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CHAPTER 1.0 - INTRODUCTION AND PURPOSE

1.0 INTRODUCTION AND PURPOSE

1.1 CEQA Compliance

The City of San Clemente is the lead agency under the California Environmental Quality Act
(CEQA). In accordance with Section 15164(a) of the CEQA Guidelines, Addendum to an EIR or
Negative Declaration, this Addendum {No. 5) to the Marblehead Coastal Final EIR 85-01 (SCH
No. 95091037) has been prepared by the City of San Clemente. Section 15162(a) of the State
CEQA Guidelines states the following with respect to an Addendum to an EIR:

(@) The lead agency or responsible agency shall prepare an addendum to a previously
certified EIR if some changes or additions are necessary but none of the conditions
described in Section 15162 calling for preparation of a subsequent EIR have occurred.

On August 5, 1998, the City of San Clemente certified Marblehead Coastal Final EIR 95-01 for
the project described in Section 3.0 of the Final EIR, Project Description. Revisions were
recommended by the City of San Clemente staff and City Council, resulting in the preparation of
Addendumn No. 1 to Fina! EIR 95-01 in July 1998. Pursuant to Section 15164(d) of the State
CEQA Guidelines, the addendum (No. 1) was considered by the San Clemente City Council
prior to approval of the revised plan for the Marblehead Coastal Project. Although the revised
Marblehead Coastal Project was approved by the San Clemente City Council on August 5,
1998, the approval did not include the optional multiple-family residential land use evaluated in
the July 1998 Addendum. Changes to Tentative Tract Map No. 8817 (TTM #8817) and Site
Plan 97-16, subsequent to review by the California Coastal Commussion of the project Coastal
Development Permit Application, resulted in the preparation of a second Addendum to Final EIR
95-01 in February 2000.

Since the February 2000 Addendum (No. 2), additional changes to TTM #8817 were made by
the Applicant in direct response to concerns expressed by the City of San Clemente Planning
Commission and by conditions of approval for a Coastal Development Permit prescribed by the
California Coastal Commission, resulting in preparation of a third Addendum to Final EIR 95-01
in August 2003. Since the August 2003 Addendum (No. 3), refinements and revisions were
made to the recreation component of the Marblehead Coastal Project resuiting in preparation of
a fourth Addendum to Final EIR 95-01 in December 2003. Since the December 2003
Addendum (No. 4}, minor refinements and revisions were made to the residential and
commercial site plans of the Marblehead Coastal Project. The City has determined that the
current modifications to the proposed project do not require preparation of a Subsequent EIR.
Section 15162 of the State CEQA Guidelines, Subsequent EIRs and Negative Declarations,
mandates that:

{a) When an EIR has been certified or a negative declaration adopted for a project, no
subsequent EIR shall be prepared for that project unless the lead agency determines,
on the basis of substantial evidence in the light of the whole record, one or more of the
following:
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CHAPTER 1.0 - INTRODUCTION AND PURPOSE

(1) Substantial changes are proposed in the project which will require major
revisions of the previous EIR or negative declaration due to the mvolvement of
new significant environmental effects or a substantial increase in the severity of
previously identified significant effects;

(2) Substantial changes occur with respect to the circumstances under which the
project is undertaken which will require major revisions of the previous EIR or
Negative Declaration due to the invclvement of new significant environmental
effects or a substantial increase in the severity of previously identified
significant effects; or

(3) New information of substantial importance, which was not known and could not
have been known with the exercise of reasonable diligence at the time the
previous EIR was certified as complete or the Negative Declaration was
adopted shows any of the following:

(A) The project will have one or more significant effects not discussed in
the previous EIR or negative declaration;

(B) Significant effects previously examined will be substantially more
severe than shown in the previous EIR;

(C) Mitigation measures or alternatives previously found not to be feasible
would in fact be feasible, and would substantially reduce one or more
significant effects of the project, but the project proponents decline to
adopt the mitigation measure or alternative; or

(D) Mitigation measures or alternatives which are considerably different
from those analyzed in the previous EIR would substantially reduce
one or more significant effects on the environment, but the project
proponents decline to adopt the mitigation measure or alternative.

The potential environmental consequences of the proposed modifications to the Marblehead
Coastal Project have been thoroughly analyzed with respect to the conditions cited above.
Based on the modifications to the proposed project, no new significant environmental impacts
would occur, nor would the severity of impacts previously identified substantially increase. The
City of San Clemente has determined that none of the conditions identified in Section 15162
occur and an addendum, pursuant to Section 15164 of the State CEQA Guidelines, shall be
prepared and submitted to the City's decision-makers, along with Final EIR 95-01, for
consideration prior to taking action to approve Amended Residential Site Plan 97-16 and
Amended Commercial Site Plan 99-16.

1.2 Background and History

1.2.1 Certification of the Marblehead Coastal Project EIR 95-01 (SCH No. 95091037)

On August 5, 1998, the San Clemente City Council certiied the Marblehead Coastal Final EIR
95-01 (SCH No. 95091037). Certification of the document by the City Council also included
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CHAPTER 1.0 - INTRODUCTION AND PURPOSE

adoption of the Findings of Fact, Statement of Overriding Considerations, and Mitigation
Monittoring and Reporting Program by the City Council. The development plan analyzed in Final
EIR 95-01 included the following land uses:

116.7 acres of residential uses (436 dwelling units);

60.4 acres of regional serving commercial (750,000 square feet);
1.0 acre of Coastal Commercial {60,000 square feet);

9.4 acres of public open space;

49.5 acres of private open space; and

13.6 acres of circulation facilities.

# & & & @ &

The EIR evaluated potential environmental impacts with respect to the following issue areas:

Land Use and Related Planning;
Transportation and Circulation;
Noise;

Air Quality;

Soils and Geology;

Population and Housing;
Cultural/Scientific Resources;
San Onofre Emergency Evacuation Plan;
Public Services and Facilities;
Hydrology and Flood Contro¥;
Aesthetics;

Biological Resources; and
Recreation.

Analysis concluded that with the exception of Air Quality, no significant impacts related to these
aforementioned issue areas were identified following implementation of mitigation measures
and/or compliance with applicable standards, applicable adopted policies and/or development
standards prescribed in the City of San Clemente Municipal Code. It was determined that the
short-term and long-term air emissions would remain significant and unavoidable, even after
implementation of mitigation measures.

Implementation of the Marblehead Coastal project necessitated approval of the following
discretionary actions in 1998, which are thoroughly described in Final EIR 95-01:

General Plan Amendment 96-01
Specific Plan 95-02

Coastal Development Permit
Development Agreement

Tentative Tract Map No. 8817
Residential Site Plan Permit 97-16
Commercial Site Plan Permit 99-16
Conditional Use Permit 99-17

Sign Exception Permit 99-18
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CHAPTER 1.0 - INTRODUCTION AND PURPOSE

Subsequent to certification of the Marblehead Coastal Final EIR, the City Council recommended
modifications to the land uses proposed for that project that were not previously analyzed in the
EIR. The City Council identified, as an optional land use and subject to approval of a
conditional use permit, multiple-family residential within the 60.4-acre regional commercial
component of the Marblehead Specific Plan. Based on the recommendation, up to a maximum
of 20 acres of multiple-family residential development could occur within the regional
commercial component of the plan. Addendum No. 1 to Final EIR 95-01 was prepared to
address the modifications identified for consideration by the City Council (see Section 1.2.2
below).

1.2.2 Addendum No. 1 to Marblehead Coastal Project Final EIR 95-01, July 1998

As indicated above, subsequent to the certification of EIR 95-01, the City of San Clemente stalff
and City Council recommended revisions for the Marblehead Coastal Project. These revisions
included the provision of an optionai land use (multiple-family residential) for a 20-acre portion
of the property north of Avenida Vista Hermosa, located within the regional commercial area. In
order to accommodate the revisions identified above (specifically, the proposed optional
residential development), revisions to the Specific Plan proposed for the Marblehead Coastal
project were drafted to reflect the potential muitiple-family residential development option within
the regional commercial (RC1) area.

Addendum No. 1 to Final EIR 95-01 analyzed the impacts associated with implementation of 20
acres of multiple-family residential development (i.e., 300 dwelling units) and 40.4 acres of
regional commercial land uses at a 0.35 FAR (i.e., 615,000 square feet). The remaining land
uses (1.e., coastal recreation commercial, single-family residential, and open space) were not
otherwise affected by the land use revision. As stated, the addendum was considered by the
San Clemente City Council prior to approval of the revised plan for the Marblehead Coastal
Project. However, the approval of the Marblehead Coastal Specific Plan by the City Council did
not include the optional multiple-family residential land use on the 20 acres evaluated in the
addendum.

1.2.3 Addendum No. 2 to Marblehead Coastal Project Final EIR 95-01, Fehruary 2000
Tentative Tract Map 8817 was further modified in February 2000 after review of the Coastal
Development Permit Application by California Coastal Commission staff to achieve the
applicant’s objective to retain additional existing wetland habitat. To achieve this objective, the
following revisions to TTM #8817 were proposed:

» Reduction of 10 lots from 434 residential lots to 424 residential lots;

* An increase of 2.92 acres of existing wetland habitat to be preserved from 4.4 acres to
4.82 acres (2.5 acres of the total 4.4 acres were created wetland habitat);

* Anincrease of 5.7 acres of open space from 75.89 acres to 81.58 acres;
* Reduction of 1.1 acres of commercial center net acreage from 60.4 acres to 59.3 acres;

* Reduction of 54 commercial parking spaces from 3,718 to 3,664;
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CHAPTER 1.0 - INTRODUCTION AND PURPOSE

« Addition of Loffelstein retaining walls along the edge of portions of existing wetlands,
« Addition of one residential entry road, providing access from Avenida Vista Hermosa;

+ Addition of five vehicular bridges, accommodating pedestrian access and vehicular
circulation; and

» Replacement of the single, large detention basin with three smaller detention basins in
the central canyon.

Rewisions to the Residential Site Plan included:
¢ Reduction of 10 single-family dwelling units {(DU) from 434 DU to 424 DU;

» Reduction of the average lot size by 119 square feet from 7,136 square feet to 7,017
square feet.

e Addition of a residential entrance road, providing access from Avenida Vista Hermosa;
* Addition of five vehicular bridges, accommodating pedestrian access and circulation;

» Revision of the parking summary for the residential component to accommodate 424
single-family DU;

¢ Addition of Loffelstein retaining walls along the edge of the wetland habitat within the
major drainage features;

» Revision of the fencing concept to accommodate the amended residential site plan lot
changes;

* An increase in open space area preserved to 71.45 acres from 66.89 acres, including
25.78 acres of “hatural” open space and 45.67 acres of “manufactured” open space; and

« Relocation of the off-street, multi-purpose public recreation trail o the westerly edge of
the wetland habitat.

Proposed revisions to Marblehead Coastal Project TTM #8817 and Residential Site Plan 97-16
required preparation of an Addendum to Final EIR 95-01 in February 2000. The February 2000
Addendum (No. 2) analyzed the impacts associated with implementation of technical changes
and refinements, as described, of both TTM #8817 and the Site Plan. The proposed changes
were determined by City staff to be consistent with the adopted Marblehead Coastal Spectfic
Plan and the San Clemente General Plan. Consequently, no revisions to the Marblehead
Coastal Specific Plan were necessary.

Addendum No. 5 to Final Environmenial Impact Report 95-01
Marblehead Coastal Project
May 2004

1-5
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1.2.4 Coastal Development Permit Application 5-99-260, March 2001

On March 12, 2001, a public hearing was held at the California Coastal Commission regarding
Coastal Development Permit Application 5-99-260. The Applicant applied for a permit to
construct a residential and commercial development, a public park, tralls and open space, and
associated infrastructure (including roads and utilities) on the portion of the Marblehead Coastal
property within the coastal zone. Included were property subdivision and construction of 424
single-family homes, 84,313 square feet of commercial space in eight commercial buildings (in
the coastal zone), a 9.4-acre biuff-top park, and 67.7 acres of public and private open space
including pedestrian and bicycle trails. However, the Applicant withdrew the proposed
application prior to the Coastal Commisstoners voting on the matter.

During the public hearing, the Coastal Commission and Executive Director agreed to a local
approval process in connection with the subsequent application, in which the Applicant would
obtam an “in concept” preliminary approval from the City prior to submitting the apphcation to
the Coastal Commission. The Coastal Commission would accept and process the application
with only the preliminary local approval having been completed. The preliminary approval of a
revised project was granted by the City and subsequently submitted for Coastal Commission
review. The Applicant was required to submit the project to obtain final approval from the City
once an approval had been obtained from the Coastal Commission.

1.2.5 Coastal Development Permit Application 5-01-459, January 2003

On January 10, 2003, a public hearing was held regarding Coastal Development Permit
Application 5-01-459. The Applicant applied for a permit to construct a residential and
commercial development, public park, trails and open space and associated nfrastructure
including roads and utilities on the portion of the Marblehead Coastal property within the coastal
zone,

The Applicant notified the Coastal Commussion of its intent to continue working with Coastal
Commussion staff regarding revisions to their project. However, due to time constraints of
Permit Streamlining Act requirements, they were unable to do so under the present application.
Accordingly, their application was withdrawn and immediately re-submitted with the intent of
returning to a hearing in Apnl 2003.

1.2.6 Coastal Development Permit Application 5-03-013, April 2003

On April 9, 2003, a public hearing was held regarding Coastal Development Permit Application
5-03-013. The Applicant applled for a permit to construct residential and commercial
development, a public park, trails and open space, and associated infrastructure (including
roads and utilities) on the 201.38-acre portion of the Marblehead Coastal property within the
coastal zone. Included was a property subdivision and construction of 313 single family homes
on 44.24 acres, 141,506 square feet of commercial space in ten commercial buildings on 22.3
acres, 15.43 acres of public parks, 95.04 acres of public and private open space including
pedestrian and bicycle trails, 12.43 acres of private streets, and 10.91 acres of public streets.

On April 8, 2003, the Commission voted 12 to 0 to approve a coastal development permit for the
proposed development subject to compliance with special conditions.
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CHAPTER 1.0 - INTRODUCTION AND PURPOSE

1.2.7 Addendum No. 3 to Marblehead Coastal Project Final EIR 95-01, August 2003

TTM #8817 was further modified in August 2003 In direct response to concerns expressed by
the California Coastal Commission. Amended TTM #8817 proposed to retain the same basic
elements as the prior development plans; however, the development footprint was modified to
retract the commercial and residential components from within the significant canyon and
drainage areas, and away from the bluffs. This reduced development footprint enabled
preservation of a greater amount of the existing wetland and upland habitat, open space, and
canyon areas. To achieve this objective, the following revisions to TTM #8817 were proposed:

Amended TTM #8817 proposed 313 residential lots, a 111-lot reduction from the 424
lots proposed under the previously approved plan.

A total of 7.4 acres of existing wetland habitat was proposed for preservation by the
amended TTM, representing an increase of 2.6 acres over the 4.8 acres proposed for
preservation under the previously approved plan.

The amended TTM provided 125.88 acres of open space representing an increase of
44.3 acres over the previously approved plan, which provided 81.6 acres of open space.

With the amended TTM, the commercial center net acreage was reduced to 51.6 acres,
representing a 7.7-acre reduction from the previously approved plan. This reduced
commercial acreage enabled preservation of 7.7 additional acres of existing wetland
habitat, open space, and canyon areas.

The amended TTM proposed to preserve and create 82.31 acres (including 1.68 acres
off-site of Upland Habitat within the coastal zone).

The previously approved plan proposed extensive Loffelstein Walls, which included
native vegetation along the edge of portions of the existing wetlands. The amended
TTM proposed three reinforced earth structures with unplanted facing. The structures
allowed preservation of existing wetland habitat and increased canyon open space and
restoration areas.

A residential entry road, which was proposed under the previously approved plan to
provide direct access into the Marblehead Coastal Project from Avenida Pico, was
deleted to minimize canyon crossings under the amended TTM. The amended TTM
provided two residential entry points off Avenida Vista Hermosa and additional
emergency access to Avenida Pico. Additionally, the emergency access to Camino San
Clemente would be retained.

With the amended TTM, all three of the residential local road bridges were eliminated,
since they were no longer needed due to the condensed residential development and
fewer residential lots. The commercial entry bridge proposed under the approved plan
was elimmated under the amended TTM. A new bridge (2-Lane Local Facility) was
proposed to connect the eastern and western commercial areas. No change was
proposed to the Avenida Vista Hermosa bridge (4-Lane Pnimary Facility).
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s Various revisions to the storm dramn, water, sewer, and reclaimed water systems were
proposed under the amended TTM.

» The amended TTM proposed to increase the Ocean View Park (Bluff Top Park) to 12.8
(compared to 9.4 acres in the approved plan). Additionally, the proposed turf areas were
reconfigured and reduced from 5.01 acres to approximately 3.47 acres.

« With the amended TTM, a “cluster” home neighborhood was added for a total of 131
single-family dwelling units (DU) with an average lot area of 4,288 SF and 182 single-
family DU with an average lot area of 7,495 SF.

+ All acreages, names, lot numbers and references used on the approved plan were
updated, as needed on the amended TTM.

Under the amended TTM, the acreage for the Sports Park (8.72 acres), Dudleya Native Plant
Reserve (2.14 acres), Coastal Commercial parcel (1.0 acre), and Avenida Vista Hermosa
interchange (2.72 acres} remain unchanged.

Amended Tentative Tract Map #8817 - Summary of California Coastal Commission Mandated
Revisions

The requirements of the project related to the TTM, as mandated by the California Coastal
Commission in association with Coastal Development Permit Application 5-03-013 {(Apnl 2003)
are summarized as follows:

-Conditions of Approval for amended TTM 8817 have been updated to reflect the current
project.

1 (COA 1.D) Proposed street segments, except CCCC, DDDD, FFFF, OOQ0,
PPPP, QQQQ, RRRR, and SSSS, shall be open to the public for
vehicular access and parking.

2 (COA 5.B) ...consolidate open space lots that are contiguous with one
another and that are to be held by a common owner.

3 (COA 10.3) Eliminate turf within Lot | on the bluff.
4 (COA 10.4) Reconfigure Lot N to eliminate ali turf within 50 feet of ESHA.
5 (COA 15.B.1.1) Add a restroom to the Lot N Public Park.

-These requirements would be incorporated into the project. COA 5.8, 10.3 and 10.4 were
incorporated on the face of the Amended TTM.

Proposed revisions to Marblehead Coastal Project TTM #8817 required preparation of
Addendum No. 3 to Final EIR 95-01 in August 2003. The August 2003 Addendum (No. 3)
analyzed the impacts associated with implementation of technical changes and refinements, as
described in TTM #8817. The proposed amendments to the TTM identified and described
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CHAPTER 1.0 - INTRODUCTION AND PURPOSE

above were determined to be compatible with the objectives, policies, general land uses and
programs specified in the San Clemente General Plan and the Marblehead Specific Plan.

The City Council approved Amended TTM #8817 to subdivide the property into commercial,
residential and open space lots on September 16, 2003, subject to Resolution No. 03-75
Conditions of Approval. As a result, it became evident that there were numerous parks and
recreational facilities’ issues that would require further refinement, relative to meeting the City’s
goals while at the same time remaining in compliance with the Coastal Commission’s
“Conditional Approval.” In particular, Condition #12 specified that a Public Parks and Trails
Implementation Plan be required as part of the amended Tract Map approval.

1.2.8 Addendum No. 4 to Marblehead Coastal Project Final EIR 95-01, December
2003

The Marblehead Coastal Project Public Parks and Trails Master Plan (PPTMP) was developed
to address design issues through development of individual park master plans and a trails
master plan. The PPTMP identified all public park parcels, open space parcels, and the trails
network for the Marblehead Coastal Project. The PPTMP also defined development phasing,
included construction drawings for all amenities, developed a financing plan, identified the
proposed scheduling of both submittals of the plans and construction periods, and finally,
included “offers of dedication” for the land for each park parcel, as well as all trails easements.

The location of all parks, trails and open space proposed in the PPTMP was included in the
August 2003 Addendum to Fina! EIR 95-01 (Addendum No. 3) The Project addressed in
Addendum No. 4 involved refinements to the Open Space component of Amended TTM #8817,
The proposed refinements involved minor increases and/or decreases to turf, coastal sage
scrub habitat and slope amenities. Additionally, Ocean View Park was decreased from 12.84
acres to 3.54 acres. The 9.30 acres excluded from the Ocean View Park were redesignated to
Private Open Space. Therefore, while Ocean View Park decreased in size, the redesignated
lots remained as open space. Implementation of the PPTMP did not result in changes to other
components of the Marblehead Coastal Project. The PPTMP refinements to the Open Space
Component are described as follows:

» Sports Park — Access road, school bus drop-off and parking extended to northwest and
repositioned shightly to southwest. Parking spaces increased by 25 spaces (from 60 to
85 spaces). No change in acreage.

+ Pico Park — Turf area (Lot F) is reduced from 1.38 acres to 108 acres providing an
additional 0.23 acres of coastal sage scrub habitat and 0.07 acres of road right-of-way.

* Trident Canyon Park — Turf area (Lot N) is reduced from 0.65 acres to 0.56 acres
providing an additional 0.09 acres of coastal sage scrub habitat and 0.49 acres of slope
area is redesignated to private open space.

¢ East Branch Park — 1.27 acres of public slope and turf areas redesignated to private
open space.
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Marblehead Coastal Project
May 2004

1-9



CHAPTER 1.0 - INTRODUCTION AND PURPOSE

¢ Coastal Sage Scrub Habitat — 7.54 acres of public habitat redesignated to private open
space.

In essence, the Master Plan represented a refinement of the parks and trails facilities, detailing
the proposed parks' and trails’ amenities packages. It is noted that a condition was placed on
the Sports Park parcel onginally in the Tentative Tract Map, August 5, 1998 (#3D, Resolution
98-43) and later on September 16, 2003 (#12, Resolution 03-75). This condition required a
conditional use permit for sport field lighting proposed for the Sports Park.

The Marblehead Coastal Project Public Parks & Trails Master Plan required preparation of
Addendum No. 4 to Final EIR 95-01 in December 2003. The December 2003 Addendum (No.
4) analyzed the impacts associated with implementation of the Master Plan (i.e., refinements to
the Open Space component of TTM #8817). The proposed Master Plan and refinements
described above were determined to be compatible with the objectives, policies, general land
uses and programs specified in the San Clemente General Plan and the Marblehead Specific
Plan.

The City Councit approved the Parks and Trails Master Plan on March 2, 2004. Subsequently,
technical changes and refinements to Amended TTM #8817 and the Parks and Trails Master
Plan have occurred and are reflected on Amended Residential Site Plan 97-16 and Amended
Commercial Site Plan 99-16. The proposed refinements to the residential and commercial
components of the Marblehead Coastal Project are described in Section 2.0, Description of the
Proposed Project. As discussed in Section 1.1.1, CEQA Compliance, the proposed Amended
Residential Ste Plan 97-16 and Amended Commercial Site Plan 99-16 have necessitated
preparation of this Addendum (No. 5) to EIR 95-01.

Addendum No. 5 to Final Environmental Impact Report 95-01
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2.0 DESCRIPTION OF THE PROPOSED PROJECT

2.1 Project Location

The Marblehead Coastal Project encompasses approximately 246.9' acres situated in the City
of San Clemente, California. As illustrated on Exhibit 2-1, Project Vicinity, the Project site is
situated seaward of the San Diego Freeway (I-5) and inland of El Camino Real. Avenida Pico
abuts the subject property on the southeast; the Colony Cove and Shorecliffs communities, as
well as Shorechffs Middle School, are located adjacent to the site on the northwest
Approximately 201.4 acres of the site are situated within the coastal zone.

2.2 Project Description

Amended Tentative Tract Map No. 8817 (TTM #8817) was approved by the City of San
Clemente on September 16, 2003, subject to Resoclution No. 03-75 Conditions of Approval (refer
to Exhibits 2-2a and 2-2b, Amended TTM #8817). Subsequent to Amended TTM #8817, a
Public Parks and Trails Master Plan for Amended TTM #8817 was approved on March 2, 2004,
further refining the parks and traills facilites in accordance with the Coastal Commission’s
“Conditional Approval”. The Project addressed in this Addendum (No. 5) involves refinements
to Amended Residential Site Plan 97-16 and Amended Commercial Site Plan 99-16 of
Amended TTM #8817 and the Public Parks and Trals Master Plan, as outlned below.
Amended Residential Site Plan 97-16 and Amended Commercial Site Plan 99-16 are Illustrated
on Exhibit 2-3, Amended Residential Site Plan, and Exhibit 2-4, Amended Commercial Site
Plan.

Amended Residential Site Plan 97-16 — Summary of Proposed Revisions

¢ The size of the Sports Park parking lot located adjacent to Shorecliffs Middle School
would be increased to accommodate 158 parking spaces (as approved in the final Public
Parks and Trals Master Plan, March 2, 2004), which represents an increase of 73
spaces analyzed in Addendum No. 4 to Final EIR (Public Parks and Trails Master Plan).

s The entry road to the parking lot for the proposed Sports Park adjacent to Shorecliffs
Middle School, would be widened to provide one ingress and two egress lanes, as
compared to the one ingress and one egress lanes proposed under Amended TTM to
accommodate the increased parking.

s An open space ocean view corridor is proposed at the southern terminus of Street
RRRR in the residential neighborhood adjacent to Shorecliffs Middle School, resulting in
increased public view opportunities and the movement of adjacent residential lots slightly
to the east and north.

! Since the Amended TTM 8817 and Pubiic Parks and Trails Master Plan, an offer of dedication
to the City of San Clemente of a portion of Avenida Vista Hermosa has reduced the overall project
acreage from 247.88 acres to 246.9 acres.
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CHAPTER 2.0 - DESCRIPTION OF THE PROPOSED PROJECT

The public trail linking the Tndent Canyon Park (Lot N) and the Western Canyon Park
{Lot R) would be extended from the Western Canyon Park north up slope in Lot Y and
would follow the sidewalk in Street RBRR to a pedestrnian access gate proposed at
Avenida Vista Hermosa Parkway with connection to the Sports Park.

The multi-purpose trail located along the residential side of Avenida Vista Hermosa
Parkway was increased two feet in width to 10 feet to improve and facilitate multi-
purpose uses.

The courtyard neighborhood was modified to provide additional on-street guest parking,
to provide a buffer adjacent to the school edge with a 6-foot wall atop a 2-foot berm and
to provide a new housing floor plan with a front porch and loft option.

Overall, minor siting changes to residential ot lines and open space areas would occur
to comply with engineering/geotechnical standards.  Additionally, minor radius
refinements to various street segments would occur to comply with City standards.

It is noted that the Residential Site Plan (March 1, 2000) reftected a total of 424 residential units.
With the Amended TTM 8817, as previously analyzed in Addendum No. 3 to Final EIR, the
number of residential units was reduced from 424 to 313 units. The Amended Residential Site
Plan addressed herein reflects a total of 313 units consistent with the Amended TTM 8817.
Thus, when compared to the Residential Site Plan (March 1, 2000), the Amended Residential
Site Plan represents a 111-unit reduction, from 424 to 313

Amended Commercial Site Plan 99-16 — Summary of Proposed Revisions

Approximately 641,534 square feet of commercial uses are proposed, which represents
a reduction of 33,709 square feet from the 675,243 square feet proposed with Amended
TTM #8817.

The top of slope in the Central Canyon would result in minor siting changes to reflect
minor adjustments to the manufactured slope within the proposed open space lots
located adjacent to the commercial site.

Recent City-required street improvements to Los Molinos {1.e., 5-foot sidewalks, curb
and gutter) adjacent to Lot TTT are included.

The amended Commercial Site Plan would modify the commercial parking structure to
accommodate 1,299 parking spaces, which represents an increase of 606 parking
spaces from the 693 parking spaces proposed with the previously approved Commercial
Site Plan. A total of 3,203 parking spaces would be provided throughout the
Commercial site, exceeding the parking requirement of 2,785 to 2,910 plus conference®
parking spaces.

2 Conference parking requirement based on 25 percent of occupants.
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CHAPTER 2.0 - DESCRIPTION OF THE PROPOSED PROJECT

e Minor alignment adjustments to the commercial bridge are proposed for traffic efficiency.
Additionally, the sidewalk would be relocated to the hotel-side of the bridge for improved
pedestrian mobility.

+ Restaurant Building 8 is proposed to be relocated adjacent to the Central Canyon for
improved outdoor dining.

+ The four-story hotel I1s proposed to be reoriented parallel with the Central Canyon from
its “approved In concept” proposed location parallel to the freeway, reducing exposure to
freeway noise, increasing room view opportunities and locating outdoor events along the
canyon.

It is noted that the Commercial Site Plan (July 7, 1999) refiected a total of 700,140 square feet
of commercial uses. With the Amended TTM 8817, as previously analyzed in Addendum No. 3
to Final EIR, the commercial square footage was reduced from 700,140 to 675,243 square feet.
The Amended Commercial Site Plan addressed herein reflects a total of 641,534 square feet of
commercial uses. Thus, when compared to the Commercial Site Plan (July 7, 1999), the
Amended Commercial Site Plan represents a 58,606 square foot reduction, from 700,140 to
641,534.
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3.0 ENVIRONMENTAL ANALYSIS

The purpose of Chapter 3.0 of this Addendum to Final EIR 95-01 is to provide an analysis of the
potential environmental consequences that are anticipated to occur as a result of
implementation of the proposed modifications to the proposed Marblehead Coastal Project.
Specifically, the analysis contained in this chapter includes a discussion of the impacts
associated with the proposed amendments to Amended Tentative Tract Map No. 8817 (TTM
#8817) and the Public Parks and Trails Master Plan, as described in Chapter 2.0, Project
Description.

3.1 Land Use and Related Planning

The amended Commercial and Residential Site Plans are consistent with the San Clemente
General Plan and the Marblehead Coastal Specific Plan. The current proposal in essence
involves minor refinemenis/modifications to the development footprint by reducing commercial
development and minor siting refinements to residential lot lines and open space areas. These
proposed changes would not conflict with any of the goals and objectives of the City’s General
Plan. The Sports Park parking lot would be expanded to allow for additional parking and minor
radius refinements to various street segments throughout the residential area would occur to
comply with City standards and improve circulation and safety. Open space acreage within the
amended Residential Site Plan would increase slightly with the introduction of an open space
corridor north of Western Canyon. Additionally, the amended Residential Site Plan would
expand the proposed trail linking Trident Canyon Park and Western Canyon Park to Avenida
Vista Hermosa. The amended Commercial Site Plan would reduce commercial square footage
from 675,243 square feet to 641,534 square feet. The reduced development footprint would
allow increased open space views throughout the site.

Overall, while the amended Site Plans have modified the Project incrementally, they have
retained the same basic elements as the Amended TTM, and have not materially affected the
land use plan adopted for the site.

As with the Amended TTM, the condensed residential/commercial developments proposed in
the Amended Site Plans have effectively avoided significant alterations to Marblehead Canyon,
as well as other canyons and drainages, thereby facilitating consistency with the Coastal Act.
The proposed changes would not adversely affect land use compatibility, or adopted General
Plan goals, policies, or objectives. All of the potential impacts associated with the proposed
Project were thoroughly and adequately evaluated in Final EIR 95-01. No new significant
impacts to land use and/or relevant planning policies and programs would occur as a result of
implementation of the amended Site Plans.

Addendum to Final Environmental Impact Report 95-01 for the
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CHAPTER 3.0 - ENVIRONMENTAL ANALYSIS

3.2 Transportation and Circulation

Circulation and Access

As with the Amended TTM, the Amended Site Plans would provide two residential entry points
from Avenida Vista Hermosa into the Marbiehead Coastal Project. With the Amended Site
Plans, two emergency access points are proposed: from Camino San Clemente and from
Avenida Pico. As described below, the Amended Site Plans would include only minor
modifications that would not create any additional traffic-related impacts, as compared to those
previously analyzed in the Final EIR and subsequent Addendums.

The Amended Residential Site Plan would modify the Sports Park parking lot by increasing the
number of spaces from 85 to 158 spaces. The additional spaces would be accommodated by
increasing the parking area by approximately one-acre within an easement located on the
Shorecliffs Middle School site (Capistrano United School District). Additionally, the entry road to
the Sports Park would be modified to include one-ingress and two-egress lanes, as compared to
the previously proposed one-ingress and one-egress lane entry road. The modification to the
Sports Park parking lot and the entry road would not result in impacts to the roadway circulation
system and traffic patterns. It is also noted that minor radius refinements to various street
segments would be incorporated into the Amended Site Plan to reflect City standards. These
refinements would not result in any additional traffic-related impacts from those previously
analyzed.

The Amended Commerctal Site Plan would reduce the commercial square footage from
675,243 square feet to 641,534 square feet, representing a 33,709-square foot reduction. The
circulation pattern of the commercial component has not been modified with the Amended
Commercial Site Plan, with the exception of eliminating a right-in/right-out entry along Avenida
Vista Hermosa. The modifications to the entry points would not result in increased in traffic-
related impacts from those previously analyzed.

In addition, as stated in the Fina! EIR, there are locations identified in the City's RCFPP targeted
for improvements (assumed as background conditions in the traffic analysis) for which the
project would continue to be responsible for paying its fair share in their implementation.

Traffic

Table 3-1, Comparative Trip Generation Analysis, compares the 424 dwelling unit plan as
documented In the Marblehead Coastal Project FEIR - Traffic Analysis (Austin-Foust
Associates, Inc., January 1998) to the current Amended Residential and Commercial Site Plans.
Table 3-1 indicates the forecast trip generation for the following three land use scenarios:

o 1998 Proposed Project Trip Generation;
. Amended TTM; and
. Amended Site Plans.

Addendum to Final Environmental Impact Report 95-01 for the
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Tabie 3-1
Comparative Trip Generation Analysis
AM Peak Hour PM Peak Hour

Units In QOut Total In Qut Total Daily
Previous 1998 Marblehead Coastal Project Trip Generation (Utilizing 2003 Trip Rates)
Marblehead Coastal Project - Traffic Analysis (Austin-Foust Associates, Inc., January 1998)
Residential - Low/Med 42400 DU 127 339 466 339 212 551 5,088
Stnp Commercial (CRC) 6000 TSF 27 24 51 87 83 180 2,100
Neigh Comm. 7800 TSF 70 62 132 226 242 468 5,460
Fast Food Rest 600 TSF 153 147 300 104 96 200 2977
Quality Restaurant/Bar 26 50 TSF 1 10 21 133 65 198 2,384
Park 1000  ACRE 2 1 3 i 2 3 70
Theater 450000  SEAT 0 ] 0 225 90 315 7,920
Vacant 830 ACRE 0 0 0 0 0 0 H
Discount Store 14580 TSF 36 38 74 258 241 499 10,225
Regional Center 86 00 TSF 59 37 96 167 180 u7 3,990
Oultlet Center 07.70 TSF 151 55 206 332 an2 704 8,182
TOTAL TRIPS 636 T3 1,349 1,872 1,593 3,465 48,396
Previously Proposed ATTM Marblehead Coastal Project Trip Generation - Theater Alternative {August 2003)
Based on SDC Partners, LTD & Craig Really Group, December 6, 2001 Site Plan
Residential - Low/Med 31300 DU 94 250 344 250 157 407 3,756
Stnp Commercial (CRC) 60.00 TSF 27 24 51 87 93 180 2,100
Neigh Comm. 1995 TSF 18 16 M 58 62 120 1,397
Fast Food Rest {2) 768 TSF 195 188 383 134 123 257 3810
Quality Restaurant/Bar 6398 TSF 27 25 52 321 158 479 5753
Theater 450000 SEATS 0 0 0 225 a0 315 7,820
Sports Complex 872 ACRE 2 0 2 0 2 2 61
Regional Center 105.35 TSF 64 41 105 183 188 381 4,378
Outlet Center 320.89 TSF 157 58 215 347 3z8 735 8,532
Hotel/Conf, Center 125600 ROOMS ] 30 88 45 38 83 1,088
Parks (2) 1913 ACRE 4 1 5 1 4 5 134
TOTAL TRIPS 646 633 1,279 1,651 1,313 2,964 38,929
Previous 1898 Marblehead Coastal Project Tnp Generation __ 636 713 1,348 1,872 1,593 3465 _483%
Previously Proposed ATTM Marblehead Coastal Project Trp 646 633 1,279 1,651 1,313 2,964 38,929
Generation-Theater Alt. {August 2003}
TRIP GENERATION CHANGE 10 -80 -70 -221 -280 501 -9,467 |
Currently Proposed Amended Site Plan Marblehead Coastal Project Trip Generation
Based on SDC Partners, LTD & Craig Realty Group, April 23, 2004 Site Plan
Residential - Low/Med 313.00 DU 94 250 344 250 157 407 3,756
Stnp Commercial (CRC) 24.90 TSF 11 10 21 38 39 75 872
Neigh Comm. 0.00 TSF 0 0 H 0 0 0 0
Fast Food Rest (2) 4 50 TSF 114 110 224 78 72 1580 2233
Qualtty Restaurant/Bar 5089 TSF 21 20 41 258 126 381 4,578
Theater 350000 SEATS 0 0 0 175 70 245 6,160
Sports Complex 872 ACRE 2 0 2 0 2 2 61
Regienal Center 0.00 TSF 0 0 0 0 0 0 0
Cutiet Center 39975 TSF 196 72 268 432 484 916 10,629
Hotel/Conf Center 12500 ROOMS 58 30 88 45 38 83 1,088
Parks (2} 883 ACRE 2 0 2 0 2 2 69
TOTAL TRIPS 498 492 990 1,271 950 2,261 29,446
Previous 1998 Marblehead Coastal Project Tnp Generation | 636 ___ 713 1349 1872 138 3465 . 4839 _
Currently Proposed Amended Site Plans Marblehead Coastai 488 492 990 1,271 990 2,261 29,445
Project Tnp Generation (Apnl 2004)
TRIP GENERATION CHANGE -138 221 -358 501 -503 -1,204 -18,950 |
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As indicated in Table 3-1, the previously approved 1998 plan was forecast to generate
approximately 48,396 daily trips, which included approximately 1,349 AM peak hour trips and
approximately 3,465 PM peak hour trips. The Final EIR concluded that all study area
intersections would operate at acceptable Levels of Service (LOS).

The amended TTM was forecast to generate approximately 38,929 daily trips, which included
approximately 1,279 AM peak hour trips and approximately 2,964 PM peak hour trips.

The Amended Site Plan is forecast to generate approximately 29,446 daily trips, which includes
approximately 990 AM peak hour trips and approximately 2,261 PM peak hour tnps. Thus, the
amended Site Plan is forecast to generate fewer trips than both the 1998 Project and the
Amended TTM Project. More specifically, the amended Site Plans, when compared to the 1998
approved plan, is forecast to generate approximately 18,950 fewer daily trips, approximately
359 fewer AM peak hour trips, and approximately 1,204 fewer PM peak hour trips. Also, the
amended Site Plan, when compared to the Amended TTM project, is forecast to generate
approximately 9,483 fewer daily trips, approximately 289 fewer AM Peak hour trips and
approximately 703 fewer PM Peak hour trips.

An intersection capacity utilization (ICU) analysis was conducted for the ATTM (Theatre
Alternative) Addendum to Final EIR 95-01 (August 2003). It was concluded that with
implementation of the Theater Alternative, all study area intersections would continue to operate
at acceptable LOS and rio changes to conclusions rendered in the Final EIR and subsequent
Addendums to the EIR for the project would be required. Additionally, the August 2003
Addendum concluded that no additional mitigation measures would be required. Since the
current Amended Site Plan Theater Alternative would result in a decrease in traffic volumes,
including AM and PM peak hour trips and daily trips, as compared to the previously analyzed
Amended TTM Theater Alternative (August 2003 Addendum), it is concluded that all study area
intersections would continue to operate at an acceptable LOS and no changes to conclusions
rendered in the Final EIR and subsequent Addendums would be required.

3.3 Noise

Analysis of long-term operational impacts conducted in the Final EIR concluded that along
Avenida Vista Hermosa where residential uses are proposed, the ultimate noise level at 100
feet from the centerline is forecast to be 67.4 dB CNEL. Therefore, if the closest property line to
the roadway were at 60 feet, the rear yard exterior noise exposure would be 71 dB at a pool,
patio or similar recreational uses.! A barrier that creates a 6 dB noise leve! reduction would be
required to meet the 65 dB exterior standard. A six-foot subdivision penmeter wall would mest
the standard, reducing noise impacts to a less than significant level.?

With the amended Residential Site Plan, the closest residential property line to Avenida Vista
Hermosa would be 67 feet from the roadway centerline. Additionally, the closest residential
property line to Avenida Fico would be 105 feet from the roadway centerline. With the amended
Residential Site Plan, the nearest property line would be located at a greater distance than the
nearest property line analyzed in the Final EIR. Therefore, similar to the Final EIR, a six-foot

; Page 4 3-10, Marblehead Coastal Final EIR, June 1998.
Ibid
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subdivision perimeter wall would be required to ensure that the 65 dB exterior standard is
achieved, and a less than significant impact would occur.

As indicated in Section 3.2 of this report, traffic volumes projected for the Amended TTM would
be reduced (approximately 24 percent) when compared to the current amended Site Plans,
which would be proportionate to the reduction in commercial uses. Consequently, vehicular
traffic noise impacts resulting from implementation of the amended Site Plans are anticipated to
be similar to or less than those evaluated in the Final EIR, as well as subsequent Addendums.
Further, noise levels from stationary sources (i.e., mechanical equipment, parking lots, loading
docks, landscape equipment, etc.) would also decrease as a result of condensed commaercial
development. No new significant noise impacts beyond those identified in the Final EIR and
subsequent Addendums are anticipated and, further, no new mitigation measures are required.
The measures identified in the Final EIR would mitigate both short term (construction) and long-
term (operational) noise impacts and would ensure that adequate structural attenuation and
other measures are incorporated into the design of the project.

3.4 Air Quality

The reduced commercial development proposed under Amended Commercial Site Plan 99-16
would result in a proportionate reduction in short term and long-term air quality impacts. More
specifically, air emissions associated with short term construction activities, including
construction of new buildings, would be reduced due to the reduced commercial development.
Additionally, long-term operational air emissions from mobile and stationary sources would be
reduced commensurate with reduced traffic volumes and commercial development. Although
air emissions associated with the amended Site Plans are anticipated to be slightly less than
those evaluated in Final EIR 95-01 and subsequent Addendums, no changes to the conclusions
previously identified would result.

3.5 Soils and Geology

The amount of graded area iIn Amended Residential Site Plan 97-16 and Amended Commercial
Site Plan 99-16 would not change significantly from the amount of graded area previously
analyzed with Amended TTM 8817. Although pad elevations would change slightly, earthwork
quantities would balance on-site as previously analyzed in the Final EIR and subsequent
Addendums. Additionally, construction of three reinforced earth structures: two as part of the
Avenida Vista Hermosa bridge abutments and one adjacent to the commetrcial service road and
utility corridor at the northern extreme of Marblehead Canyon would occur with the amended
Site Plans. No new soils and geology impacts beyond those identified in the Final EIR and
subsequent Addendums are anticipated and, further, no new mitigation measures are required.

3.6 Population and Housing

Amended Residential Site Plan 97-16 does not propose land use changes to the Amended
TTM's residential component. Therefore, the population analysis contained in the Final EIR and
subsequent Addendums adequately analyzes the effects of the proposed Marblehead Coastal
Project on population projections.

Addendum to Final Environmental Impact Report 95-01 for the
Marblehead Coastal Project
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Amended Commercial Site Plan 99-16 would result in a reduction of 33,709 square feet of
regional commercial development analyzed in Amended TTM 8817. Based on an employment
generation factor of 1.0 employees per 1,000 SF of commercial development,® the Amended
TTM would generate approximately 735 jobs. Amended Commercial Site Plan 99-16 would
generate approximately 641 jobs; approximately 94 fewer jobs than anticipated with Amended
TTM 8817. As with Amended TTM 8817, the additional employment generated by the Project
would be in the non-management retail/service sector. Thus, it is assumed that residents of the
City or other nearby communities would fill the positions, thereby, benefiting the local “jobs-
poor/housing-rich” conditions. The analysis contained in the Final EIR and subsequent
Addendums adequately analyzes the effects of the proposed project on employment
projections. No additional impacts are anticipated.

3.7 Cultural/Scientific Resources

The Final EIR for the Marblehead Coastal project concluded that grading and construction
activities would constitute the primary impacts to cultural and scientific resources. Although
Amended Commercial Site Plan 99-16 proposes reduced commercial development, similar
grading would be required to implement the proposed development. Because the possibility
continues to exist that buried or obscured archaeological deposits and fossil deposits may be
encountered during site grading, potential impacts to both cultural and scientific resources may
occur, as previously identfied and analyzed. Therefore, impacts to cultural and scientific
resources are anticipated to be the same as previously analyzed in the Final EIR and
subsequent Addendums. Implementation of previously approved mitigation measures would
still be required to mitigate cultural/scientific resources impacts. These measures would
adequately address any impacts resulting from site development. No new significant impacts
beyond those identfied in the Final EIR and subsequent Addendums are anticipated, and no
new mitigation measures are required.

3.8 San Onofre Emergency Evacuation Plan

As indicated in Final EIR 95-01 and subsequent Addendums, there are no feasible measures by
which to further reduce the already low risk of a nuclear accident or limit the number of persons
in the potential exposure area. The reduction of commercial development would not materially
or adversely affect any established evacuation plans or impede any designated evacuation
routes. No change to conclusions rendered in the Final EIR and subsequent Addendums to the
EIR for the project would occur, as a result of Amended Residential Site Plan 97-16 and
Amended Commercial Site Plan 99-186.

3.9 Public Services and Facilities
3.9.1 Water Facilities and Service
Estimated domestic and reclaimed water consumption associated with the amended Residential

and Commercial Site Plans would decrease due to the reduction in commercial development as
compared to Amended TTM #8817. Water consumption projected for the Amended TTM would

® Final EIR for the Marblehead Coastal Project, June 10, 1998, Page 4 6-3
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be reduced proportionate to the reduction in commercial uses. Consequently, water facilities
and service impacts resulting from project implementation are anticipated to be similar to or less
than those evaluated in Final EIR 95-01, as well as subsequent Addendums. Therefore, the
analysis contained in the Final EIR and subsequent Addendums adequately analyzes the
effects of the proposed Marblehead Coastal Project on water facilities and services. No
additional impacts would occur in this regard.

3.9.2 Sewer Facilities and Service

Estimated wastewater associated with the amended Residential and Commercial Site Plans
would result in an overall reduction in wastewater generation as compared to Amended TTM
#8817. Wastewater generation projected for the Amended TTM would be reduced
proportionate to the reduction in commercial uses. Consequently, sewer facilities and service
impacts resulting from project implementation are anticipated to be similar to or less than those
evaluated 1n Final EIR 95-01, as well as subsequent Addendums. Therefore, the analysis
contained in the Final EIR and subsequent Addendums adequately analyzes the effects of the
proposed Marblehead Coastal Project on sewer facilities and services. No additional impacts
wouid occur in this regard.

3.9.3 Police Protection

As with amended TTM #8817, the amended Residential and Commercial Site Plans are not
expected to present any unique law enforcement problems. The amended Residential and
Commercial Site Plans propose minor refinements to Amended TTM #8817 including reduction
of commercial development. The Public Facilities Fee that is assessed to all new development
would be assessed with the project based on the amended Residential and Commercial Site
Plans. The fees are used to offset the increasing costs of public safety services, which may
also include police protecticn. Reduced commercial development would not result in significant
impacts with regard to police protection. The analysis contained in the Final EIR and
subsequent Addendums adequately analyze the effects of the proposed Marblehead Coastal
Project on police protection services. No additional significant impacts would occur in this
regard.

3.9.4 Fire Protection

The amended Residential and Commercial Site Plans propose refinements to Amended TTM
#8817 including reduction of commercial development. Implementation of the amended Site
Plans would not result in the generation of additional calls for fire protection and emergency
medical service responses, or fire prevention and annual fire inspections. Therefore, the
analysis contained in the Final EIR and subsequent Addendums to the EIR adequately analyzes
the effects of the proposed Marblehead Coastal Project on fire protection services.
Impilementation of previously approved mitigation measures would still be reqguired to mitigate
fire protection impacts. These measures would adequately address any impacts resuiting from
site development. No new significant impacts beyond those identified in the Final EIR and
subsequent Addendums to the EIR are anticipated, and no new mitigation measures are
required.
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3.9.5 Solid Waste Facilities

The amended Residential and Commercial Site Plans would result in an overall reduction in
solid waste generation, as compared to Amended TTM #8817 that would be proportionate to the
reduction in commercial uses. Consequently, solid waste facility impacts resulting from
implementation of the amended Site Plans are anticipated to be similar to or less than those
evaluated in Final EIR 95-01, as well as subsequent Addendums. Therefore, the analysis
contained in the Final EIR and subsequent Addendums adequately analyzes the effects of the
proposed Marblehead Coastal Project on solid waste facilities and services. No additional
impacts would occur in this regard.

3.9.6 School Facilities

Implementation of the refinements to Amended Residential Site Plan 97-16 and Amended
Commercial Site Plan 99-16 to the Marblehead Coastal Project would not resuit in a change to
the number of residential units previously proposed. As a result, project-related student
generation (237 students) would remain unchanged from those previously identified with the
Amended TTM. As indicated in Final EIR 95-01 and subsequent Addendums, impacts to school
facilities would remain less than significant.

3.10 Hydrology and Flood Control

Implementation of refinements to Amended Residential Site Plan 97-16 and Amended
Commercial Site Plan 99-16 to the Marblehead Coastal Project would not significantly change
stormwater flows or flood control protection for the Marblehead Coastal Project. The amended
Site Plans would resuit in reduced commercial development and minor siting changes to
residential lot lines and open space areas. Therefore, the analysis contained in the Final EIR
and subsequent Addendums to the EIR adequately analyzes the effects of the proposed
Marblehead Coastal Project on hydrology and flood control. No additional significant impacts
would occur in this regard.

3.11 Aesthetics

As compared to the Amended TTM, the amended Site Plans have not appreciably modified the
development footprint for the Marblehead Coastal Project. The amended Residential Site Plan
would provide a new ocean view corridor at the southerly terminus of Street RRRR in the
residential neighborhood adjacent to Shorecliffs Middie School. The ocean view corridor would
modify adjacent residential lot lines to the northeast providing ocean and open space views of
the Western Canyon from the residential area.

The amended Commercial Site Plan would result in reduced commercial development from
675,243 square feet to 641,534 square feet, increasing open space views within the commercial
site. Additionally, proposed Restaurant Building 8 and the hotel would be relocated adjacent to
the Central Canyon, improving view opportunities within the commercial site.
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The following discussion describes the site’'s post development conditions from four
representative public vantage points, View Points A through D, as illustrated on Exhibits 3-1
through 3-4.

View Point A

Exhibit 3-1, Site Photos — Avenida Vista Hermosa Interchange, llustrates views of the existing
Marblehead Coastal Project site prior to completion of the Avenida Vista Hermosa interchange
north of Interstate 5. The existing foreground viewshed encompasses the constructed
interchange and landscaping while the middleground viewshed encompasses rows of
eucalyptus and other mature trees within and paralleling the freeway. The background
viewshed encompasses project site plateaus and the Pacific Ocean. With implementation of the
amended Site Plans, (refer to Exhibit 3-1) commercial development would dominate the
foreground viewshed and obstruct portions of the background viewshed. Additionally,
residential units would comprise portions of the background viewshed. Views from the
interchange would be brief and occur while dnving. Views from Avenida Vista Hermosa
approaching the bridge and freeway ramps would be comprised of commercial development in
the foreground, residential uses in the middleground and ocean and horizon views in the
background. A portion of the viewshed would be obstructed by the proposed hotel, however
partially interrupted westward ocean views would be maintained.

Implementation of the amended Site Plans would alter the representative views as analyzed in
Final EIR 95-01. The representative view from the Avenida Vista Hermosa interchange (refer to
Exhibit 3-1) would resuit in reduced viewshed impacts with implementation of the amended Site
Plans when compared to the Final EIR. Although the proposed hotel structure would be taller
than the commercial structures previously analyzed, the structure would be in compliance with
height limitations described by the Specific Plan. Further, ocean views with the amended Site
Plans would be greater when compared to the Final EIR as a result of condensed commercial
development located south and west of the proposed hotel, providing improved and
uninterrupted ocean views.

View Point B

Ole Hanson Elementary School, located approximately 800 feet northeast of the |-5/Avenida
Pico interchange, is situated at over 200 feet above mean seal level (MSL), providing a
horizontal line of site extending over and beyond the Marblehead Coastal Project site (refer to
Exhibit 3-2, Site Photos - Ole Hanson Elementary School). Existing middleground views are
partially obscured by landscape vegetation and background views encompass the Pacific
Ocean and coastal development. With implementation of the amended Site Plans, (refer to
Exhibit 3-2) commercial development would dominate the middleground, distant middleground
and background views. A portion of the viewshed would be obstructed by the nearest
commercial structures (theater and bookstore) and some already partially interrupted westward
ocean views would be eliminated completely.

The representative view from Ole Hanson Elementary School (refer to Exhibit 3-2) would result
in reduced viewshed impacts and overall improved views with implementation of the amended
Site Plans when compared to the Final EIR. Specifically, the amended Site Plans would reduce

Addendum to Final Environmental Impact Report 95-01 for the
Marblehead Coastal Project
May 2004

3-9



ADDENDUM EIR
MARBLEHEAD COASTAL PROJECT

____ Site Photos - Avenida Vista Hermosa Interchange

Exhibit 3-1



BSOS A o

g s Fr!

ADDENDUM EIR
MARBLEHEAD COASTAL PROJECT

U — ; ~_ Site Photos - Ole Hanson Elementary School

1020881

conEuLTING

Exhibit 3-2



CHAPTER 3.0 - ENVIRONMENTAL ANALYSIS

commercial development preserving ocean and horizon views in the background viewshed that
would be completely obstructed with commercial development as proposed in the Final EIR.

View Point C

Views from San Ciemente Municipal Pier, located approximately 1.5 miles from the Marblehead
Coastal Project site, include several miles of coastline development in San Clemente and Dana
Point (refer to Exhibit 3-3, Site Photos — San Clemente Municipal Pier). Existing blufftop and
hillside development is visible and consists of structures with varying colors, massing, densities
and architectural styles. With implementation of the amended Site Plans, residential
development would constitute a background landscape due to the distance of the pier from the
site (refer to Exhibit 3-3). Residential development would be set back away from the bluffs and
the existing top of slope would not be altered, preserving views of the natural and previously
stabilized bluffs from this location.

Similar to the Final EIR, the representative view from the San Clemente Municipal Pier (refer to
Exhibit 3-3) would be altered with implementation of the amended Site Plans. However, when
compared to the Final EIR, the amended Site Plans would result in reduced residential
development, thereby reducing visual impacts. Additionally, the bluffs would no longer be
graded and lowered to create terraces and proposed residential development would be setback
away from the bluffs, preserving views of the natural and restored slopes.

View Point D

Second-story views from Ole Hanson Beach Club, located approximately 600 feet south of the
Project site, are comprised of a variety of visual elements (refer to Exhibit 3-4, Site Photos — Ole
Hanson Beach Club). Existing foreground visual elements include surrounding commercial
development, beach parking facilities, train depot structures and landscaping. Implementation
of the amended Site Plans would result in the introduction of residential development in the
foreground and middleground viewshed (refer to Exhibit 3-4). Elevated slopes of the Project
site would continue to limit northward views from this location.

Although residential and park development would continue to dominate the foreground and
middleground viewshed from Ole Hanson Beach Club (refer to Exhibit 3-4), implementation of
the amended Site Plans would result in reduced viewshed impacts when compared to the Final
EIR. Specifically, grading of the bluffs would not occur with the amended Site Plans and the
existing top of slope would remain unaltered. In addition to reduced residential development,
residential uses would be setback away from the bluffs, further increasing open space and
reducing impacts to the existing viewshed.

Additionally, development within the Marblehead Coastal Project site would be subject to
Specific Plan Design Guidelines and resource agency permit conditions (CDFG, USFWS,
CRWAQCB, USACE, CCC, etc) regulating grading, site design, habitat preservation/restoration,
landscaping and architectural design, thereby reducing potential adverse wvisual effects. The
design guidelines and conditions of approval also include on-site scenic view and resource
protection, slope stabilization and landscaping, setback and footprint variation, and pedestrnan
and open space linkages that all are intended to offset visual impacts and improve the visual
character of the Marblehead Coastal Project. As with the Final EIR and subsequent
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addendums, the reduction of commercial square footage, introduction of an open space ocean
view corridor and minor siting changes to residential lot lines and open space areas proposed
under the amended Site Plans would not result in significant visual impacts.

3.12 Biological Resources

Minor siting changes to residential lot ines and open space areas would occur to comply with
engineering and geotechnical standards. However, the proposed refinements to Amended
Residential Site Plan 97-16 and Amended Commercial Site Plan 99-16 to the Marblehead
Coastal Project would not appreciably change the comprehensive habitat preservation,
restoration and creation proposed by the Amended TTM and Public Parks and Trails Master
Plan. With the Amended Site Plans, comprehensive habitat preservation, restoration and
creation would continue to provide preserved, enhanced and created habitat that would improve
the biological function and existing fragmented habitat on-site. No change to conclusions
rendered in Final EIR 95-01 and subsequent Addendums to the EIR for the project would result.

3.13 Recreation

The Amended Residential and Commercial Site Plans would result in expansion of the existing
trail linking Trident Canyon Park (Lot N) and Western Canyon Park (Lot R) north from Western
Canyon Park to Avenida Vista Hermosa and the widening of the mult-purpose trail within the
residential side of the Avenida Vista Hermosa Parkway. The Amended Site Plans would not
result in significant changes to the parks and trails facilities analyzed in the Parks and Trails
Master Plan. City of San Clemente Municipal Code Section 16.36.070, Park and Recreational
Facifities, requires land dedication and/or the payment of park fees to satisfy the park code
requirement of 5 acres per 1,000 residents imposed on residential development in San
Clemente. Based on this requirement, the amended Site Plans would require dedication of 4.4
acres of parkland and/or the payment of in lieu park fees. The Marblehead Coastal Project
would continue to provide a total of 12.26 acres of improved park facilities and dedicated
parkland to San Clemente'’s Park System. No change to conclusions rendered in Final EIR 95-
01 and subsequent Addendums to the EIR for the project would resuli.
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