retaining outside experts at
additional cost, rendering the Guidance an unfunded mandate to local jurisdictions. The
Guidance states that the CCC will seek competitive grant funding for local jurisdictions
to perform sea level rise planning as part of its next steps. However, without a
budgeted stream of funding to local jurisdictions to do so, it constitutes a premature
requirement with which they may not be able to comply. As of this writing, the
Governor's budget proposal excludes the $3 million previously allocated to the CCC to
provide assistance and review to local jurisdictions for LCP updates. Without the prior
allocation to CCC, the ability of the agency itself to provide effective assistance to local
jurisdictions will be comprised.

As such, the Guidance, in particular the ‘Next Steps’' program should come attached
with a guaranteed funding source and assistance resources to local jurisdictions to
implement the Guidance and eliminate the fiscal obstacle to LCP updates.

Local Community Support — In addition to the cost of preparing a LCP update
specifically for purposes of incorporating SLR planning, another factor that may play into
the ability of some jurisdictions to implement the Guidance is simple lack of community
support to pursue such an effort. Without approval at the local level, an LCP update
would not be forthcoming to the CCC for certification. Given the cost of plan
preparation, uncertainty of the CCC certification process and potential impact to private
property owners from many of the recommended sea level rise mitigation measures,
jurisdictions lacking proactive community support will be reluctant to do so in the
absence of clear signals that a sea level rise policy proposal would be able to pass the
local approval process let alone the uncertainty typical of review and actions by the
CCC. Furthermore, the Guidance lacks requisite analytic anchors and guarantees that
certified plans will remain unchallenged on the basis of their SLR analysis as
subsequent projects are submitted for review and approval.

At a minimum, the Guidance should specifically address special issues of certification
that arise where the base recommended science will be reassessed over time and
propose a program that will ensure project review consistency for local projects. For
example, the SLR standard should be “locked in" for a time period by the LCP updates
and CDP filing dates, regardless of an extended CCC review and approval process.
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Legal Constraints — Inherent in local land use regulation is a framework of legal
decisions that present constraints to local authority. Many of the policy
recommendations put forth as measures to be taken to protect communities from sea
level rise such as rezoning, rolling easements, and transfers of development rights
convey legal liability to local jurisdictions for encroachment on private property rights,
long established by the courts. This is a particular obstacle in communities with long
established development along their entire coastal zone and for whom projects will not
mainly comprise ‘new’ development. As such, these measures present an obstacle to
the feasibility of sea level rise planning at the local level.

To the extent the Guidance puts forth these regulatory recommendations it should also
include a discussion of regulatory and legislative solutions at the state level that will
remove obstacles such as liability for takings which it specifically excludes. Until such
obstacles are discussed in the Guidance and a program of legislative and regulatory
measures set in place on behalf of local jurisdictions, these measures are legally
infeasible and should be stricken from required recommendations on LCP updates and
CDPs.

Ambiguity Regarding Adequacy of Analysis - The Guidance recommends the use of
‘Sea Level Rise for the Coasts of California, Oregon and Washington: Past, Present and
Future’ by the National Research Council (NCR, 2012) as the best available science to
be used when assessing future sea level rise for local areas. Additionally, while
recommending the NRC report as the best available science, the CCC also puts forward
other resources to consult, including the Coastal Resilience Ventura effort, in which the
City of Ventura is a participant. The Guidance also states that the science will be
reassessed at regular intervals of approximately 5 years for adequacy. What the CCC
does not address is the degree to which reliance upon this study or other recommended
resources in the Guidance will constitute sufficient analysis by local jurisdictions when
conducting recommended sea level rise studies and thus ensure a level of predictability
for local jurisdictions and applicants in the project review process.

Furthermore, the recommended SLR analysis approximates the life of a proposed
project of upwards for a minimum of 75 or 100 years, while the planning horizon for
most local general plans and LCPs is a 20 to 25 years. Such an extension of the
planning horizon for a LCPA or CDP would present difficulties in instances where the
LCP is a portion of a local general plan and the analysis in its accompanying EIR.

The Guidance should include minimum technical requirements by which a local
jurisdiction can be assured of adequacy of required sea level rise projections and
impact analysis and the time period within which approved data sources are considered
valid by the CCC. If other recommended sources are also adequate for the required
analysis, such as existing local studies, CCC should include a pre-certification of the
adequacy of those sources by which local jurisdictions are offered assurances to avoid
muitiple revisions to studies and costly delays to project reviews.
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Issues of Local Concern — Closely associated with the issue of planning horizon in
local comprehensive land use plans is public infrastructure planning. Any updates to
the LCP would also be expected to occur with a similar planning horizon to the local
general plan, and would be expected to be eventually incorporated therein. These
comprehensive planning efforts would also necessarily include an analysis of required
infrastructure and subsequent adjustments to the local Capital Improvement Program
on the same timeline. As a local jurisdiction with one of seven wastewater treatment
plants along the Pacific coast outside the San Francisco Bay, the City of Ventura is
concerned that the requirement to perform a regional risk assessment to the year 2100
does not accommodate the functional limits of local comprehensive planning time
horizons.

The Guidance should allow for an adaptive management approach to public facilities
(as well as some development project approvals) such that consistency with local
planning horizons can be considered for them.

The City of Ventura also benefits from the use of seven existing groins along its
coastline to manage beach erosion. Where the Guidance document states that it would
like to avoid perpetuation of shoreline armoring, the City is concerned that maintenance
by the managing agency of these structures will be discouraged and may eventually be
disallowed. The Guidance document should provide criteria by which such measures
would be taken.

Once again, thank you for the opportunity to provide comments on the Draft SLR
Guidance document and we look forward to continued dialogue with the CC to address
the issue of SLR in local planning efforts.

Sincerely,

Dave Ward, AICP
Planning Manager, City of Ventura
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California Coastal Commission
c/o Sea-level Rise Work Group
45 Fremont Street, Suite 2000
San Francisco, CA 94105

Dear Commissioners:

COMMENTS ON CALIFORNIA COASTAL COMMISSION
DRAFT SEA-LEVEL RISE POLICY GUIDANCE

The County of Los Angeles Department of Beaches and Harbors (DBH) appreciates the
opportunity to comment on the California Coastal Commission Draft Sea-level Rise
Policy Guidance document (Guidance Document), and the extended time allowed to
submit comments from January 15 to February 14, 2014. DBH respectfully submits the
following comments to the Guidance document.

1. Page 20. Purpose and Scope of Guidance Document - The Guidance
Document states that the purpose of the document is not that of “regulatory.”
However, the document's title and recommendations to amend LCPs infer
“policy" and ‘regulation” instead of guidance. DBH recommends that the
document clearly states that it is a guidance document and that it stays
consistent throughout.

2. Page 22. Use Science to Guide Decisions ~ Published documents prepared
by different agencies, such as the National Research Council (NRC) SLR,
projecting SLR cover large geographic areas and with varying results. It would
be very difficult to utilize the recommended NRC SLR document, or any other
current scientific document for that matter, to project local conditions. To do this,
local public agencies would need to extensively use public funds, possibly at the
expense of other public services, to project SLR along their coastlines. The
Guidance Document should be revised to include the flexibility to use studies
pertinent to local conditions.

3. Page 24, 25, B-8, and 54. Property owners should assume risks associated
with new development in hazardous areas — The Coastal Act does not prohibit
the construction of seawalls. Section 30253 of the Coastal Act states that “New
development shall minimize risk to life and property in areas of high geologic,
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flood, and fire hazard”. Minimization of risks can include the use of revetments,
seawalls, and retaining walls and the Guidance Document should reflect this.

4. Page 25, C-9. Provide for maximum protection of public beach and
recreational resources in all coastal hazard planning and regulatory
decisions - Stated options should include repairing and replacing structures
such as groins that serve to protect public beaches from erosion, therefore
maintaining a recreational asset and public access.

5. Page 25, C-10. Maximize natural shoreline values and processes; avoid the
perpetuation of shoreline armoring - This is contrary to Sections 30235 of the
Coastal Act, which states, “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”. These coastal protection structures have proven to be
effective in Los Angeles County and the East Coast, in the prevention of erosion
and protection of coastal facilities. Removing them would hamper public safety,
infrastructure, public facilities and private property.

6. Page 26, C-13. Require mitigation of unavoidable public coastal resource
impacts related to permitting and shoreline management decisions -
Mitigation fees are already required as part of the Coastal Development Permit,
Regional Water Quality Control Board, CEQA, and Federal permit processes.
Because there are already mitigation fees in place, adding more fees could
discourage projects that protect public beaches and enhance the public’'s access
to the coast. Instead there should be no mitigation fees for projects of this type.

7. Page 28 and 29, A. Best available science on sea level rise — The
Intergovernmental Panel on Climate Change 4" Assessment Report (IPCC AR 4)
referenced in the Guidance Document is outdated. The new IPCC AR 5 was
released last fall, and contains more conservative assessment projections.
Should the IPCC AR 5 be used instead of IPCC AR 4 to account for local
projections?

8. Page 30-34, B and C Physical Impacts of Sea-Level Rise/Consequences of
Sea-Level Rise for Coastal Resources and Development - The Guidance
Document should emphasize that local jurisdictions affected by all physical
impacts should utilize, to the maximum extent possible, offshore sand sources
and develop a nourishment program, as suggested on Page 54, to mitigate
erosion and protect recreational areas and facilities.
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9. Page 51 and 54 - Limit or prohibit use of bluff retention or shoreline
protection for new development / Require property owners to waive the
right to shoreline protection in the future - Coastal Act, Section 30253, allows
for protection of new development, including the protection of “special
communities and neighborhoods that, because of their unique characteristics,
are popular visitor destination points for recreational uses”, and the Guidance
Document should reflect this.

We appreciate the opportunity to provide input. Should you have any questions, you
may contact me at (310) 305-9522 or by email at gjones@bh.lacounty.gov.
Alternatively, you may contact John Kelly, Deputy Director, at (310) 305-9532 or by

email at jkelly@bh.lacounty.gov.

Very truly yours,

Gary Jones, Acting Director
GJ:JK:CE

c: Don Knabe, Supervisor, Fourth District, County of Los Angeles
Zev Yaroslavsky, Supervisor, Third District, County of Los Angeles
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California Coastal Commission
c/o Sea level Rise Work Group
45 Fremont Street, Suite 2000
San Francisco, CA 94105

Email: SLRGuidanceDocument@coastal.ca.qov
RE: Draft Sea Level Rise Policy Guidance

Dear Ms. Papendick:

Thank you for the opportunity to comment on the Coastal Commission’s Draft Sea Level Rise Policy
Guidance document. We appreciate the Coastal Commission’s work in developing guidance relative to
analysis and appropriate treatment of sea level rise. We have strong concerns about the feasibility of
implementing some of the suggestions concerning existing development. In addition, we offer the
following specific comments on the draft document.

Chapter IV: Addressing Sea Level Rise in Local Coastal Programs

* The direction specified in Step 1 requests that jurisdictions modify the range of sea level rise
projections specific for their region to account for local conditions. The guidance document
should provide more information on how jurisdictions should modify the region specific
projections to account for local conditions, including examples of local conditions that should be
considered in the projections.

* The discussion in the Adaptive Capacity, Consequences, and Land Use Planning Options and
Constraints Sections under Step 3 should be located under Section 4, as this information is more
a part of the response rather than an assessment of risk to sea level rise impacts.

» The discussion for identifying adaptation measures to minimize risks in Step 4 lacks guidance for
the role of the public process in updating a certified LCP. Additionally, it would be helpful to
include examples of adaptation methods in the guidance document.

* In general, the suggestions in Section 4 that would affect existing development will be much
more challenging to apply than for vacant land. The guidance document should include a robust
discussion for each of the suggested updates to development standards in the LCP. The direction
specified in Step 4.1 suggesting changes to the LCP for planning and locating new development
lacks guidance for built out areas where their uses can become nonconforming and can lead to
potential legal issues associated with this suggestion. The discussion on updating development
standards to include language for converting vulnerable areas to conservation or open space site
by allowing and encouraging retirement or transfer of developments rights on private property

Setppmas s sess B coreainarnasn s a b bR s s
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subject to sea level rise raises questions as to whether this type of development standard will be
supported by Coastal Commission.

* We are concemed about the feasibility regarding the direction under Step 4.1 to: 1) limit
subdivision in areas vulnerable to sea level rise by prohibiting certificates of compliance (COC)
since COCs simply recognize legal lots, rather than create them; and 2) the direction to consider a
shorter development life for constrained lots. Additionally, we are concerned about potential
legal issues, including takings claims, associated with the suggestion to limit expansion and
redevelopment of non-conforming or other land uses in hazardous areas.

* The direction specified in Step 4.1 concerning limiting development near vulnerable water
supplies isn’t clear. Does this include private wells?

* The discussion of suggested changes to existing LCPs under Step 4.5 states that existing LCP
agriculture policies may need to be updated to include policies limiting the conversion of non-
prime agricultural land and establishing incentives for conservation easements. It is unclear how
these polices will protect agriculture given sea level rise projections.

= The suggested action under Step 4.5 to minimize impacts by identifying and rezoning areas
suitable for future agricultural production to replace areas lost to sea level rise seems impractical.
Because most counties originally used an agricultural zoning as a catch-all for all non-developed
land, there will be little opportunity to rezone additional agricultural land.

*  The direction to add polices to protect archeological and paleontological resources from sea level
rise in Step 4.7 should include language regarding the significance of the resource.

®* The discussion of Scenic Resources in Step 4.8 is not very specific; the guidance document
should provide more information on what visual impacts may occur with sea level rise.

* The discussion under Step 5 for updating LCPs and obtaining certification with the Coastal
Commission does not characterize the process accurately and should provide more details on the
certification process.

Chapter V: Addressing Sea Level Rise in Coastal Development Permits:

" The discussion of expected project life or design life in Step 1 states that the proposed life of a
project may need to be shortened if the project site is constrained by hazards such that
development cannot be sited and designed to be safe for a 50 or 75 year design life without
reliance on protection efforts or impacts to coastal resources. The guidance document should
provide more information on how jurisdictions could implement such a recommendation, due to
the potential legal issues associated with this suggestion.

* The direction specified in Step 3 requests analysis beyond the scope of potential project impacts.
For instance, under Public Access and Recreation, the Guidance Document states that all public
access locations on or near the proposed project should be identified, and that impacts to those
access points from sea level rise should be determined. Similarly, the Coastal Habitats section
specifies that all coastal habitats on or near the proposed project site need to be identified, and
impacts to those habitats on and offsite from sea level rise need to be analyzed. This same issue
applies to the analysis requested for Scenic Resources.

" Under the Agricultural Resources and Water Quality sections of Step 3, the Guidance Document
stipulates that necessary submittal information includes estimation of the likely future elevation
of groundwater, whether groundwater changes will alter proposed site conditions, and whether
drainage pattens will change with rising sea level. These requirements are not feasible or
appropriate at the level of individual Coastal Development Permits.
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Again, thank you for the opportunity to comment on this proposed guidance document. If you have any
questions please contact Heather Allen, Associate Planner, at (805) 884-8082 or hallen@countyofsb.org.

Sincerely,

Glenn S. Russell, PhD., RPA, Director
Planning and Development Department

G:\GROUP\COMP\Comp Plen Elements\LegislationfAB 32\CAS\Adaptation\CCC SLR Guidance Doc
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Ms. Hilary Papendick

California Coastal Commission

c/o Sea-level Rise Work Group

45 Fremont Street, Suite 2000

San Francisco, CA 94105

E-mail: SLRGuidanceDocument@coastal.ca.qov

Re: California Coastal Commission
Draft Sea-Level Rise Policy Guidance
Response to Administrative Draft

Dear Ms. Papendick:

The Ventura County Resource Management Agency, Planning Division, is in receipt of
the California Coastal Commission (CCC) Draft Sea-Level Rise (SLR) Policy Guidance.
Ventura County also participated in the two webinars held on December 5 and 17,
2013, and followed the CCC hearing on December 12, 2013, and January 9, 2014, to
listen to oral comments on the draft document. The Planning Division appreciates the
opportunity to comment on the Draft SLR Policy Guidance. We recognize that this
document will provide important direction for Ventura County when we are ready to
prepare amendments to our Local Coastal Program (LCP) that address sea-level rise.
We also recognize the importance of the SLR Policy Guidance document to the future
processing of Coastal Development Permits (CDPs). Similar to the CCC, Ventura
County believes that understanding SLR is an important issue that should be
addressed in order to avoid future hazards and protect coastal habitats and other
coastal resources.

During its review of the Draft SLR Policy Guidance, the Planning Division identified
several issues, summarized below, that we recommend be addressed to avoid future
problems and to more effectively implement the CCC document;

e Guidance versus regulations: Greater clarity is needed within the SLR Guidance
Document to define its regulatory intent. The guidance was developed using 17
principles intended to guide sea-level rise adaptation efforts. These principles
were derived from the Coastal Act and generally reflect the policies and practices
of the CCC in addressing coastal hazards. In the absence of sea level rise
certified polices in local LCPs, however, it appears that the SLR Policy Guidance
has the same degree of authority as the Coastal Act. In our view, the CCC
policy guidance should primarily be implemented through the LCP amendment
process and should not be prematurely used to condition discretionary projects
through the CCC appeal process.
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e Insufficient Funding: While it is important that the SLR Guidance Document be
implemented through the standard LCP amendment process, a lack of funding
for that process will create significant implementation delays unless additional
funding is made available.

o New versus existing (or redevelopment) projects: The SLR Guidance Document
should more clearly distinguish between policies that apply to existing versus
new development, consistent with the Coastal Act. In addition, the SLR
Guidance Document should directly address the legal takings issue.

« Expected project life/design life: In our view, this is a complicated issue that
should not be defined by the SLR Guidance Document. Other types of hazards
(fire, earthquake, etc.) are addressed through the regulatory process without
defining expected project life.

« Regional Vulnerability Assessments and Adaptation Planning: Except where
necessary for critical infrastructure, the SLR Guidance Document should
minimize requirements for inter-jurisdictional planning, as such requirements are
likely to increase costs and timelines for LCP updates that address SLR.

The comments summarized above, which are listed in general order of priority, are
further articulated below.

Guidance Versus Regulation

Ventura County requests that the SLR Policy Guidance document be updated to clarify
how it will be used by the CCC to evaluate proposed development projects and
proposed amendments to LCP documents. According to the CCC, the SLR Policy
Guidance, which the CCC intends to adopt in April 2014, is not a regulatory document
and does not directly govern the actions that the Commission or local governments may
take under the Coastal Act. The Coastal Commission SLR Policy Guidance is rooted in
17 fundamental guiding principles, many of which derive directly from the requirements
of the Coastal Act. The 17 principles are intended to guide sea-level rise adaptation
efforts.

The SLR Policy Guidance document should be updated to clarify how it will be used by
the CCC to evaluate proposed development projects and proposed amendments to
LCP documents. Ventura County is concerned that the SLR Policy Guidance will have
an immediate impact on proposed development projects as well as LCP amendments:

» Development Projects: When the 17 principles identified in the SLR Policy
Guidance are reviewed against past actions taken by the CCC, it appears that 4
of the principles formed the foundation for the CCC's conditional approval of the
City of San Buenaventura LCP Amendment for the Ventura Harbor mixed use
development project (case no SBVMAJ-1-11). In its conditional approval, the
CCC specified that the City of Ventura must provide a coastal hazard analysis
that identifies sea level rise thresholds for future development. The City was
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directed to consider best available scientific information in the preparation of
findings and recommendations for all requisite geologic, geotechnical,
hydrologic, and engineering investigations. The City also must substantiate the
range of values that address coastal hazards and must require that all new
structures in hazard areas be sited and designed to minimize destruction of life
and property during likely inundation events.

Guidance for LCP updates (step 4) identifies two types of updates that are
necessary to address sea-level rise: (1) policies and ordinances that apply to all
development exposed to sea level rise, and (2) policies and land use changes to
address specific risks in a particular portion of the planning area. The CCC
action taken in the above circumstance goes against standard development
review processes and procedures, which rely on adopted policies and regulatory
language. In the absence of LCP policies and implementing development
standards to address SLR, an applicant proposing a project along Ventura
County's coastal zone is not required to provide an analysis on sea level rise and
the County has no basis for adding conditions to a project that address sea level
rise. The County is therefore concerned that coastal projects subject to
discretionary review will now be subject to appeal by the CCC if they do not
adequately address SLR.

» LCP Amendments: Ventura County is currently working on the second phase of
a major LCP update that includes a variety of subject areas. Those subject areas
are defined by a grant-funded work program prepared in 2009, and sea-level rise
is not a major topic area listed in the scope-of-work for this LCP update. Due to
mandated deadlines as well as limited funding, the six steps to address SLR will
not be accomplished during this particular LCP update. Our concem is that the
CCC will reject the entire amendment if SLR is not addressed in a matter that is
acceptable to CCC staff.

In our view, the SLR Policy Guidance should be modified to clarify how the CCC will
use the document during its review of development projects as well as LCP
amendments. Additional clarification language should be added to provide private
landowners and developers with some level of certainty about how proposed
development projects will be reviewed and conditioned by the CCC. Additional
clarification language should also be added to provide clarity to public agencies that are
currently processing LCP amendments. Once the SLR Policy Guidance is adopted, will
the information translate to regulations? Will the CCC appeal LCP amendments and
CDPs if they do not incorporate the CCC SLR adaptation planning processes for LCPs
and CDPs as noted in the SLR Policy Guidance?

Insufficient Funding

If adoption of the SLR Policy Guidance results in short-term impacts to development
projects and LCP amendments, as described previously, then the lack of funding
available to update LCP programs in response to that guidance becomes a major issue
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of concern for coastal California jurisdictions. Updates to LCPs are a significant and
costly undertaking for local governments. LCP amendments that address sea-level rise,
in particular, will be expensive as they will rely on the review and application of complex
technical data to a wide variety of on-the-ground conditions. LCP amendments that
address sea-level rise will also be expensive as they rely on long-range forecasts and
conditions that change dramatically over time.

In 2013, the following three grant programs were announced to assist local
governments to develop SLR policies and development standards. As shown below, a
total of $5 million was available to fund $12 million requested by grant applications to
update LCPs to address SLR:

(1) CCC LCP Assistance Grant: These grants provided a total of $1 million in
available funds, and the CCC received 28 applications requesting funding
totaling over $5.2 million. A number of grants awarded through this program did
not focus on sea-level rise.

(2) Ocean Protection Council's (OPC) LCP Sea-Level Rise Grant Program: This
program provided a total of $2.5 million in available funds. The OPC received 18
applications requesting a total of $3.8 million and seven projects were
recommended for funding, for a total of $1.3 million. A second round of the grant
program will be announced in 2014 to distribute the remaining funds.

(3) State Coastal Conservancy's Climate Ready Grant Program: This program
provided a total of $1.5 million in available funds. According to the Coastal
Conservancy's top ranked projects, there were 20 applications that, when
combined, requested nearly $3 million.

In the case of the LCP Planning Grant program, jurisdictions that received grant awards
often had extensive in-kind funds. For example, Marin County was selected and
awarded $54,000 in part because the CCC considered their proposal to have a high
likelihood of success due to nearly $3 million in in-kind funds from a variety of funding

SOurces.

Financial assistance has been, and will continue to be, critical for the 76 coastal
counties and cities responsible for the preparation of coastal plans and processing of
coastal pem1its.1 Using Marin County as an example, if a rough estimate is made that
incorporating SLR into LCPs generates a cost of approximately $3 million per
jurisdiction, then it could cost $228 million to update LCPs to address sea-level rise.
When compared to currently available funding, it becomes clear that far more funding
will be needed to successfully incorporate the six step process defined by the Coastal
Commission's SLR Policy Guidance into LCPs. Without additional funding sources, we
believe it is unlikely that the majority of coastal agencies will undertake LCP updates
that address SLR in the near future. Considering this likelihood, it is unclear what tools
local agencies will have to require or facilitate project reviews that address SLR.

' In addition, non-governmental organizations compete for grant funds.
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Expected Project Life or Design Life

The SLR Policy Guidance suggests that a minimum of 75 to 100 years should be
considered as the design life for primary residential or commercial structures. The
expected or proposed project life would be used to determine the amount of sea-level
rise to which the project site could be exposed during the lifetime of that particular
development. Ventura County recommends that project life or design life be removed
from consideration by the SLR Policy Guidance, as the project life is not typically
defined for other types of projects proposed in high-hazard areas.

Another reason to eliminate expected project life or design life from the SLR Policy
Guidance is because project life is difficult to determine. Also, it is not clear how the
CCC established the 75 to 100 year design life. Predictions for building life-spans are
extremely rough estimates, and one estimation technique is based on the type of
construction:

e Temporary: 0-5 years
* Semi-permanent: 5-25 years
e« Permanent: over 25 years.

Other methods utilize tables of the expected life of building components or various
material types. Architects and engineers, for example, may select particular building
materials/components based upon the expected life of the project. Many factors affect
the life expectancy of building components, including the quality of the component,
quality of installation, level of maintenance, weather and climatic conditions, and
intensity of use. If there are no cost constraints, maintenance and repair activities can
indefinitely extend the physical life of the structure.

It is unclear why the CCC wants local governments to define project life expectancy,
and it is also unclear how this information would be used during the regulatory review
process. Life expectancy for a project is generally not considered during permit reviews,
although beach front communities currently are exposed to damage from storms and
high waves. Similarly, buildings and structures in high fire hazard areas are at risk from
wildfire and the loss of private property is a consequence of building in high-risk areas.
Nevertheless, life expectancy is not assigned to a structure in a high fire hazard area
and, if it is destroyed, the property owner absorbs the cost to rebuild or replace the
structure in a location with fewer hazards.

As an alternative to requiring the lead agency to determine life expectancy for primary
residential and commercial structures, the SLR Policy Guidance should discuss the life
expectancy of seawalls and the CCC's position on maintenance and repair of seawalls
that protect primary residential and commercial structures and that effectively determine
the life expectancy of a structure subject to flooding from sea level rise.
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New versus Existing (or Redeveloped) Property

The SLR Policy Guidance should more clearly distinguish between existing and new
development and should also address legal takings issues. Currently, the SLR Policy
Guidance does not provide different guidance for existing versus new development. Nor
does the document describe how local government or the CCC will resolve disputes
that involve private property rights and takings issues. Instead, the SLR Policy
Guidance includes a recommendation that local agencies obtain legal advice regarding
specific situations that raise takings concerns.

At a minimum, the SLR Policy Guidance should be updated to address the following
sections of the Coastal Act, which distinguish existing versus new development:

e Coastal Act Section 30235 states "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.”

s Coastal Act Section 30253 states “New development shall... neither create nor
contribute significantly to erosjon... or in any way require the construction of
protective devices that would substantially alter landforms along bluffs and cliffs.”

The difference between Sections 30235 and 30253 are the words “existing” versus
‘new” development. The Coastal Act requires the Commission to protect existing
structures; it does not require the Commission to approve new development placed in a
hazardous area.

At the December 12, 2013, CCC hearing, Commissioner Zimmer noted that every
month the CCC is presented with a request to approve a seawall or an emergency
seawall that conflicts with the draft SLR Policy Guidance document. She expressed her
concern about how the Commission will handle these types of projects. She also
suggested (and we agree) that the SLR Policy Guidance should include a section that
discusses legal challenges associated with seawalls and that describes how previous
court cases and legal opinions should be used to interpret the discretionary power the
Commission retains. Furthermore, additional specificity in Appendix C, Adaptation
Measures, should be included that reflect strategies that the Commission has found
acceptable in this context.

Commissioner Zimmer's request reflected a similar point made by Commissioner
Shallenberger that the SLR Policy Guidance does not address “vulnerable
communities’-that is, communities that do not have the ability to adapt or respond to
emergencies. Ventura County's existing beach communities, for example, do not have
the luxury to relocate or to modify their residences in any significant way to reduce
flooding or other risks associated with SLR. It is therefore likely that residents will
request that seawalls protecting their property be reinforced. In the absence of a clear
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interpretation of Section 30235 through the legislature, the issue of seawalls will
continue to be litigated.

The SLR Policy Guidance recommends that local jurisdictions' limit the expansion of
non-conforming or other uses in hazardous areas and require projects with significant
exterior and/or interior alterations of non-conforming structures to bring the entire
structure into conformity with current requirements regarding avoidance and
minimization hazards. Consistent with this recommendation, the Ventura County
Building Code (2010 Edition) Section 45.3.4.4 states that when the estimated value of
repair is 50% or more of the replacement value of the structure, the entire structure
shall be brought into conformance with the fire and life safety and structural
requirements of the current code. What is not clear, however, is what regulatory
standard should be used to reflect the SLR Policy Guidance in such situations prior to
the point when a Zoning Ordinance or other implementation document is updated to
reflect the SLR Policy Guidance. It also is not clear what should occur when a property
owner wants to demolish and rebuild a primary residence.

Regional Vulnerability Assessments and Adaptation Planning

Principle No. 12 and No. 16 suggest that local governments conduct vulnerability
assessments and adaptation planning at the regional level. To accomplish this, the
local government would evaluate SLR impacts throughout an entire littoral cell or
watershed, determine how those impacts affect the LCP jurisdiction or project, and
recommend adaptations that minimize impacts generated by sea-level rise.

Inter-jurisdictional planning and cooperation is needed to minimize SLR impacts to
infrastructure or natural resources that span multiple jurisdictional boundaries.
However, although there may be benefits associated with addressing cumulative
impacts on a regional basis, the SLR Guidance document is unclear when it describes
a study that includes "regional impacts and any cumulative impacts within a larger
planning context in a LCP or other larger-scale analysis.”

At the December 12, 2014 CCC hearing, Commissioner Brian Brennan suggested that
the coast be subdivided by littoral cell. Commissioner Brennan also suggested that the
discussion on regional SLR impacts be extended outside the Coastal Zone because
sand and sediment originates from the inland areas. The Santa Barbara Littoral Cell
extends from Point Conception to the Mugu submarine canyon, and it contains a
complete cycle of sedimentation including sand sources that provide sand to the
shoreline, sinks where sand is lost from the shoreline, and transport paths on the
shoreline along which the sand moves, There is evidence that shoreline and bluff
erosion are impacting beaches along this littoral cell. Coastal change in the Santa
Barbara Littoral Cell region is complicated by the irregular coastline, variability in wave
forces, structures such as harbors, groins, piers, dams and urbanization, and limited
information on littoral sediment sources.
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Evaluating the dynamic characteristics of SLR and how that will influence the Santa
Barbara Littoral Cell region is a considerable endeavor and, while augmenting this
analysis with sediment sources originating from Ventura and Santa Barbara County'’s
watersheds is an important piece, a comprehensive investigation such as this would
take a considerable amount of resources. As stated previously, unless more funding is
made available that specifically focuses on SLR, conducting a regional study of the
Santa Barbara Littoral Cell is unlikely and should not be expected of local jurisdictions
that attempt to update their LCPs to address SLR.

Conclusion

Ventura County appreciates this opportunity to comment on the SLR Policy Guidance
document. All local jurisdictions will continue to rely on the engagement of the CCC
and its staff for guidance on SLR. The CCC Draft SLR Policy Guidance is an important
step in the process of creating new policies and regulations that effectively address
SLR. However, as noted in the comments provided in this letter, we recommend that
the CCC provide additional information in the SLR Policy Guidance document that
clearly defines, and limits, the regulatory intent and impact of the document. Instead,
we recommend that local jurisdictions be provided adequate time to assess and
implement the SLR Policy Guidance document through a standard LCP amendment
process. We also recommend that the CCC make additional funds available for LCP
updates that address SLR, as the ability of local Jurisdictions to address SLR will be
limited unless additional funding is made available.

Thank you for this opportunity to provide comments from the Ventura County Planning
Division. We look forward to future work with the CCC and its staff to address SLR

within the County's LCP.

Prillhart, Planning Director
Ventura County Resource Management Agency

Cc: Chris Stephens, Resource Management Agency Director
Rosemary Rowan, Long Range Planning Manager
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January 15, 2014

California Coastal Commission
c/o Sea-level Rise Work Group
45 Fremont Street, Suite 2000
San Francisco, CA 94105

Via Email: SLRGuidanceDocument@coastal.ca.gov
Dear Work Group Members,

Subject: Comments on Draft Sea-Level Rise Policy Guidance, Public Review
Draft

Thank you for the opportunity to provide comments on the subject draft
guidance document. Our comments pertain in particular to the proposed
Doheny Ocean Desalination Project to be located along Doheny State Beach.
This project Is planned to utilize subsurface, fully buried slant beach wells for
the intake system,

Over the past 10 years, the Municipal Water District of Orange County
(MWDOC) through its association with participating, resource and regulatory
agencies, has found that slant beach well technology is an environmentally
protective and cost-effective method for ocean desalination intakes. Doheny
State Beach overlies the entire width of the San Juan Creek alluvial channel
structure; this 200 foot thick alluvial aquifer extends out under the ocean
within the continental shelf. Our pioneering work investigating subsurface
intakes using modified water well technology resulted in the construction of
the first large scale test slant beach well constructed out under the ocean.
The test slant well is located on Doheny State Beach, North Day Use Beach
area, and was installed in spring 2006. We subsequently conducted a 21
month extended pumping and pilot plant test that concluded on May 3, 2012.
Today, we are continuing project development under a Metropolitan Water
District of Southern California Foundational Action Program.

Over the past 10 years we have developed an excellent working relationship
with the California Department of Parks and Recreation who recognize the
importance of the project to improve water supply reliability in south Orange
County, an area heavily dependent on imported water. Moreover, we fully
recognize the critical recreational value that Doheny State Beach provides to
the public and the environmental resources in the area.
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Since 2004, we have appeared before the Commission on several occasions and have worked
closely with staff on permitting the project development work. For more information on the
project, please visit our website at http://www.mwdoc.com/services/dohenydesalhome.

The Commission Work Group recognizes that key challenges in the coming decades for all
coastal-dependent public facilities will be providing the critical infrastructure for protection of
these public uses and facilities from sea level rise (SLR) and associated risks from design storms,
earthquakes, and other coastal processes and risks.

We urge your work group to support flexibility in the guidance document to allow for an
adaptive management approach that can be staged to protect present and future uses and
facilities from future sea level rise. We recommend that the level of protection should be
based on a multi-purpose approach that can be implemented over an extended period of time
into the future. SLR will necessitate protection of multiple resources and facilities along the
coastal zone as well as protection of public uses. For Doheny State Beach the specific sea-level
rise planning area coastal segment could include Dana Point Harbor and three segments within
Doheny State Beach: North Day Use Area, San Juan Creek flood control channel/seasonal
lagoon, and RV Campground area. Agencies with facilities within the Doheny State Beach
segment, include:

e Doheny State Beach North Day Use and RV Campground recreation segments

CalTrans PCH Bridges

City of Dana Point Roads, Facilities and Coastal Developments

County of Orange Dana Paint Harbor

County of Orange and USACOE flood control improvements for San Juan Creek

South Orange County Wastewater Authority San Juan Creek Ocean Outfall

NMFS southern Steelhead recovery program, including development of refugia in the

seasonal coastal lagoon

Doheny Ocean Desalination Test Slant Well facilities

e Planned Full Scale Doheny Ocean Desalination Project subsurface slant beach well
intake system

e South Coast Water District Water and Wastewater Facilities

We recommend that for defined coastal segments, specific joint agency “master adaptive
management plans” be developed for staged protection of adaptation improvements for
protection from sea-level rise, with design plans developed, approved and implemented for set
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target sea level rise elevations. We concur that timing for these protective improvements will
need to be based on good science and cooperative inter-agency efforts. Specifically, the full
scale Doheny Ocean Desalination Project would incorporate three clusters of three slant wells
each, for a total of nine wells to produce 30 mgd of feedwater from the offshore marine
aquifer. Two wellhead clusters are anticipated to be located along the Doheny North Day Use
segment and one cluster is anticipated to be along the downcoast RV campground segment.

For this particular coastal developed segment, it is useful to illustrate what may be required in
the future to adapt to SLR. To provide protection and adaptation from sea-level rise, with
design plans for target sea level rise elevations within these two segments, joint studies with
State Parks and other agencies will be required. The currently most vulnerable area is the
lower-lying down coast RV Campground segment. Protections for the down coast bank of San
Juan Creek, San Juan Creek Ocean Outfall, and the slant well cluster will likely require a
protective measure at the South end of the campground to help anchor the beach to protect
both the slant wells and the campground. In addition to the improved protections for the
beach area, it may also be prudent to place a raised protective levee rather than seasonal
creation of sand berms along the RV shoreline area to provide enhanced protection up to
certain future target SLR elevations and associated extreme tides and storm surges. The
Doheny North Day Use segment is relatively well-anchored between the Dana Point Harbor
jetty and San Juan Creek groin and jetty rock bank protection, but improvements to these
protective features will be needed to protect against SLR. The actual design to provide
protections to these critical public uses will require creative thinking on the part of the project,
coastal engineering and environmental team to develop the adaptation plan.

If you should have any questions or would like to further discuss our suggested approach, we
would be most willing to meet with your team. The draft guidance document is an excellent
start to a major challenge that we will face into the future. Adapted management and staged
protective measures will be necessary into the future.

| may be reached at | o' by phone at I

Sincerely,

Richard B. Bell, P.E.
Manager/Principal Engineer,
Water Resources and Facility Planning

Cc: Dave Pryor, CDPR
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California Coastal Commission JAN 1 8 2014

C/a Sea-level Rise Work Group CALFOTINIA
COASTHL CONMISSION

45 Fremont Street, Suite 2000

San Francisco, CA 94105

Subject: Comments to Draft Sea-Level Rise Policy Guidance

Dear Sirs/Madams:

The County of Orange has reviewed the Draft Sea-Level Rise Policy Guidance currently being circulated
by the California Coastal Commission and offers the following comments:

1.

Stated throughout the document is that the intent of the document is to function as guidance
and not regulation. The County of Orange recognizes the good work that went into the
preparation of the document and the importance of providing guidance on this topic. The word
“policy” is used in the title, which lends itself toward interpreting the intent as something other
than providing guidance.

We concur with the statement, “It is important the various State efforts are closely coordinated
and do not conflict, to assure an effective statewide response to sea-level rise.” (Pagel8). We
ask that you urge the governor to have a plan in place to coordinate efforts of the State
agencies.

Page 22 reads, “Simple extrapolation of historic trends should not be used.” The County '
cancurs with this statement; however, little guidance is provided on what criteria or approach to
calculation should be used.

Page 24, item B7, reads, “Account for the social and economic needs of the people of the state
and assure priority for coastal-dependent and coastal-related development over other
development.” We believe that Local jurisdictions must maintain the flexibility to establish their
own priorities based on the social and economic needs of their residents.

Page 25, item C10 includes the following text, “Maximize natural shoreline values and
processes; avoid the perpetuation of shoreline armoring.” There are several locations within
this County’s jurisdiction that currently have coastal armoring. Maintenance of these structures
will become increasingly difficult and may eventually not be allowed. This could Impact public
safety as well as both public and private property.
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10.

11.

12.

Page 25, item C10, “Major renovations, redevelopment, or other new development should not
rely upon existing shore protection devices for site stabijlity..” and pages 24-25, item B8
requiring 8 "no future seawall” deed restriction, are statements that severely restrict options for
private property owners. It is recommended that:

I. The Coastal Commission reviews the practicality of the combined effect of items C10 and BS.
ii. The legal authority to require a “no future seawall” deed restriction be reviewed.

Page 26, Item C12, indicates, “..LCP or project should evaluate how sea-level rise impacts
throughout an entire littoral cefl...” It is noted that a littoral cell could far exceed the area of an
LCP, and llkely encompass several local jurisdictions. Requiring such extensive and expansive
coastal analysis would be excessive, costly and time consuming.

Page 26, item C13 suggests requiring,”...mitigation of unavoidable public coastal respurce
impacts related to permitting and shoreline management decisions.” CEQA already requires
projects to mitigate their impacts; this would be redundant. Also, it is unclear whether this
would preclude or limit a lead Agency’s ability to adopt a Statement of Overriding
Considerations for potential future impacts to public shoreline resources, The latter should be
clarified and further discussed with local jurisdictions.

Page 29, indicates that the principle of the Sea-Level Rise Guidance document is to use the best
available science to determine locally relevant sea-level rise projects for all stages of planning,
project design, and permitting reviews. Applicants should use the current, best available
science, which the guidance document identifies as the 2012 National Research Council’s (NRC)
Report. The NRC report contains regional sea-level rise projections for north and south of Cape
Mendocino, which may be too broad to include trends in southern California. Bromirski et al.
(2011 and 2012) has shown that mean sea level has remained flat over the past 15 years, but
indicates other factors may result in future sea level increases. Sea-level rise science continues
to evolve and projections should be updated with the release of new scientific reports.

Sea-level rise will result in changes to sediment availability, which could worsen beach erosion
and possibly increase the need for beach nourishment projects (Page 31). The County of Orange
participates in a recurring beach replenishment project with the U.5. Army Corps of Engineers
(Surfside-Sunset Beach Replenishment Project.) This project has been shown to mitigate
impacts due to subsidence caused by oil extraction activities. It will become increasingly
important that such projects continue, and if sea-level rise accelerates then the recurrence
interval of the project may become more frequent.

It will be difficult to convert areas vulnerable to sea-level rise to conservation areas or open
space in heavily urbanized areas, such as Orange County. The displacement of people,
businesses and structures will result in significant social and economic impacts.

Page 51 of the document recommends limiting the expansion of non-conforming or other land
uses in hazardous areas. It is unclear as to how this addresses hazards; it more so appears to be
focused on regulating land use. If it is the latter, the local jurisdictions should retain the
flexibility to address land use issue in a manner consistent with thelr needs and priorities.
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13. Page 54, suggests the requiring of mitigation of impacts to public resources by shorefine
structures permitted under the Coastal Act. it is recommended that mitigation cover the life of
the structure as a condition of approval. This could be potentiaily costly to local jurisdictions if
this applies to public shoreline structures.

14. Chapter Two discusses how new construction should take into account rising sea levels, and
how to avoid future damage when developing an area. Local jurisdictions will be challenged to
address both new development and to maintain improvements already in place.

Please feel free to contact me, should you have any questions. i can be reached at (714) 667-3217.

cc: Robert Wilson, Chief of Staff, Second Supervisorial District
Mark Denny, Chief Operating Officer
Shane Silsby, P.E., Director, OC Public Works
Polin Modaniou, Manager, OC Planning Services






Summary of Comments on Draft Land Use Plan
(1) The policies of Chapter 3 of the Coastal Act (PRC Sections 30200 — 30263) shall be 5-19-15 AM Comment. pdf

the guiding policies of the LUP.
(2) Where conflicts occur between the policies contained in the LUP and those contained Page: 11

in any element of the City’s General Plan, zoning or any other ordinance, the policies of Author: amaniscalco  Subject: Sticky Note  Date: 5/18/15, 4:47:23 PM

the LUP shall take precedence in the Coastal Zane.

(3) Prior to approval of any Coastal Development Permit, the City shall make the finding
that the development conforms to the policies and requirements contained in the LUP.

1.2.3 Coastal Development Permit Authority

After LCP certification, permit authority over most new development will transfer from the
California Coastal Commission to the City of San Clemente, which applies the
requirements of the LCP in reviewing proposed new development. The Coastal
Commission retains permanent coastal permit jurisdiction over development proposed on
tidelands, submerged lands, and public trust lands (PRC Section 30519). Any
amendments to the certified LCP will require review and approval of the Coastal
Commission prior to becoming effective.

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 Coastal
Commission (PRC Section 30603). 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.

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 appraved 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.




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 nonautomobile
circulation within the development, (4) providing adequate parking facilities or providing
substitute means of serving the development with public transportation, (5) assuring/

development plans with the provision of onsite recreational facilities to
development.

Section 30253 Minimization of adverse impacts
New development shall do all of the following:

1) Minimize risks to life and property in areas of
hazard.

2) Assure stability and structural integrity, apd neither create nor contribute
significantly to. erosion, geologic instabjfity, or destruction of the site or
surrounding area or in any way require/the construction of protective devices
that would substantially alter natural |#ndforms along bluffs and cliffs.

3) Be consistent with requirements inposed by an air pollution control district or
the State Air Resources Board a% to each particular development.

4) Minimize energy consumption/nd vehicle miles traveled.

5) Where appropriate, protecy special communities and neighborhoods that,
because of their unique gharacteristics, are popular visitor destination points
for recreational uses.

gh geologic, flood, and fire

2.3 Land Use Designatig

The Land Use Plan utiliZes the same land use designations found in the Land Use
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" See comment to Figure 2-2A through 2-2C requesting addition of a Mobilehome Park Overlay.



Figure 2-2a: Land Use Coastal Zone Overlays
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e We request addition of

a Mobilehome Park Overlay
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owned habita Request a MHP Overlay:
protection (Mobilehome Park (MHP))

areas Maximum Density: As specified in the Mobilehome Parks Act and Title 25
Maximum Height: As specified in the Mobilehome Parks Act and Title 25
nsS 0S 1) (Public N/A To be determined onan | Publicly owned Allowable Uses: Existing mobilehome park uses vested pursuant to a Conditional Use Permit.
individual basis. existing and
dedicated
parkiands,
passive open

/ golf courses

081 Publicly owned
parklands and
recreational
facilities
providing
active

re ion
including

sports fields
/
courses

0S1-Conservation / Publicly owned

habitat
protection

Architectural As _specified in | As specified in the | Uses permitted by
Design (-A) underlyi use | underlying land use derlying land
designation. Zone, use ca . must
be designed in
accordance with
Spanish Colonial
Revival standards
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that affordable developments will k&
overlay district and standards;

2.3.3 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 potential for
change, have been identified by the community. Four Focus Areas are located in the
Coastal Zone and one known as the “Surf Zone" is located just outside the Coastal Zone
boundary. These areas are identified below and their locations are depicted on Figure 2-
3, Focus Area Locations Map. Focus Area policies provide specific direction for certain
communities, in addition to all other applicable policies of the LCP.

The Marblehead Coastal Development Plan Area was previously considered a “white
hole,” or uncertified segment of the Coastal Zone, but is now included as a part of the
City's LCP. Policies for the Marblehead Coastal Development Plan Area carry forward
the requirements of the Coastal Development Permit No. 5-03-013 conditions of approval.

Los Molinos Focus Area

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 craftsman, 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 El 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 leaming, employment and housing opportunities.
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~ Mobilehome Park Overlay
The purpose of the Mobilehome Park Overlay (MHP) is to provide for preservation of existing, vested
mobilehome park sites, consistent with the City's goal of accommodating alternative housing types.

Only the following uses may be permitted in the Mobilehome Park Overlay:

(a) mobilehome parks to accommodate mobilehomes intended for use as single-unit dwellings; and

(b) the following accessory uses: (1) recreation buildings, game courts, swimming pools, and other similar
facilities intended only for the use of the residents of the mobilehome park and their guests; (2) nonresidential
occupancy accessory structures such as private garages, carports, and storage sheds; (3) home occupations
where otherwise permitted under the San Clemente Municipal Code; and (4) Signs as otherwise permitted under
the San Clemente Municipal Code.




f) Locate and design parking areas and garages to be architecturally integrated
with and complementary to the main structure;

g) Use generous site landscaping, consistent with City Landscape Standards;

h) 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 leas
fifty (50) percent of the street yard shall be landscaped; and

1) Provide on-gite open space amenities that are accessible and of suffici

a) Mitigation of noise, traffic (automobile and
abutting commercial uses, where applicablg

flexibility for distinguished design sol4tions.

LU-8 Categorical Exclusion. Allet for permit exclusion of qualifying types of
residential development throug alifornia Coastal Commission approval of a new

Categorical Exclusion order.

LU-9 Air Quality. Require new development to utilize appropriate SCAQMD. air
quality mitigation measures. (NR-5.01)

LU-10 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. (NR-6.02)

LU-11 Retrofit of Commercial and Resldential Buildings. Encourage and provide
incentives for voluntary retrofitting of commercial and residential buildings to reduce
energy use. (NR-6.03)

LU-12 Green Building. Encourage application of green building practices and
pursuit of LEED certification where feasible.
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/ " We request Capistrano Shores mobilehome replacement permits be included within this request.




LU-13 Light Pollution. Require development projects and major remodel projects to
minimize light pollution and trespass while enhancing safety and aesthetics. (NR-7.01)

LU-14 Non-conformance. Require new development to meet all current
development standards. Non-conforming structures shall be brought into
conformance with current codes and standards for projects that result in an addition
of 50% or more of the gross square footage of the existing structure or the demolition
of 50% or more of the existing exterior linear length of the walls For develop

mobilehome accessory structures an are
permitted. Mobilehome park common areasctoadways, and utility improveménts may
also be added, repaired, renov , remodeled, expanded or r#placed. All

mobilehome and mobilehome _pdark improvements shall comply with Mobilehome

Parks and-Installations-Act;

LU-16 Affordable Housing Density Bonuses. Implement the provisions of
Government Code Section 85915 regarding the provision of density bonuses and
other regulatory incentives for affordable and senior 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. Affordable, senior, and density
bonus projects must comply with the required setbacks for bluffs, coastal canyons,
and ESHA.

2.4.2 Commercial Development Policies

Goal 2-2 Achieve and maintain a healthy employment base with diverse retail, office, and
service uses that 1) meet citizens' needs; 2) help generate municipal revenues that
improve quality of life; 3) are compatible with adjacent residential neighborhoods; and 4)
support the goals and policies of the Economic Development Element.

Nelghborhood 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, 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 Plian allows for this additional
2-27
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Needs citation to the Mobilehome Parks Act and implementing regulations.
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LU-72 Design Treatment. Encourage an eclectic mix of architectural styles, colors,
materials, landscaping and public art throughout the area. (LU-9.06)

LU-73 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. (LU-9.07)

LU-74 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. (LU-9.08)

LU-75 Los Molinos and the Surf Zone. Encourage the use of diverse archit:
styles that reflect the eclectic character and local context of these areas.
shall be placed on quality design and building materials. (/D-5.08)

North Beach/North El Camino Real Focus Area

Goal 2-9 Re-establish and maintain a vibrant community and visitopéserving, mixed use
entertainment center which capitalizes on its proximity to the beaclrand significant historic
resources.

POLICIES:

LU-76 Miramar Theater Rehabilitation. Encour,
reuse of the historic Miramar Theatre. (LU-10.0

e the rehabilitation and adaptive

LU-77 Gateways. Enhance and maintaj
signage signifying arrival to the Nort
following locations along North El C
Beach, 2) the historic entryways
southern entryway to the area a

attractive gateways and informational
each/North El Camino Real area at the
ino Real: 1) the northern entrance to North
Max Berg Plaza Park at El Portal, and 3) the
venida Palizada. (LU-10.03)

LU-78 Quality Developm
be of high quality design

t. Require that site, building and landscape development
d materials and that promote pedestrian activity.(L{)-10.06)

LU-79 Automobile-Helated Land Uses. Support the conversion of automobile-
related land uses i the area to conforming uses, such as recreation, entertainment
and retail sale e prohibit new automobile-related uses and proactively work with
property ownérs of existing automobile-related land uses to improve the appearance
and compatibility of such properties. (LU-10.15)

LU-80 Residential Buffers. While entertainment and cultural uses are focuses of the
Area's revitallzation, we require new development to be compatible with nearby
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residential uses through horizontal distance requirements and buitdingand sitedasign |

standards. (LU-10.16)

LU-81 Partnerships. Create public-private business partnerships to develop City
owned property and encourage the development of privately-owne
transform the district into an active, mix on and entertainment hub. (LU-
10.18)

LU-82 North Beach. Require initiatives, investments, and development approvals for
the North Beach area to contribute to our 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 asseis 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. (ED-
4.02)

LU-83 El Camino Real. Require initiatives, investments, and development approvals
for EI Camino Real to contribute to our 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. (ED-4.04)

LU-84 Design Treatment._\We require that new buildings and major building
remodels in the Del Mar/T-Zone, North Beach, and Pier Bowl! areas, and on portions
of El Camino Real utilize Spanish Colonial Revival architecture, per the Architectural
Overlay District.

Del Mar/T-Zone Focus Area and Downtown Core

Goal 2-10 Preserve and where appropriate, improve the Del Mar/T-Zone so that it serves
as the symbolic, functional, historic and physical center of the City; emphasizing its use
as a pedestrian-oriented commercial and residential "village" providing for the needs of
residents and visitors.

POLICIES:

LU-85 Outdoor Dining. Encourage the development of ocutdoor dining and other
similar uses which do not impede pedestrian use of the sidewalks. (LU-771.04)

LU-86 Design Treatment. Require Spanish Colonial Revival Architecture for all new
buildings and major remodels.

LU-87 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
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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 199

Clemente (at San Clemente Metrolink Station and San Clemente Pier), whi
Orange County Line and Inland Empire — Orange County Line. There are

trains (both northbound and southbound) accessing the statior’ Regional agtess to this
station is available from Avenida Pico and El Camino Real, the station is
provided through the driveways along El Camino Real. P#id parking spates are available
at the station. OCTA bus Routes 91 and 191 service th station. Twolorthbound and two
southbound Metrolink trains only stop at San Cle on weekends.

Bike and Pedestrian Circulation

The City of San Clemente promotes safe/convenient and-£fficient facilities and programs
for bicycle and pedestrian travel. Theré are several bjke routes through the City of San
Clemente — two run parallel to the g6ast: one along | Camino Real and one along South
Ola Vista. The north/south rout#s are located op”Avenida Pico, Camino De los Mares,
and Avenida Vista Hermosa,

The City has a network of trails that run f#om the beach, up the canyons and along its
ridge lines. These trails have been desighed to provide a safe walking, hiking and riding
experience, while maintaining San Clémente'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 wild lands easily accessible to San
Clemente’s citizens via the City's trail system.
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3.1.2 Shoreline Access

In terms of implementing the Coastal Act there are two basic types of publlc access:

In additie

3-3, Coastal Access Map). | p Beact
etro Stat:on parking lot at North Beach south to Calafia

shoreline exten| g fross-ire
State Beach.—

The City beaches, municipal pisr, and Beach Trail are open to the public from 4:00 am to
midnight (per City Ordinance 748). The San Clemente State Beach Park and the Beach
Trail from the T-Street restrooms to Calafia Beach is open from 6:00 am to 10:00 pm
(daylight savings) and 6:00 am to 8:00 pm (standard time).

There are, however a number of private beach areas 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.

The Coastal Access Maps (Figures 3-4 through 3-21) and accompanying descriptions
identify the 18 public and private shoreline access points to the beaches and Beach Trail
within the City in order from north to the south.
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* Access Point 2: Capistrano Shores Mobile Home Park This access is shown in Figure
3-5. Access Point 2 is not open for public use. The access point is through the
Capistrano Shores Mobile Home Park. The single entrance to the mobile ho
located at the intersection of North El Camino Real and Aveni cion. Utilization
of the beach in fronj of the moblla horne ssed from the north or south
provides entrance to the mobile home park
is posted as a pnva the point where the entrance driveway crosses the OCTA
railroad tracks. The beach-entrance-adjacent-to-this-area-is-quite-narrow-Aceess to
this-area from the-public beach-located to-the-south-is-impossible during high-tide-due
to-a-combination stene-and wood bulkhead designed-to protect the mobile-homes-from
large-surf. There are no-public-amenities within this-area of the ceastline:

Figure 3-5: Capistrano Shores Mobile Park

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 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
offinorthbound on interchange. The area contains one of the most accessible City
beaches from the I-5 Freeway North Beach.
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Aroa Divislon Location/Nama ‘Public Beach Amenities
Accoss
Estrelia/North Poche Stalrs & tunnel | 16 Picnic tables, 8 benches, swing, 1
beneath PCH | shower, 2 volleyball 2 squash ball
courts, 1 fire pit, 1 use, 1 swing set, 1
BBQ &1 . All amenitios are private, |
Capistrano Shores None {Private) | None
Mobile Home Park
Pico/Palizada | North Beach Footpath (|~ | 4 e pis, 7 picnic tables, 1 snack bar, 1
rastroom, 1 swing set, 1 shower, 1 play area,
1 Volleyball court
Dije Court Stairway 3 Benches 0
Ave. W. El Portal Stairway 1 bench, 1 picnic table 0
Mariposa Asphaitramp | None 0 15 None 16
Presidio/Central | Linda Lane City Foot-Path 6 picnic tables, 9 benches, 2 play areas, 1 | 131 0 128 131
Park swing, 10am-5pm
Corto Lane Stairway 1 fire pit, 2 showaers, 1 restroom, 1 bench, 1 | 0 5 None 6
volleyball court, 1 trellis, 1 plcnic table 1
fitness structure
San Clemente Foot-Palh 6 shade shuctures, 1 shower, 2 BBQs, 4 fire | 111 151 258 262
Municipal Pier pits, 10 picnlc tables, 2 swings, 2 trellls, 1 10am-5pm
piar, 1 restaurant, 1 snack shop, 1 restroom,
1 Marine Safety
“T" Strest Foot-Path 2 Bathrooms, 1 snack shop, 1 frellis, 10 | O 107 i8 107
picnic benches, 3 fire pits, 4 shade Sam-7pm
structures, 1 shower rkin
2a) m
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Capistrano Shores Beach and Community

This development consists of a three quarter mile stretch of beach with 90 m
developed parallel to the shoreline with revetment to mobile houses from
storms. The mobile home park is an existing ~conforming use under the City Zoning
Ordinance and General Plan._The single entrance to the mobile home :ark is located-at
the intersection of North El Camino Real and Avenida Estacion. The ce to the Park

is not a beach access point. Utilization of the beach in fr e mobile home park is

accessed from the north or south access Doiute.’T‘rTe/nrivata driveway which provides

access to the mobile homes is pos a private drive at the point where the entrance
driveway crosses the gc%r‘g‘;lmad tracks. -iﬁe Noﬂﬂ Beach entrance adi‘acent 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-mobilehomes from-larger surf-and the-City-improvements for drainage: There
are-ne public-amenities within-this area-of the-coastline,

Cypress Cove

Cypress Cove is one of three private communities near the City's southem 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. 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 Shores

Cypress Shores is located to the south of Cypress 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 and tennis courts. Beach access is at the south end of the
community.

Cotton’s Point Estates

Cotton's Point Estates is a small gated private community within Cypress Shores that is
comprised of 16 lots at the southern most 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.

Cypress Shores/Cove Beach

Access to this private beach is limited to the residents of the Cypress Shore, Cypress
Cove, and Cotton's Point Estates communities. The beach is one mile long and starts at
the southern boarder of the San Clemente State Beach and ends at the City's southern
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Community Events

San Clemente holds a variety of community events during the year include Earth Day, art
shows, surf contests, 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 event
since its early beginning in 1977 as a lifeguard competition. In addition to e
traditional lifeguard competition, ocean events also include surfing contests and
legends presentation, sand castle building contest, ocean related 4rts and
displays, presentations on the history of surfing, music, biathlgr”competition,
swimming contest, junior king Neptune and litle mermaid 6mpetitions, 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, dgsintown streets are closed to
vehicles and Avenida Del Mar is transformed ipto a giant stage where the music
plays all day long. This carnival atmospiiere includes three stages where
performers play music that range from £ountry to rock-and-roll. There are also
rides and games for children, food, dririks 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 g6mmunity events. The fireworks show first began at
the end of the MunicipalPier in the 1950's and has continued every year since.
The Fourth of July wedkend is the most popular weekend of the year and attracts
thousands of peogie to the City's beaches.

Section 30210 Access; recreational opportunities; posting

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.
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"The Legislature hereby finds and declares that this division is not intended, and shall not be
construed as authorizing the commission, port governing body, or local government acting
pursuant to this division to exercise their power to grant or deny a permit in a manner which
will take or damage private property for public use, without the payment of just compensation
therefor. This section 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."



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 ade
provided for in the area.

Section 30222 Private lands; priority of development pu

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

3.3. Goals and Policies

Create and maintain outstanding public access and recreational and visitor-serving
opportunities in the Coastal Zone, consistent with effective resource conservation
practices and the protection of private property rights.

LA Mehility

Policy Intent

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

GOAL:

Goal 3-1Provide 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 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

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

d) Provide sufficient, well-designed and convenient on-street parking and off-
street parking facilities throughout the City
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PUB-46 New Development Public Access Requirements. New developrents fying———— |
between the first public roadway and the shoreline shall provide both physical and Wmal\

aceess to the coastline in proportion to the impact resulting from the new development
(IX.15). The location and amount of new development should maintain and enhance
public access to the coast by:

a) Facilitating the provision or extension of transit service;

b) Providing commercial facilities within or adjoining residential development or in
other areas that will minimize use of coastal access roads;

¢) Providing multi-modal facilities and access routes within and 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.

PUB-47 New Development Requiring Public Lateral Access Easement. Any new
development lying between the first public roadway and the coast which has ownership
interests to the mean high tide line shall be-regquired-te require provide a direct dedication
or_an irrevesable offer to dedicate (OTD)ef-dedication-of an easement to allow public
lateral access along the beach. Such effers-of- dedication OTDs 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.

FheEach 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.

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 viewing 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.
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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 whe

projects causing gr esifibut ] advergg gub C access mgggig, unless ggeguate
access i=ovaiianle nearby. Vertical accessways shall be a sufficient size to accommodate
bwo-way pedestrian passage and landscape buffer and should be sitedaiong the border
or side property line of the project site or awavfrarrexisting or proposed development to

the maximum extent feasible;

Such offers of dedication shall run with the land in favor of a public agency or private
association approved by the City Community Development Director Executive Dire

ii. Capistrano-Shores-Mobile Home-Park

iii. La Ladera (La Boca del Canon)
iv. Cypress Shores (Avenida de las Paimeras/Calle Ariana)

v. Cotton’s Point

bulk-of the formerstructure-by-more-than-ten-percentand-that the recanstrueted
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A opair-or—maintenance—astivil—To hick the-Ceastal-Commission-has
determined-pursuantic-Section-30601-tha development-permit-will
he-reguired-usiees-the _='

npact-on

PUB-50 ProJects Required to Provide Public Access. For the purpose of
determining when a project is required to provide access, the following shall be
considered (IX.17):

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

b) 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.

PUB-51 New Development Restrictions on Limiting Public Access._New
development shall not incorporate gates, guardhouses, barriers or other structures
designed to regulate or restrict access where they would inhibit public access to and along
the shoreline and to beaches, coastal parks, trails or coastal bluffs.

PUB-52 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 of certification of the LCP, the City will keep 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.

PUB-53 Conversion of Public Access. Prohibit the conversion of new private streets,
or the conversion of public streets to private streets, where such a conversion would
inhibit public access to and along the shoreline and to beaches, coastal parks, trails or
coastal bluffs.

PUB-54 Maximizing Public Access. Consistent with the policies above, provide

maximum public access from the nearest public roadway to the shoreline and along the
shoreline with new development except where (1) it is inconsistent with public safety,

3-49

Page: 106

T |Author: amaniscalco  Subject: Comment on Text Date: 5/19/15, 6:13:50 PM

e Why were the constitutional measures of a taking (e.g. rough proportionality) removed?




Page: 107

1 |Author: amaniscalco  Subject: Comment on Text

Date: 5/19/15, 5:56:43 PM

improved beach access facilities at all designated primary beach access poin
3-3) which will ultimately provide safe access to all City owned beaches. (I1X.6)

PUB-56 City Maintenance of Faclilities and Access Points. Improvements to beach
facilities and beach access points which are administered by the City of San Clemente
shall specifically be intended to maintain, enhance and maximize public use of the beach
and ocean (IX.1).

PUB-57 Maintenance of 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 privat
improvements in the Coastal Zone. The City's five primary beach access points are (}X.
& IX.9):

1) North Beach

2) Linda Lane

3) Pier Bowl Underpass

4) "T” Street

5) Avenida Calafia (San Clemente State Beach)

The following five secondary access points are:

1) Dije Court
2) El Portal
3) West Mariposa
4) Lost Winds
5) Riviera

PUB-58 Access Management Program. For the private beach area north of
Capistrano Shores and the Capistrane-Sheres; La Ladera, Cypress Shores and Cotton's
Point, an access management program shall be prepared when development in one of
these private communities is required to dedicate or offer to dedicate public access in
accordance with the City LCP and State requirements. The purpose of the access
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Act of 196, the an - ent_and site specific constraints.
The access management programs shall be implemented by the City of San Clemente-e
other public agencies or private associations which have accepted the offers of dedication
(1X.13).

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 5 bicycles at the beach terminus
of the vertical access way, where feasible.

¢) The provision of signing at the entrance to the private communities in order to
make the public aware of the existence of the access way and its hours of
operation.

d) The provision of a public restroom facility, 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 o 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-59 Accessible Viewpoints. A resting/view place 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 12).

PUB-60 Limitation on Vacations of Public Right-of-Ways. Vacations of public
rights-of-way that provide public parking, public access and/or public recreational
opportunities require a Coastal Development Permit unless the vacation serves a public
purpose or benefit.

PUB-61 Preferential Parking Limitations. New preferential parking districts in the
coastal zone are prohibited except where such restrictions would not have a direct impact
to coastal access, including the ability to use public parking. A coastal development
permit is required to establish new, or modify existing preferential parking_Districts.
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San Clemente does not have a lot of potential for significant fires in the Coastal Zone
because much of the area is developed and there is not a lot of 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
fires. The 2001 Trafalgar Canyon fire is the only recent fire to occur in the Co

topographic feature withi Coastal Zone spanni proximately four out of the five
miles of the Clty stline. The railroad tra and revetment projection parallel the
entire coastlirg. The majority of the develspment for San Clemente is located on top of
the bluffs. The only-area-in-the Gity.4hat has the potentialto be-impacted by-a storm-surge
or-sea-level rise-is the Capistrano Shores - Maobile Home- Park-that is-located-at-the-north
end-of-the City-and f-the-railroad-tracks-and-has-its-own-revetment-protection
aleng-the coastline. This-development-is-a-legal-nonconferming-use-that-has-an-Open
Space-land-use-designation: The City’s Marine Safety, Pier, and some small structures
including snack shops, shade structures and beach restrooms are also located seaward
of the train tracks and would are susceptible to these same hazards. The Marine Safety
building and public restrooms have small sea walls to protect them from large storms.
The San Clemente Pier has been damaged from large storms, most recently it was
reconstructed in 1983.

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

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:
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HAZ-10 New Development Compliance with Health and Safety. New development - - -
T jAuthor: amaniscalco  Subject: Comment on Text Date: 5/20/15, 7:34:10 AM

that_ does not conform to the prows'slo.ns of the LCP and presents an ex"‘aordma n “In light of this section, we need the nonconforming mobilehome and mobilehome parks section to be reproduced
to life and property due to an existing or de al public health and here.

safety hazard shall - ¢ Author: amaniscalco _ Subject: Inserted Text _Date: 5/20/15, 9:44:44 AM

“HAZXX - Nonconforming Mobilehome and Mobilehome Park Uses. Nonconforming mobilehomes may be replaced,

HAZ-11 Non-conforming Structurss. Structures that are located between the sea renovated, remodeled, expanded, or repaired without constituting a major remodel. New mobilehome accessory

and the first public road paralleling the sea lawfully built pursuant to a Coastal structures and utility improvements are permitted, but will not constitute a major remodel. Mobilehome park common
Commission-issued coastal development permit or prior to the effective date of the areas, roadways, and utility improvements may also be added, repaired, renovated, remodeled, expanded or

m replaced, without constituting a major remodel. All mobile home and mobile home park improvements shall comply
Coastal Act (January 1, 1977) that do not conform to the LCP shall be considered with the Mobilehome Parks Act, Cal. Health and Safety Code §§ 18200 et seq., Title 25, 25 Cal. Code of Regulations
legal non-conforming structures. Such structures may be maintained and repaired, as §§ 1000 et seq., and the Manufactured Housing Act, Cal. Health and Safety Code §§ 18000 et seq.

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 major
remodel, as defined herein, may be pemmitted provided that such additions or
improvements comply with the current policies and standards of the LCP. Complete
demolition and reconstruction or major remodel is not permitted unless the entire
structure is brought into conformance with the policies and standards of the LCP.

HAZ-12 Major Remodel. The term major remodel shall apply to proposed
development located between the sea and the first public road paralleling the sea that
consists of alterations including (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 LUP.

(b) Demaglition, 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 of
certification of the LUP.

HAZ-13 Geotechnical Review. A geotechnical review is required for all bluff top,
beachfront and canyon edge parcels where new development or major remodel is
proposed. If, as a result of geotechnical review, a greater setback is recommended
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than is required in the policies herein, the greater of the setbacks shall apply. For bluff - -
T|Author: amaniscalco  Subject: Comment on Text Date: 5/19/15, 6:29:26 PM

top parcels, geotechnical review Sh_omd include consideration of the _eXp_eCted Ior_1g- ‘This statement is troubling, as 1) itisn't necessary, 2) it is vague, and 3) it can be construed to sanction a taking
term bluff retreat over the expected life of the structure and should provide inform on private property.
assuring that the development will maintain a minimum factor o gainst land The city is ostensibly attacking structures on private shoreline, canyon, or bluff property that are either a) legally
sliding of 1.5 (static) and 1.1 (pseudo static) fort j e structure. The Building vested but unpermitted (as in constructed either prior to the requirement of a permit and therefore vested,

. ! T . . e pursuant to estoppel, or otherwise). or b) "obsolete", which is entirely vague and ambiguous. Moreover, this is
Official caf1 | blf"d'ng permits iy Ctures that ma'nta'n._a IRinimum factor' of unnecessary--the City, through its code enforcement and police power can enforce its municipal code.
safety against landsli r certain circumstances and conditions were alternative
stabili irements are approved by the City Engineer.

HAZ-14 Removal of unpermitted and/or Obsolete Structures. Development on the
shoreline, canyon, and/or bluff sites must identify and remove all unpermitted and/or

obsolete structures, including but not limited to protective devices, fences, walkways.
stairways, ete. which encroach into canyons or bluffs or ento public property.

5,32 siuff ang Shoretine Develogment Stondaras and sethacks

HAZ-15 Bilufftop Setback. Proposed development, redevelopment, and accessory
structures requiring a foundation 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 geotechnical review required by policy HAZ-13. (VI1.14)

HAZ-16 Bilufftop Swimming Pool Setback. The minimum setback for swimming
pools is 25 feet from the bluff edge. All new or substantially reconstructed swimming
pools shall incorporate a leak prevention/detection system.

HAZ-17 Bluff Face Development. 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 and when
designed and constructed to minimize landform alteration of the oceanfront bluff face,
to not contribute to further erosion of the bluff and to be visually compatible with the
surrounding area and not require protective devices. (VI1.17)

HAZ-18 New Development and Accessory Structure Bluff Setbacks. All new
development, including additions to existing structures, on bluff property shall be
landward of the setback line required by Policy HAZ-14. This requirement shall apply
to the principal structure and accessory or ancillary structures such as guesthouses,
pools, and septic systems, etc. Accessory structures such as decks, patios, and
walkways, which are at-grade and do not require structural foundations may extend
into the setback area no closer than ten feet to the bluff edge, provided:

1) Such accessory structures are consistent with all other applicable LCP policies,
5-9



HAZ-36 Accessory Structures. For CDPs authorizing accessory structures on a bluff
or canyon lot that do not meet the bluff setback a condition shall by applied to the
permit that requires the permittee (and all successors in interest) to apply for a COP
to remove the accessory structure(s) if it is determined by a licensed Geotechnica

Engineer and/or the City that the accessory structure is in danger from-&rosion

landslide or other form of bluff or slope collapse.

534 Coastal Canyon Development Standards and Setbacks

HAZ-40 Canyon Setbacks. New development or redevelopment, including principal
structures and accessory structures with structural foundations, shall not encroach
into coastal canyons and shall be set back either (Vil. 15):

a) A minimum of 30% of the depth of the lot, as measured from 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 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

¢) In accordance with house and deck/patio stringlines drawn between the
nearest comers of the adjacent structures (rear corner/side of structure closest
to coastal canyon). The development setback shall be established depending
on site characteristics and determined after a site visit. (VII.16) If a greater
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associated with anticipated sea level rise, as established by Federal or State
authorities, over the expected economic life of the structure. (C-4.05)

HAZ-53 Ongoing Study. Support efforts by other 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 and water quality. (C-4.06}

ageney-guidanee,—and-repoerts—by—nati Ad-international-groups—such—as-the
National-Researeh-Gouneil-and € Intergovernmental Panel on Climate Change. New

structures shall comply with all of the provisions of the LCP and set back a sufficient

distance landward to eliminate or minimize, to the maximum extent feasible,
associated with anticipated sea level rise over the expected econ
structure.

HAZ-55 Sea Level Rise Information. The most recent-and accurate scientific

information on the effects of long-range sea level rise shall be considered in the
preparation of findings and recommendations for all geologic, geotechnical, hydrologi

responses to it.

HAZ-56 Impacts of Sea Level Rise. The City shall
Impacts of Sea Level Rise

existing and plan
Any vulnerabiti

scenariog ifcluding-sést available scientific estimates of expected sea level rise;

e Ocean Protection Council, Nation Research Council,

Intergovernmental Pane! on Climate Change, and the West Coast Governors

Association.

2. Based on information gathered over time, propose additional policies and other

actions for inclusion in the LCP in order to address the impacts of sea level rise.
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;
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Acceleration is entirely ambiguous. In light of this, the paragraph needs to be more specific, to remove the
"shall", and to focus on studies that are subject to a rigorous model. The acceleration postulated by a single
"semi-empirical" study by Bromirsky, et al., departs from reliable climate science and tries to explain that in light
of minimal sea level rise in the Pacific over the past two decades, there "might" be acceleration from the Pacific
Decadal Oscillation (wind pushing the water out). In light of this speculation, the IPCC rejected the "semi-
empirical” models of Bromirsky and the NRC as having "low confidence.”
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1. Conforms to applicable existing zoning requirements; I Author: amaniscalco_ Subject: Commenton Text __ Date: 5/20/15, 10:00:47 AM

2. :; for the same use as the deStroyter? s‘}ructure; b han 1 "Vague and ambiguous, and potentially restricts property outside statutory processes for identification, assessment,
3. Does not exceed the floor area of the destroyed structure by more than 0 and appeal of determination. We suggest: "areas shown on FEMA FIRM maps as 100-year flood plain and"

percent or 500 square feet, whichever is less, or the height or bulk of the
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destroyed structure by more than 10 percent (the applicant must provide proof of
pre-existing height and bulk); and

4, Is sited in the same location on the affected property as the destroyed
structure.

Development in Flood Hazard Areas

“areas shown on FEMA FIRM maps as 100-year flood plain and

HAZ-62 Development in the Flood Zone. Development within floed-prone-areag
subject to inundation or erosion shall be prohibited unless no alternative building site
exists on the legal lot and proper mitigation measures are provided to minimlze 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-63 Flood Control Channels. Support the restoration of concrete lined flood
control channels back to natural earthen channels, whenever feasible. (S-2.07)
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|p|Author: amaniscalco  Subject: Comment on Text Date: 5/20/15, 10:48:55 AM
: “The City is creating a new View Corridor. Capistrano Shores objects to this view corridor, and the enforcement of
s will be any view corridor as an attempt to circumvent the preemption of regulation of height under the Mobilehome
Parks Act, Cal. Health and Safety Code §§ 18200 et seq., as held in County of Santa Cruz v. Waterhouse, 127
Cal. App. 4th 1483 (2005). Capistrano Shores will defend this right, and involve outside stakeholders to
Vis-8 Public View Corridors. The City will preserve and improve the view corridors, additi?nally avoid an und;Je burden on interstat% commerce from the restriction of placement of mobilehomes
: 7 . : complying with the Manufactured Housing Act, Cal. Health and Safety Code §§ 18000 et seq. and the National
as.designated in Figure 6 51 » Public View Carridors, and encourage other ag‘e o Mm Manufactured Housing Construction and Safety Standards Act of 19t7y4, 42 U.§S§.C. §§ 5401 gtseq.
jurisdiction to do 8o. Specifically, in its capital improvement programs and discretionary

approvals, the City will seek to ensure that (NR-2.09):

vis-7 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 othe
consldered as a tool for screening or redirecting-views. (NR-2.08)

a.) New development including bulldings and landscaping shall be sited and
designed to minimize impacts to public views, Siting and design of buildings
and landscape should avoid impacts on public view corridors to the extent
feasible. New development shall require a view analysis to ensure that the
development reduces impacts on public view corridors.

b.) Utilities, traffic signals, and public and private signs and lights shall not
impact public view corridors, consistent with safety needs.

c.) Where important vistas of distant landscape features occur along streets,
street trees shall be selected and planted so as to facilitate viewing of the
distant features.

64
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We object to this designation as creating a new view corridor over the entire reach of Capistrano Shores from
Marblehead, Capistrano Shores has been situated in its location since 1960. CSI contends there is no significant
view impairment along Pico or from Marblehead by 1 or 2 story mobile homes.

I Comstat Camyora
Pesiderstal L Use

North Beach - Public View Corridors

Pier Bowl Area - Public View Corridors
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2. Al public transportation facilities, including streets, roads, highways, mass
transit facilities and stations and bridges, public parking lots and structures, ports,
harbors, airports, railroads, and other related fagilities;

3. All publicly financed recreational faciliti

4. All cormmuni e facilities.

54, "REDEVELOPMENT” shall apply to proposed development located in the

55.

57.

Coastal Zone consisting of alterations including (1) additions to an existing
structure, (2) exterior and/or interior renovations, (3) and/or demolition of a

Alterations are not additive between individual major strugkiral components;
however, changes to individual major structural componepts are cumulative over
time from the date of certification of the LUP.

(b) Demelitian, renovation or replacement of lessthan 50% of a major structural
component where the proposed alteration wzdld result in cumulative alterations
exceeding 50% or more of a major structuzdl component, taking into consideration
previous alterations approved on or aftdr the date of certification of the LUP; or an
alteration that constitutes less thap40% increase in floor area where the proposed
alteration would result in a cy#iulative addition of greater than 50% of the floor
area taking into consideratizn previous additions approved on or after the date of
certification of the LUP

“RIPARIAN VEGETATION" means an environment associated with plant
communities which require high soil moisture conditions maintained by transported
fresh water in excess of that otherwise available through local precipitation.

“SCENIC RESQURCE or SCENIC CORRIDOR" means places on, along, within,
or visible from scenic routes public parklands, public trails, beaches, and State
waters that offer scenic vistas of the mountains, canyons, coastline, beaches, and
other unique natural features.

“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.
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"This language was relocated from the hazards section, and thus our previous comment applies--that repair,
remodeling, and replacement of mobilehomes needs to be exempted from this definition.
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~ "Redevelopment" does not include replacement, renovation, remodeling, expansion, or repair of nonconforming
mobilehomes. New mobilehome accessory structures and utility improvements are permitted, and do not
constitute redevelopment. Mobilehome park common areas, roadways, and utility improvements may also be
added, repaired, renovated, remodeled, expanded or replaced, pursuant to the Mobilehome Parks Act, Cal.
Health and Safety Code §§ 18200 et seq., Title 25, 25 Cal. Code of Regulations §§ 1000 et seq., and the
Manufactured Housing Act, Cal. Health and Safety Code §§ 18000 et seq., without constituting redevelopment.



