
 AGENDA ITEM: 8-A 
 
 

STAFF REPORT 
SAN CLEMENTE PLANNING COMMISSION 

Date: December 7, 2022 
 
 
PLANNER: Jonathan Lightfoot, Economic Development Officer 
 
 
SUBJECT: Conditional Use Permit (CUP) No. 22-328, Amendment to CUP 16-349, 

Outdoor Events at Outlets at San Clemente, a request to expand the 
previously approved program of outdoor events at the Outlets at San 
Clemente, including the addition of biweekly food distribution events and 
seasonal events such as a Christmas service or “trunk or treat” Halloween 
event hosted in partnership with local non-profit or religious groups, and an 
increase in the frequency of the existing approved car show from seasonal to 
weekly recurrence at the Outlets at San Clemente located at 101 West 
Avenida Vista Hermosa.  

 
 
REQUIRED FINDINGS 
 
Prior to approval of the proposed project, the following findings shall be made. The draft 
Resolution (Attachment No. 1) and analysis section of this report provide an assessment of 
the project’s compliance with these findings. 
 
Conditional Use Permit, Section 17.16.060 
 
a.  The proposed use is permitted within the subject zone pursuant to the approval of a 

Conditional Use Permit and complies with all the applicable provisions of this title, the 
San Clemente General Plan and the purpose and intent of the zone in which the use is 
being proposed. 

b. The site is suitable for the type and intensity of use that is proposed. 
c. The proposed use will not be detrimental to the public health, safety or welfare, or     

materially injurious to properties and improvements in the vicinity. 
d. The proposed use will not negatively impact surrounding land uses. 
 
 
BACKGROUND 
 
The Outlets at San Clemente (“Outlets”) is located on a 60.4 acre lot within the Regional 
Commercial zoning district of the Marblehead Coastal Specific Plan.  The site is prominently 
situated west of Interstate 5 Freeway between Avenida Vista Hermosa and Avenida Pico. It 
is zoned as Regional Commercial (RC) within the Marblehead Coastal Specific Plan. The 
Outlets opened in November of 2015. 
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Entitlement History 
 
The Outlets gradually introduced special events to its programming.  On April 5, 2017 the 
Zoning Administrator granted Special Activities Permit (SAP) No. 17-066 to allow 14 special 
activities to take place in 2017.  In 2017, the Outlets also applied for a Conditional Use 
Permit (CUP) to allow for a variety of recurring outdoor events. The Planning Commission 
approved the CUP on January 17, 2018. The approved program of events, provided as 
Attachment 6, includes a broad range of public, promotional and community events.  The 
approved program includes three levels of outdoor events, categorized as Lowers, Middles 
and Uppers Events.  Lowers are smaller events and would include weekend entertainers, 
solo musicians and crafting projects for children.  These events would take place the most 
often.  Middles is a category of events that includes the Easter Celebration, Fiesta De Mayo, 
job fairs, the Menorah Lighting, and a car show.  The largest events that would take place 
are the Uppers.  Examples of this type of event would be the Annual Tree Lighting, Shopping 
Extravaganza Fundraiser and Barks and Brews.  Most events would take place in the interior 
courtyards of the outlets. The staff report for CUP 15-349 is available online0F

1. 
 
Staff provided a one-year status update to the Commission in January of 2019, which 
indicated that staff, the Orange County Sheriff Department (OCSD) and Orange County Fire 
Authority (OCFA) had no significant calls for service related to these events. However, since 
that time, the City has received complaints from some community members regarding the 
car show event.  
 
PROJECT DESCRIPTION  
 
The applicant is requesting an amendment to its CUP 16-349 to modify the program of 
outdoor events at the Outlets. The amendment request concerns three categories of events, 
which primarily occur in the parking garage area of the Outlets property. These activities, if 
approved, would be incorporated as an addendum into the approved program of events.  
 
Bi-Weekly Food Distribution 
 
These events, managed by the military food bank and local religious groups, occur on a bi-
weekly basis. Each event occurs on a weekday at the parking garage over a 1-2 hour period 
(excluding set up and tear down) with an expected attendance of seventy (70) vehicles. This 
would be set up as a “drive-thru” event with directional signage and queueing managed by 
the Outlets staff in partnership with participating non-profits.  
 
Seasonal/Holiday Partnership Events 
 
The Outlets would like to partner with third-party religious and non-profit groups to host 
seasonal events. A typical event would be a “Trunk or Treat” Halloween event or a seasonal 
religious service, such as a Christmas or Easter event in the parking lot.  
 
 

                                                 
1 Staff report from January 17, 2018 Planning Commission Meeting 
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Weekly Car Show 
 
CUP 16-349 allows for a “seasonal” car show, with up to 300 cars on display and an 
estimated attendance of 1,000 people. The Outlets would like to amend this item to specify 
the event as recurring on a weekly basis. Its current event operator, South OC Cars and 
Coffee, runs an event from 9-11 a.m. on Saturday mornings on the upper level of the parking 
garage. The requested time frame for the weekly car show remains unchanged. The Outlets 
will provide four management staff and four security officers during the event and will provide 
on-site directional signage to maintain an orderly and safe environment. OCSD has reviewed 
the request and is satisfied with the security plan for the events. OCSD does not staff the 
event. However, OCSD operates a substation at the Outlets property and is in regular 
communication with the Outlets security team. 
 
Additionally, the operator is responsible for volunteer coordination, event communications, 
assistance with temporary sign placement, and first contact with cars and visitors. The event 
typically includes 15-30 on-site volunteers. On-site volunteers wear Hi-Viz vests and are 
equipped with two-way radios for communication. They are positioned strategically 
throughout the premises at intersections, pedestrian crossings, and exits. There is also one 
volunteer regularly positioned at the entrance into Sea Summit, ensuring that attendees do 
not enter the residential area unnecessarily. The event operator consistently includes event 
rules on its website, social media, and video communications. For instance, the Cars and 
Coffee Instagram posts regularly include basic rules in the captions: “No revving, speeding, 
or burnouts.” These rules are also posted conspicuously on the on-site event signage. The 
current sign plan is provided within the Security and Management Plan (Attachment 2). 
 
The following is a consolidated event schedule: 
 
6:00 a.m. Cars and Coffee staff arrive to begin set up 
7:45 a.m. Volunteer coordination meeting 
8:00 a.m. Volunteers take posts 
8:30 a.m. Lot is opened for cars; volunteers assist with directing traffic 
9-11 a.m. Car show 
11:15 a.m. Pack up tables & signs 
11:30 a.m. Volunteers leave, followed by Cars & Coffee staff 
 
ANALYSIS 
 
Regional Commercial Intent 
 
The Marblehead Coastal Specific Plan describes the purpose and intent of Regional 
Commercial Zone and Standards, which sets the vision and expectation of the type of uses 
and activities that should be encouraged in this regionally-focused development: 
 

• The Regional Serving Commercial component to Marblehead Coastal is intended to 
provide a comprehensive menu of high quality goods and services for San 
Clemente’s visitors. The Specific Plan creates this prime commercial site in order to 
build a meaningful tax base for the City, create a place for land uses that are 
appropriate for freeway accessibility, create needed commercial stability in the 
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community, and establish an outstanding image for San Clemente and surrounding 
residential areas. 

• The Marblehead Coastal Regional Commercial Center will  comprise entertainment
activities, outlet stores, general retail, specialty retail, potential lodging, and support
retail all within a design and scale that supports San Clemente’s “Village by the Sea”
architectural theme.

Conditional Use Permit 

The Planning Commission previously determined that outdoor events at the Outlets are 
consistent with the goals and objectives of the General Plan and the Specific Plan by 
contributing to the vitality of the Outlets of San Clemente as a regional center that provides 
residents, visitors and employees with a variety of employment, shopping and entertainment 
opportunities.  The outdoor activities create an activated community gathering place that 
contribute to the economic success of the commercial center.  

Regarding the CUP Findings for the requested amendment, the proposed activities are: 
a) Consistent with the intent of the General and Specific Plan for Regional Commercial;
b) Suitably located at the large Regional Commercial Outlets property which contains a

significant amount of surplus parking and direct freeway access;
c) Not materially injurious to health, safety, and welfare as there are sufficient

management practices incorporated into the events and required by the
recommended conditions of approval (COA) contained in the draft Resolution
(Attachment 1); and

d) Conditioned to prevent unduly impacting surrounding land uses.

Staff reviewed each activity for a history of complaints regarding potential impacts from these 
events to assess impacts to the surrounding land uses, which is summarized below: 

• The Outlets operated an initial food drive via a Special Activities Permit (SAP22-195),
and staff did not receive any complaints about this event. COA 51 allows for up to
two food distribution events per week, not to exceed two hours during regular
operating hours on weekdays at the Outlets.

• The City received eleven Code Compliance complaints throughout 2020, and four on
the weekend of February 8, 2021, regarding noise and speeding related to Cars and
Coffee. Since then, similar concerns have been raised via direct email
correspondence to City officials and Outlets management. Code Compliance staff
and OCSD Deputies have monitored on multiple occasions but have not identified
violations on the Outlets property. Officers did note that some vehicles do rev or
speed as they enter the freeway on-ramps. However, those violations would be
managed under the California Vehicle Code by OCSD and/or CHP. City staff have
met with the Outlets and Cars and Coffee operators on a couple of occasions over
the past year. As a result of those meetings, the operators modified their procedures
in an attempt to mitigate the concerns. For instance, the event start time was pushed
back to 9 a.m., and the operator covered the cost for an additional security staff
member during the event. The event management also created a sign plan and began
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posting more than 25 signs on-site clarifying the event rules. Staff recommends 
additional measures within COA 53 to further insulate nearby neighborhoods. For 
instance, COA 53.d requires a new method for ingress and egress to the event space 
by participating drivers. Currently, management uses temporary signs and volunteers 
at the top of Via Canon Verde to direct traffic to and from the upper level of the parking 
garage. Staff recommends that the Outlets close the existing metal swinging traffic 
gates at this location and require participating vehicles to queue and enter the event 
space from the back side of the Outlets. This would limit noise and traffic between 
Via Canon Verde and Avenida Costa Azul and encourage participants to use the 
entrance by Chick Fil A, nearest to the freeway access. The recommended plan is 
illustrated in Attachment 3. 

• The City has also received complaints regarding church services with amplified
entertainment; however, those complaints were focused on activities that occurred
during the pandemic. Two church groups met regularly on Sundays due to limitations
on indoor gatherings during the pandemic, but those organizations have since
resumed their weekly services at permanent indoor locations. The current
amendment request does not seek to reinstate weekly church services. Instead, it
seeks to allow seasonal partnership events, such as a “Trunk or Treat” Halloween
event or a Christmas service. Staff recommends the incorporation of COA 52 to allow
up to 12 events per year in partnership with non-profits. COA 54 will apply to any
events which utilize amplified sound: “The Outlets shall monitor exterior noise levels
using a decibel reader (such as a REED Instruments R8070SD or other device
approved by the Director of Community Development) which records data during all
events that use amplified sound to ensure compliance with the City’s Exterior noise
standards (SCMC 8.48.050).”

Economic Impact 

When the Outlets opened in 2015, San Clemente was the 16th largest city in Orange County 
by population, but ranked 25th in sales tax receipts1F

2. The Regional Commercial center was 
intended to improve that deficiency and improve the City’s sales tax returns. 

The Outlets management believes that events are integral to the success of the businesses 
and the center as a whole and have provided sales information from a couple of vendors to 
compare Saturday mornings to Fridays and Sundays to demonstrate the financial impact of 
the car show event. The two food vendors nearest the car show, Ruby’s and Rockwells, 
reported seeing more than double the sales volume on Saturday mornings. Management 
attributed that increase to the additional foot traffic generated by the car show. Rockwells 
estimated that they see a monthly increase in sales of about $22-25,000 due to the car show 
event. Over a one year period, the car show likely brings more than $500,000 in additional 
revenue to these two tenants alone. The other requested activities are not expected to 
generate as significant of an increase in pedestrian traffic or sales. 

2 2015 OC Register Article 
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Data from Placer.AI, a marketplace analytics company, validates the information that the 
Outlets sees a noticeable boost in visitors aligned with the event times. Attachment 4 
provides a report of the visitation data provided by Placer.AI. While visitation steadily grows 
from 9am until noon on Fridays and Sundays, visitation peaks immediately at 9am on 
Saturdays. Total visits on Saturday mornings are more than Friday and Sunday mornings 
combined. 

Parking 

For sites with a mix of uses, the total parking required is the sum of the requirements for 
each individual use.  A total of 2,835 parking spaces are required and 3,295 spaces are 
provided for the entire site.  Staff has inspected the property several times in the past few 
months and has observed that parking continues to be underutilized.  The parking provided 
is adequate to accommodate the proposed outdoor events.  However, the approved CUP 
was conditioned (COA No. 46 of PC Resolution 18-001) to require that a Parking 
Management Plan be submitted and approved by the Community Development Director if 
parking capacity becomes impacted in the future.  Should implementation of the Parking 
Management Plan not mitigate the negative impact, the Conditional Use Permit may be 
modified and/or revoked by the Planning Commission, as stipulated in COA No. 7.  

GENERAL & SPECIFIC PLAN CONSISTENCY 

The proposed Conditional Use Permit is consistent with the General Plan and the 
Marblehead Coastal Specific Plan as shown in Table No. 1. 

Table No. 1 - General Plan and Specific Plan Consistency 

Policies and Objectives Consistency Finding 
ED-2.03. Existing Businesses: 
“We give high priority to initiatives, 
investments, and the allocation of 
municipal resources that help businesses 
remain and prosper in San Clemente.” 

Consistent.  The proposed outdoor events 
would attract members of the community to 
the Outlets at San Clemente, which would 
attribute to the prosperity of the 
businesses. 

LU-7.01. Commercial Areas: 
“We support the continuation and 
enhancement of commercial centers that 
meet the needs of community residents, 
are compatible with adjacent residential 
neighborhoods, and are well-maintained.” 

Consistent. Outdoor events would be a 
continuation of the enhancement of the 
regional commercial center by providing a 
gathering space for the community. As 
conditioned, the events would be 
compatible to the adjacent neighborhoods 
and the center would be well maintained.   

MHCSP- Purpose and Objectives: 

I. Provide for a variety of land uses
within the Specific Plan area
capable of generating significant
new tax revenues to the City.

Consistent. Outdoor events help to 
promote the primary use and function of the 
site as a regional shopping destination that 
provides employment opportunities for 
event vendors and coastal adjacent 
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Policies and Objectives Consistency Finding 
II. Promote Regional Commercial

Uses to Generate Sales Tax
Revenues.

recreation opportunities for both residents 
and visitors.   

Coastal LUP, LU-18: 
Neighborhood Compatibility. Require that 
commercial projects abutting residential 
neighborhoods be designed and operated 
to protect residents from the effects of 
noise, light, odors, vibration, traffic, 
parking and other operational impacts. 

Mostly consistent. The General and 
Specific Plan envision Regional 
commercial uses adjacent to residential 
uses within the Marblehead Coastal 
planning area. The Regional center 
(Outlets) provide over three thousand 
parking spaces to accommodate the full 
build out. The combined traffic related to 
the brick and mortar commercial operations 
and the recurring events still does not meet 
the upper bounds of anticipated traffic to 
the regional center. However, the City has 
received complaints about noise relating to 
some participant vehicles at the car show 
events. Staff recommends incorporating 
Condition of Approval (53) to mitigate these 
concerns by limiting traffic on Avenida Vista 
Hermosa. 

LU-92: Marblehead Coastal Development 
Permit. Development within the 
Marblehead Coastal Plan Area shall be 
consistent with the conditions of approval 
for Coastal Development Permit no. 5-03-
013 as currently amended and as it may 
be amended in the future. 

Consistent. The events and activities do not 
constitute new development at the Outlets. 

ENVIRONMENTAL REVIEW (CEQA): 

The Planning Division completed an initial environmental assessment of the project per the 
California Environmental Quality Act (CEQA). Staff recommends the Planning Commission 
determine the project is Categorically Exempt from the California Environmental Quality Act 
(CEQA) pursuant to CEQA Guidelines Section 15301 (Class 1: Existing Facilities). This is 
recommended because the project consists of outdoor activities that are accessory to an 
existing regional commercial development and no new construction is proposed. 

Development Management Team Meeting 

The City’s Development Management Team (DMT) reviewed the project in September and 
October of 2022. The DMT supports the request with the proposed conditions of approval. 

Noticing 
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Public notices were distributed and posted per City and State requirements. To date, staff 
has received several comments via email, which are provided within Attachment 5. 

Coastal Commission 

A portion of the property is within the Coastal Zone. However, because the proposal includes 
no new development and only the operation of recurring temporary events, a Coastal 
Development Permit (CDP) is not required. The activities are consistent with the goal of the 
Marblehead Specific Plan, previously approved by the Coastal Commission, to provide visitor-
serving activities at the regional commercial center. 

STAFF’S RECOMMENDATION 

Special events and activities are common traits of successful regional commercial centers. 
The outdoor events proposed successfully draw residents and visitors to the Outlets 
property, and financial records show that they have a positive impact on business revenue 
and the City’s tax base, consistent with the goals of the Marblehead Coastal Specific Plan. 
However, staff acknowledges that some residents in nearby neighborhoods have voiced 
concerns about the noise, traffic, or frequency of the events. While Code Compliance and 
OCSD have validated that on-site operations are compliant with City noise standards and 
operational expectations of the events, the Planning Commission may determine to limit 
events further than what is requested by the Outlets. As drafted in COAs 51 and 52, which 
discuss the parameters set for the new food-distribution and partnership events, staff 
recommends approving the event frequency requested by the Outlets. COA 53 addresses 
the frequency and operational standards for the car show. While the Outlets requested an 
increase in frequency to weekly events year round, COA 53.a limits the weekly events to the 
months of April through September while allowing biweekly (twice per month) events 
between October and May. Staff also incorporated COA 53.d to modify the ingress and 
egress of participant vehicles along the rear of the Outlets property to limit the participant 
traffic between Via Canon Verde and Avenida Costa Azul and encourage participants to use 
the Outlets entrance by Chick Fil A, nearest to the freeway access.  

The Commission could further limit the frequency or provide other operational requirements 
by modifying these conditions or adding additional COAs. For instance, the Commission 
could replace COA 53.a with language that specifies a different frequency for the event that 
the Commission deems appropriate. Examples of alternate frequencies for COA 53.a are 
provided in the Alternatives section below.  As an alternative to COA 53.d which regulates 
the traffic plan, the Commission could require flashing red lights along Avenida Vista 
Hermosa on Saturday mornings or additional directional traffic equipment, such as portable 
electronic traffic signage. The City did implement this procedure for a couple of months in 
2022, and it is referenced in the Coordination section of the Security and Management Plan 
(Attachment 2). However, there are recurring overtime costs associated with operating the 
lights. If the Commission prefers this traffic management solution, a condition would be 
written to require advance payment for staff time incurred in manually managing street lights 
for four hours per event. Staff will draft a Program of Events Addendum to reflect the final 
direction from the Commission including any changes to the Management Plan or COAs.  
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Staff recommends that the Planning Commission, after incorporating any recommended 
changes to the Conditions of Approval: 

1. Determine the project is Categorically Exempt from the requirements of the California
Environmental Quality Act pursuant to CEQA Guidelines Section 15301, Class No.
1(e) (Existing Facilities); and direct staff to file a Notice of Exemption.

2. Adopt Resolution PC 22-031, approving Conditional Use Permit No. 22-328, to
amend CUP 16-349, Outlets at San Clemente Outdoor Events. This action allows
additional or expanded outdoor events, predominately located within the parking
structure portion of the Outlets property, which is located in the Regional Commercial
zoning district of the Marblehead Coastal Specific Plan at 101 West Avenida Vista
Hermosa, subject to the conditions of approval incorporated into Resolution 22-031.

ALTERNATIVES; IMPLICATIONS OF ALTERNATIVES 

1. The Planning Commission can concur with staff and approve CUP No. 22-328 to amend
CUP 16-349.

This action would allow the owner to operate the proposed use subject to the
conditions of approval. The Commission can take this action if they determine that
the request meets all required findings, as described in Attachment No. 1.

2. The Planning Commission can, at its discretion, add, modify or delete provisions of the
proposed project or conditions. As one example, the Commission could replace COA
53.a with language that specifies a different frequency for the car show event. The
drafted condition allows for weekly events during the months of April through
September and biweekly (twice per month) between October and March. The following
are examples of alternative frequencies:

A. Events are permitted to occur weekly on every Saturday.
B. Events are permitted to occur monthly on the first Saturday of every month.
C. Events are permitted to occur twice per month, year round.

3. The Planning Commission can deny CUP No. 22-328 to amend CUP 16-349.

This action would result in the proposed use not being allowed. The Commission
should cite findings that cannot be met if a decision is made to deny the proposed
use.

Attachments: 
1. Resolution No. PC 22-031

Exhibit A – Conditions of Approval 
2. Security & Management Plan for Car Show
3. Recommended Traffic/Site Plan for Car 

Show
4. Outlets Visitation Data (via Placer.AI)
5. Public Comments (received prior to 10a.m., 

December 1, 2022)
6. 2018 Approved Program of Outdoor Events 9



RESOLUTION NO. PC 22-031 

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF SAN CLEMENTE, APPROVING CONDITIONAL USE PERMIT 22-328, 

AMENDING CUP 16-349, A REQUEST TO EXPAND THE PREVIOUSLY APPROVED 
PROGRAM OF OUTDOOR EVENTS AT THE OUTLETS TO INCLUDE A WEEKLY CAR 

SHOW, BIWEEKLY FOOD DISTRIBUTION, AND SEASONAL EVENTS, SUCH AS A 
CHRISTMAS SERVICE OR “TRUNK OR TREAT” HALLOWEEN EVENT, HOSTED IN 

PARTNERSHIP WITH LOCAL NON-PROFIT OR RELIGIOUS GROUPS AT THE 
OUTLETS AT SAN CLEMENTE LOCATED AT 101 WEST AVENIDA VISTA HERMOSA. 

WHEREAS, on January 17, 2018, the Planning Commission held a duly noticed 
public hearing and approved Conditional Use Permit (CUP) 16-349 to allow for outdoor 
events at the San Clemente Outlets, including some events that include the service of 
alcohol; and 

WHEREAS, on September 7, 2022, an application was submitted, and deemed 
complete on November 2, 2022, by Craig Realty Group, 101 West Avenida Vista Hermosa, 
San Clemente, CA 92672. The application requests to amend CUP 16-349 to add or expand 
outdoor events predominately located at the Outlets parking garage.  The Outlets at San 
Clemente are within the Regional Commercial (RC1) zoning designation of the Marblehead 
Coastal Specific Plan.  The legal description is Lot 327, of Tract 8817, the Assessor’s Parcel 
Number being 691-422-13; and  

WHEREAS, the Planning Division has completed an initial environmental assessment 
of the above matter in accordance with the California Environmental Quality Act (CEQA) and 
recommends that the Planning Commission determine the project categorically exempt from 
CEQA pursuant to Guidelines Section 15301 as an expansion of an approved use; and  

WHEREAS, on October 15 and October 29 of 2022, the City’s Development 
Management Team reviewed the proposed project for compliance with the General Plan, 
Zoning Ordinance, and other applicable requirements; and 

WHEREAS, on December 7, 2022, the Planning Commission held a duly noticed 
public hearing on the subject application and considered evidence presented by the City 
staff, the applicant, and other interested parties. 

NOW THEREFORE, the Planning Commission of the City of San Clemente hereby 
resolves as follows: 

Section 1: Based upon its review of the entire record, including the Staff Report, 
any public comments or testimony presented to the Planning Commission, and the facts 
outlined below, the City Council hereby finds and determines that the proposed project is 
categorically exempt from CEQA pursuant to State CEQA Guidelines Section 15301 as a 
negligible expansion of an approved use. 

ATTACHMENT 1
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The Class 1 exemption specifically exempts from further CEQA review the operation, 
repair, maintenance, and minor repair of existing public or private structures, involving 
negligible or no expansion of use beyond that existing at the time of the lead agency’s 
determination.  This exemption covers negligible expansions beyond the existing facilities 
and use.  Here, the proposed project is a negligible temporary expansion of an approved 
use: 

• The activity will not result in the occupancy limits of the mall to be exceeded. 
• The applicant is not proposing any physical additions or permanent alterations to the 

existing site. 
• The primary use of the site will remain as an outlet mall.   
• The proposed use will occur in a developed commercial area where there is no risk 

of impacting sensitive environmental resources. There are also no cultural resources, 
such as historic buildings or view sheds, within the vicinity of the Outlets at San 
Clemente that would be affected by the proposed use. 

• The proposal will not result in cumulative impacts because there is no alteration to 
the physical structure or environment and there is no change in the primary use of 
the business. Events are not proposed to occur simultaneously. 

 
Furthermore, none of the exceptions to the use of the Class 1 categorical exemption 

identified in State CEQA Guidelines section 15300.2 apply.  The project will not result in a 
cumulative impact from successive projects of the same type in the same place, over time.  
There are no unusual circumstances surrounding the project that result in a reasonably 
possibility of a significant effect on the environment. The project is limited to allowing outdoor 
events. The project will not damage scenic resources, including trees, historic buildings, rock 
outcroppings, or similar resources. There are no sensitive resources near the site, including 
historic resources. The project does not include any hazardous waste sites, and the project will 
not cause a substantial adverse change in the significance of a historical resource. Thus, the 
Class 1 exemption applies, and no further environmental review is required. 
 

Section 2: With regard to Conditional Use Permit 22-328, the Planning Commission 
finds as follows:  
 

A. The proposed use, including but not limited to outdoor events with amplified 
sound and alcohol is permitted within the subject zone pursuant to the approval 
of a Conditional Use Permit and complies with all of the applicable provisions 
of the San Clemente Zoning Ordinance, Specific Plan, and San Clemente 
General Plan and the purpose and intent of the zone in which the use is being 
proposed in that: 
 
1. The special activities will not create environmental impacts that are 

inconsistent with the goals and policies of the San Clemente General Plan, 
since the special events will be planned and conditioned appropriately to 
ensure noise levels are managed within exterior noise levels established in 
the City’s Noise Ordinance; and 
 

2. The proposed project is  consistent with the goals and objectives of the 
General Plan and the Specific Plan by contributing to the vitality of the 
Outlets of San Clemente as a regional  center that provides residents, 
visitors and employees with a variety of employment, shopping and 
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entertainment opportunities; and 
 

3. The addition of the outdoor activities would bring the property into greater 
conformance with the Marblehead Coastal Specific Plan by creating an 
activated community gathering place that will contribute to economic 
success of the businesses, employment opportunities for event vendors 
and recreational space for the neighboring residents. 

 
B. The site is suitable for the type and intensity of use that is proposed and the 

proposed special activities do not have the potential to adversely impact 
surrounding properties, residents and businesses, in that: 
 
1. The activities are conditioned appropriately to ensure noise levels are 

managed within exterior noise levels established in the City’s Noise 
Ordinance; and 

2. COA 53.h allows the City to review the CUP if conditions of approval aren’t 
adequately implemented or enforced; and 

3. COA 54 requires the monitoring and recording of decibel levels at any 
events that utilize amplification to ensure that sound levels remain 
consistent with the City noise standards; and 
 

4. This amendment does not alter the previously approved locations or 
conditions regarding the sale and service of alcoholic beverages. 
 

C. The proposed use will not be detrimental to the public health, safety or welfare, 
or materially injurious to properties and improvements in the vicinity in that: 

 
1. The activities are conditioned appropriately to ensure noise levels are 

managed within exterior noise levels established in the City’s Noise 
Ordinance; and 

2. Allows the City to revoke the CUP if conditions of approval aren’t 
adequately enforced; and 

3. Security, traffic plans and safety measures will be implemented with each 
event; and 

4. All temporary lighting will be directed downward; and 

5. The Building Department will review plans for event related structures and 
staging as appropriate; and 

6. This amendment does not alter the previously approved locations or 
conditions regarding the sale and service of alcoholic beverages. 
 

D. The proposed use will not negatively impact the surrounding commercial land 
uses in that: 
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1.  The Regional Commercial (RC) zoning district of the Marblehead Coastal 

Specific Plan encourages regional businesses, activities, and promotional 
events that encourage visitation by regional customers to grow the City’s 
tax base; and 
 

2. The events are conditioned to require on-site management, signage, and 
security to manage the additional visitors expected during the events. 

 
 

Section 3: The Planning Commission of the City of San Clemente hereby approves 
Conditional Use Permit 22-328, amending CUP 16-349, according to the above Findings and 
subject to the Conditions of Approval attached hereto as Exhibit A. 

 
 PASSED AND ADOPTED at a regular meeting of the Planning Commission of the City 
of San Clemente on December 7, 2022.   

 
 
 
 
 
 
 
 
 _________________________________________ 
            Chair 

 
       

 
TO WIT: 
 
 I HEREBY CERTIFY that the foregoing resolution was duly adopted at a regular 
meeting of the Planning Commission of the City of San Clemente on December 7, 2022, 
and carried by the following roll call vote:   
 
 
 
AYES:           COMMISSIONERS:   
NOES: COMMISSIONERS:   
ABSTAIN: COMMISSIONERS:  
ABSENT: COMMISSIONERS:    
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Resolution No. PC 22-031        Exhibit A 
 

Conditions of Approval 
Conditional Use Permit 22-328 

(Amending CUP 16-349) 
Outdoor Events- Outlets at San Clemente 

 
Note: Conditions 1-50 were approved with CUP 16-349. Added language is shown 

in red, and deleted language is shown with a strikethrough. 
Conditions 51-60 were appended with CUP 22-328. 

 
1. The applicant or the property owner or other holder of the right to the development 

entitlement(s) or permit(s) approved by the City for the project, if different from the 
applicant (herein, collectively, the “Indemnitor”) shall indemnify, defend, and hold 
harmless the City of San Clemente and its elected city council, its appointed 
boards, commissions, and committees, and its officials, employees, and agents 
(herein, collectively, the “Indemnitees”) from and against any and all claims, 
liabilities, losses, fines, penalties, and expenses, including without limitation 
litigation expenses and attorney’s fees, arising out of either (i) the City’s approval 
of the project, including without limitation any judicial or administrative proceeding 
initiated or maintained by any person or entity challenging the validity or 
enforceability of any City permit or approval relating to the project, any condition 
of approval imposed by City on such permit or approval, and any finding or 
determination made and any other action taken by any of the Indemnitees in 
conjunction with such permit or approval, including without limitation any action 
taken pursuant to the California Environmental Quality Act (“CEQA”), or (ii) the 
acts, omissions, or operations of the Indemnitor and the directors, officers, 
members, partners, employees, agents, contractors, and subcontractors of each 
person or entity comprising the Indemnitor with respect to the ownership, planning, 
design, construction, and maintenance of the project and the property for which 
the project is being approved.  The City shall notify the Indemnitor of any claim, 
lawsuit, or other judicial or administrative proceeding (herein, an “Action”) within 
the scope of this indemnity obligation and request that the Indemnitor defend such 
Action with legal counsel reasonably satisfactory to the City.  If the Indemnitor fails 
to so defend the Action, the City shall have the right but not the obligation to do so 
and, if it does, the Indemnitor shall promptly pay the City’s full cost thereof.  
Notwithstanding the foregoing, the indemnity obligation under clause (ii) of the first 
sentence of this condition shall not apply to the extent the claim arises out of the 
willful misconduct or the sole active negligence of the City. [Citation – City Attorney 
Legal Directive/City Council Approval June 1, 2010]  (Plng.)_____ 
 

2. Thirty (30) days after project approval, the owner or designee shall submit written 
consent to all of these imposed conditions of approval to the Community 
Development Director or designee.  [Citation – City Attorney Legal Directive/City 
Council Approval June 1, 2010]   (Plng.)_____ 

  
3. The owner or designee shall develop the approved project in conformance with the 

site plans, project narrative and any other applicable submittals approved by the 
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Planning Commission on January 17, 2018 (or as modified on December 7, 2022), 
subject to the Conditions of Approval.  

Any deviation from the approved site plan, floor plans, or other approved submittal 
shall require that the owner or designee submit modified plans and any other 
applicable materials as required by the City for review and obtain the approval of 
the City Planner or designee. If the City Planner or designee determines that the 
deviation is significant, the owner or designee shall be required to apply for review 
and obtain the approval of the Planning Commission.  

     (Plng.)_____ 

4. Conditional Use Permit 16-349 shall become null and void if the use is not
commenced within one (1) year from the date of the approval thereof.  Since the
use requires the issuance of a building permit, the use shall not be deemed to have
commenced until the date that the building permit is issued for the development.
[Citation - Section  17.12.150.A.1 of the SCMC]  (Plng.)_____

A use shall be deemed to have lapsed, and CUP 16-349 shall be deemed to have
expired, when a building permit has been issued and construction has not been
completed and the building permit has expired in accordance with applicable
sections of the California Building Code, as amended. [Citation - Section
17.12.150.C.1 of the SCMC]                                                                (Plng.)____

5. The owner or designee shall have the right to request an extension of Conditional
Use Permit 16-349 if said request is made and filed with the Planning Division prior
to the expiration date as set forth herein.  The request shall be subject to review
and approval by the final decision making authority that ultimately approved or
conditionally approved the original application. [Citation - Section  17.12.160 of the
SCMC]  (Plng.)_____

6. Pursuant to Section 17.12.150(C) of the Zoning Ordinance, the on-site sale and/or
indoor and outdoor consumption of alcoholic beverage use shall be deemed to
have lapsed, and the permitted use of alcohol sale and/or consumption related to
the special event activities approved through Conditional Use Permit 16-349 shall
be deemed to have expired, ninety (90) days after the date the on-site sale and/or
indoor and outdoor consumption of alcoholic beverages ceases operation.
[Citation - Section 17.12.150(C) of the SCMC] (Plng.) _____

7. If for any reason City Staff determines any outdoor event is not in compliance with
the conditions of approval or intent of the Zoning Code, the permit may be revoked
and/or sent to the Planning Commission for modification.

 (Plng.)_____

8. The owner shall have a manager on the premises at all times, and available to
immediately respond to issues raised by the Orange County Sheriff’s Department,
Orange County Fire Authority, or City of San Clemente Building and Code
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Compliance Divisions, during the hours of operation when alcohol service, live 
entertainment, and/or dancing are occurring.               (Code Compliance) _____ 

                    
9. The property owner, applicant, or designee shall be responsible for immediately 

resolving any problems associated with the activity and/or issues of concern raised 
by neighbors.  The business owner shall use his best judgment and best 
management practices to ensure activities on the premises will be conducted in a 
manner that will not be disruptive to other commercial or residential neighbors and 
result in police, fire, and code compliance services, which utilize the City of San 
Clemente’s resources.  In addition to other remedies the City may use to address 
nuisance issues that arise from the provision of special events approved by this 
permit                   (Code Compliance) (Sheriff) _____                                                                                       
 

10. The live entertainment and dancing may be closed down at the discretion of the 
Police Department if it becomes unreasonably loud or boisterous, if it exceeds the 
standards contained in the City’s noise ordinance, or results in a public safety 
hazard.  The live entertainment and dancing may be closed down at the discretion 
of the Fire Department due to overcrowding or other hazardous 
conditions. (Code Compliance) (Fire)(Sheriff) _____ 
                     

11. The applicant shall inspect the property and surrounding areas following each 
event to ensure all debris is removed.                     (Code Enforce.)(Sheriff)_____ 
 

12. Banners and any temporary signage must meet the City’s standards and any 
subsequent master sign programs as to placement and time frame displayed 
according to the City’s Municipal Code 17.84.010. No human, moving, or off-site 
signs are permitted.                     
  (Code Compliance) _____ 
 

13. All applicable permits must be obtained prior to the event, including any permits 
required by the City’s Building, Engineering and Planning Divisions, Orange 
County Fire Authority and Department of Alcohol Beverage Control.                 
                                                                                  (Code Compliance) _____ 
 

14. The Applicant (including any property managers, and their designees, associated 
with the special events approved by this permit) shall be responsible to ensure that 
no person associated with the event (i.e. event staff, organizers, participants, 
vendors, or attendees) will takeoff, land, or operate an unmanned aircraft (“UA” or 
“drone”) over City-permitted events open to the public, unless granted written or 
electronic permission by the City.  UA operators must have on their possession a 
copy of the written or electronic consent from the City while they takeoff, land, or 
operate a UA over City-permitted events open to the public. [Citation - Section 
17.16.240.D of the SCMC] 
                                                                                  (Code Compliance)_____ 
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15. If the Applicant (including any property managers, and their designees, associated 
with the special events approved by this permit) obtains approval from the City to 
operate an unmanned aircraft (“UA” or “drone”), the Applicant (including any 
property managers, and their designees, associated with the special events 
approved by this permit) shall be responsible to ensure that no person associated 
with the event (i.e. event staff, organizers, participants, vendors, or attendees) will 
takeoff, land, or operate an unmanned aircraft (“UA” or “drone”) within five hundred 
(500) feet of any emergency vehicle that is operating with lights and/or sirens.  The 
use of drones shall remain within the boundaries of the Outlets at San Clemente. 
     [Citation - Section 17.16.240.D of the SCMC] 
                      (Code Compliance) _____  
 

16. If the Applicant (including any property managers, and their designees, associated 
with the special events approved by this permit) obtains approval from the City to 
operate an unmanned aircraft (“UA” or “drone”), the Applicant (including any 
property managers, and their designees, associated with the special events 
approved by this permit) shall be responsible to ensure that no person associated 
with the event (i.e. event staff, organizers, participants, vendors, or attendees) will 
takeoff, land, or operate an unmanned aircraft (“UA” or “drone”) within five hundred 
(500) feet of any active law enforcement or emergency response incident.   
     [Citation - Section 17.16.240.D of the SCMC] 
              (Code Compliance) _____ 
 

17. The City of San Clemente passed Resolution No. 04-27 on April 20, 2004, 
prohibiting the use of food service items comprised of expandable polystyrene, 
commonly referred to by the trade name "Styrofoam".   This applies to all rentals, 
special events, leases, or other functions associated with the City of San 
Clemente.  The events are subject to the resolution. 

 
A. The applicant is responsible for preventing the utilization and/or distribution of 

expandable polystyrene food service products, commonly referred to by the 
trade name "Styrofoam" by any attendee or vendor (caterer) at the event. 

 
B. Failure to abide by this resolution will result in the immediate revocation of the 

current special event permit and the disapproval of future special event 
applications.          (Eng)(Code Enforce.)_____ 

 
18. Only bartenders and waitresses may sell/provide alcoholic beverages.  Roving 

promotional persons, engaged in the sale of liquor, will not be permitted during the 
events.         

 
19. The applicant shall have security be on site at all times when alcohol is associated 

with any special event and stationed at entry areas of the event space, and within the 
building and outdoor areas as appropriate.  A minimum of 1 security guard per 75 
guests is required.         (Sheriff)_____ 
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20. Abide by all applicable laws, including but not limited to Orange County Health 
Department, California Department of Alcoholic Beverage Control (ABC), Orange 
County Fire Authority laws.   (Plng.)_____ 
 

21. No setup (other than placement of directional signs) for any special events shall 
occur before 7:00 a.m. any day of the week, and all outdoor amplified sound must 
be concluded by 10:00 p.m.  (Plng.)_____ 

 
22. No event shall exceed the posted occupancy at any time.                   (Plng.)_____ 

 
23. The applicant or designee shall observe all occupancy requirements.  If occupancy 

is reached, Outlet personnel shall direct people to other areas of the mall.  All 
exiting paths shall be kept open and available at all times to the satisfaction of the 
Building Official, Orange County Fire Authority and Orange County Sherriff’s 
Department.                                                                                    (Plng.)_____ 
 

24. The applicant, property owner, and any designees and property managers shall 
ensure that all occupancy requirements, and required signage related to the 
maximum occupancy limitations, for the buildings and site are maintained at all 
times.                   (Code Compliance) _____ 

25. Outdoor events which go beyond 10:00 p.m. in one of the courtyards shall 
complete clean up activities at or after 7:00 a.m. the next morning in order to avoid 
excessive noise to be generated outdoors after 11:00 p.m. when an outdoor event 
ends.       (Plng.)_____ 
 

26. Applicant (including any property managers, and their designees, associated with 
the special events approved by this permit) understands and agrees that in the 
event noise generated by the use approved by this permit impacts neighboring 
properties, the tenant must soundproof the facility, or use other best management 
practices as determined by the City Planner and/or City Building Official, to comply 
with the City’s noise standards, as described in SCMC Chapter 8.48.  
   (Code Compliance) _____ 
 

27. Discharge of any wastewater and other pollutants is prohibited from entering the 
storm drain system. Applicant must prevent pollutants (e.g. sediment, trash, food 
waste etc.) and any wastewater used during cleanup from entering the storm drain 
system.   (Eng.)_____ 
 

28. The property owner, business owner, or any other person in control of the subject 
private property shall at all times maintain the premises free of litter, except that 
the owner or person in control of private property may maintain authorized private 
receptacles for collection in such a manner that litter will be prevented from being 
carried or deposited by the elements upon any street, sidewalk or other public 
place or upon any private property. In addition, the property owner, business 
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owner, or any other person in control of the subject private property shall remove 
any litter property owners or tenants produce or distribute, located in the public 
right-of-way within one hundred (100) feet of their property, and all accumulated 
litter that abuts their commercial property. [Citation - Section 8.40.190 & 200 of the 
SCMC]        (Code Compliance) _____ 

 
29. All vendors and or entities associated with the event shall have a City of San 

Clemente Business License.   (Code Compliance)_____ 
 

  
30. The event shall occur entirely on private property.                         (Plng.)_____

   
 
31. Temporary structures that cover an area in excess of 120 square feet, including 

connecting areas or spaces with a common means of egress or entrance which 
are used or intended to be used for the gathering together of 10 or more persons, 
shall not be erected, operated or maintained for any purpose without obtaining a 
Building Permit. (CBC 3103.2)  [S.C.M.C – Title 15 Building Construction]          

          (Bldg.)_____ 
                         

32. Temporary structures shall be located in accordance with the requirements of CBC 
Table 602 based on the fire-resistance rating of the exterior walls for the proposed 
type of construction. (CBC 3103.3) [S.C.M.C – Title 15 Building Construction]                                        
 (Bldg.)_____
              

33. Temporary structures shall conform to the means of egress requirements of CBC 
Chapter 10 and shall have a maximum exit access travel distance of 100 feet. 
(CBC 3103.4)  [S.C.M.C – Title 15 Building Construction]                       (Bldg.)_____
                        

34. A separate Building permit is required for individual temporary tents which are used 
or intended to be used for the gathering together of 10 or more persons associated 
with special event or special activity permits that exceed 120 square feet unless 
the individual tents are separated by at least 12 feet or groupings of individual tents 
without the required separation do not exceed an aggregate area of 700 square 
feet. [S.C.M.C – Title 15 Building Construction]  (Bldg.)_____ 
 

35. A separate Building permit is required for temporary stages and platforms which 
are used or intended to be used for the gathering together of 10 or more persons 
associated with special events or special activity permits that have overhead 
structures and/or are more than 30 inches above adjacent grade and/or have an 
aggregate area exceeding 120 square feet. [S.C.M.C – Title 15 Building 
Construction]                     (Bldg.)_____                    
 

36. A permit application and construction documents shall be submitted for each 
installation of a temporary structure that requires a building permit. The 
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construction documents shall include a site plan indicating the location of the 
temporary structure and information delineating the means of egress and the 
occupant load. (CBC 3103.2) [S.C.M.C – Title 15 Building Construction]  
                                    (Bldg.)_____ 

       
37. The Applicant (including any property managers, and their designees, associated 

with the special events approved by this permit) shall use her/his best judgment 
and best management practices to ensure special event activities on the premises 
will be conducted in a manner that will not be disruptive to neighbors.  The business 
owner shall be responsible for ensuring compliance with the San Clemente 
Municipal Code (SCMC), and all conditions of approval contained herein. The 
Applicant (including any property managers, and their designees, associated with 
the special events approved by this permit) hereby understands that 
noncompliance with regulations related to special events and these conditions of 
approval, shall be immediate grounds for citation pursuant to SCMC Section 
8.52.030(Y), which states, “It is declared a public nuisance for any person owning, 
leasing, occupying or having charge or possession of any premises in this City to 
maintain such premises in such manner that … A structure, improvement, 
property, and/or land use is not in compliance with terms and/or conditions of any 
City of San Clemente issued permit or approval,” and any subsequent revision of 
this section of the code.          (Code Compliance) _____ 
 

38. Applicant understands and agrees that no window, banner, or temporary signage is 
part of this review, nor is any such signage approved or permitted by this permit.  
Window, banner, and temporary signage shall comply with Zoning Ordinance Table 
17.84.030A & Section 17.84.030(H), and any applicable Master Sign Programs. 
Applicant understands and agrees that as a condition of approval of this permit that 
Applicant is aware of the City’s window, banner, and temporary sign regulations and 
that compliance with those regulations is a term of the subject permit’s approval by 
the City.  As such, any violation of the City’s regulations related to window, banner, 
or temporary signs shall constitute a violation of SCMC Section 8.52.030(Y), as 
discussed in accompanying conditions of approval. [Citation - Section 17.16.240.D 
of the SCMC]                                                                          (Code Compliance) _____ 

 
39. The Applicant is responsible to ensure that all event-related signage (excluding 

signage other than any required directional signage or display signage otherwise 
expressly permitted in this permit), whether posted prior to any event(s) or during, 
shall require the Applicant to submit for review and obtain approval of any 
necessary sign permits, in accordance with the City's Sign Ordinance. Signs 
placed illegally or without the proper permits shall constitute a violation of the terms 
of this permit.  Applicant hereby understands that noncompliance with terms and 
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conditions of approval shall be immediate grounds for citation pursuant to SCMC 
Section 8.52.030(Y), which states, “It is declared a public nuisance for any person 
owning, leasing, occupying or having charge or possession of any premises in this 
City to maintain such premises in such manner that … A structure, improvement, 
property, and/or land use is not in compliance with terms and/or conditions of any 
City of San Clemente issued permit or approval.” [Citation - Section 17.84.030 of 
the SCMC]   (Code Compliance) _____ 
 

40. Any signage related to events approved by this permit, if approved in this permit 
or through the application and approval of others, shall be installed so as to be not 
directly visible from the I-5 freeway.  In no case shall any event-related signage 
that is freeway-oriented be allowed. [Citation - Section 17.16.240.D& 17.16.250.D 
of the SCMC]        (Code Compliance) _____ 
 

41. The property owner shall be responsible for ensuring that no person will occupy or 
use any mobilehome, trailer, camp car, vehicle or other conveyance, tent or 
temporary structure of any kind as a dwelling or for living or sleeping purposes 
upon the subject property or within adjacent public property required to be 
maintained by the property owner. [Citation - Section 9.04.100 of the SCMC]   
    (Code Compliance) _____ 
 

42. The property owner shall be responsible for ensuring that overnight parking of 
vehicles, whether occupied or otherwise, does not occur, with the exception of 
those vehicles authorized to be on the premises for the purposes of commercial 
activity (such as cleaning and maintenance crews).  Property owner shall be 
responsible for posting signs on the property that provide warnings to this effect, 
and shall take all necessary steps to enforce this prohibition, including providing 
private security to patrol the site on a regular and nightly basis.      
              (Code Compliance) _____ 
 

43. The property owner shall be responsible for addressing all issues arising from any 
person or persons that wander, idle or loiter upon or around the subject property, 
whether in an automobile or not, without lawful business at the property, or when 
not authorized by the owner or manager of the premises. To address these issues, 
the property owner shall do either, or both, of the following: 1) Provide private 
security to patrol the site on a regular and daily basis and address violations as 
they arise; or 2) provide authorization to the Orange County Sheriff’s Department 
for the purposes of entering the subject property to request that any person who is 
at the subject property, including, without limitation, all buildings, structures, 
parking lots, common areas, and private sidewalks, to leave the subject property 
when identified as a trespasser by the property owner’s authorized 
representatives.  [Citation - Section 9.04.010(B)(8&9) of the SCMC]   
         (Code Compliance) _____ 
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44. Property owner, or designee, shall be responsible for ensuring that no noise-

generating maintenance activities on the subject property are conducted between 
the hours of ten (10:00) p.m. and seven (7:00) a.m. Such prohibited activities 
include, but are not limited to, dumping trash into outside trash bins, the use of 
parking lot sweepers, and the use of high-pressure washers. [Citation - Section 
8.48.070(P) of the SCMC]         (Code Compliance) _____ 
 

45. Property owner, or designee, shall be responsible for ensuring that no loud and 
excessive noise-generating activities on the subject property in connection with 
loading or unloading any vehicle or the opening and destruction of bales, boxes, 
crates and containers are conducted between the hours of ten (10:00) p.m. and 
seven (7:00) a.m.  [Citation - Section 8.48.070(O) of the SCMC]   
         (Code Compliance) _____ 
 

46. If parking becomes a negative impact on surrounding properties, the property owner, 
or designee, shall submit a Parking Management Plan to be reviewed and approved 
by the Community Development Director.  Should implementation of the Parking 
Management Plan not mitigate the negative impact, CUP 16-349 may be modified or 
revoke by the Planning Commission.      (Plng.)_____ 
 

47. The wedding venue shall be removed from the project exhibits.  A Special Activities 
Permit shall be obtained for any private event located on the lawn located at the 
southeast corner of the property.       (Plng.)_____ 
 

48. Any vacant, interior spaces being temporarily repurposed a special event shall be 
approved by the Building Official and Orange County Fire Authority. 

                  (Bldg./OCFA)_____ 

49. Any outdoor stages or structures must conform to the safety requirements of the 
Building Official and Orange County Fire Authority.   (Bldg./OCFA)_____ 
 

50. This approval for Conditional Use Permit shall require review and approval by the 
Planning Commission within 12 months from the date of commencement for the 
use.  The Planning Commission's decision may include modifications/revisions to 
the conditions of approval, approval of Use Permit on a permanent basis, or 
revocation of the permit, based on the required findings.   (Plng.)_____ 
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Conditions added in 2022 for CUP 22-328 
 

51. The Outlets may host up to two weekly food drive events. Events shall be limited to 
two hours each and shall occur on weekdays during normal operating hours at the 
Outlets.       (Plng./Code)___________ 

 
52. The Outlets may host up to 12 partnership events per year with local non-profits or 

religious groups. Example events include a “Trunk or Treat” or a Christmas worship 
service. The Outlets shall post an annual calendar of events on their website.  
             
       (Plng./Code)___________ 

 
53. The following conditions pertain to the Car Show event (currently operated by South 

OC Cars & Coffee): 
 

a. Events are permitted to occur weekly during the months of April through 
September and biweekly (twice per month) between October and March.  

b. Events shall occur between 9:00-11:00 a.m. on Saturday mornings. Outlets 
security and event staff/volunteers shall post the temporary signage by 8:00 
a.m. and removed by noon on the same day. Signage shall be posted in 
accordance with the exhibits provided to the City, which indicate at least 25 
signs providing direction and clarifying the rules of participation. 

c. Security and management for the car show shall be in conformance with the 
policies set forth in the Security and Management Plan, reviewed and 
approved by the City.  Any modifications to the Security and Management 
Plan shall be reviewed and approved by the Community Development 
Director prior to enactment. 

d. The event management shall hold a volunteer meeting prior to every event to 
coordinate and assign duties and review the event rules (no revving, etc). A 
volunteer shall be stationed at Via Canon Verde, ensuring that attendees do 
not enter the residential area unnecessarily. 

e. Car show participants shall queue and enter along the rear of the Outlets 
property, nearest the freeway. Participants shall exit via the same route. The 
existing metal swinging gates on the south side of Via Canon Verde (main 
Outlets entry) which provide access to the surface of the parking garage shall 
be closed from 7 a.m. until 11:30 a.m.  

f. The property owner shall provide a minimum of four security personnel per 
event. Security personnel shall wear shirts, vests, or jackets clearly labeled 
with “SECURITY”. 

g. The operator shall provide a minimum of 15 volunteers per event. The 
volunteers must wear an event provided shirt, vest, or jacket that clearly 
identifies them as an official volunteer. 

h. This approval for an amendment of Conditional Use Permit 16-349 shall 
require review and approval by the Planning Commission within 12 months 
from the date of commencement for the use.  The Planning Commission's 
decision may include modifications/revisions to the conditions of approval, 
approval of Use Permit on a permanent basis, or revocation of the permit, 

23



Resolution No. PC 22-031  Page 11 

based on the required findings. 
 (Plng./Code)________

54. The Outlets shall monitor exterior noise levels using a decibel reader (such as a
REED Instruments R8070SD or other device approved by the Director of Community
Development) which records data during all events that use amplified sound to
ensure compliance with the City’s Exterior noise standards (SCMC 8.48.050).

 (Plng./Code)____

55. The Applicant (including any property owners and managers, and their designees)
understands, acknowledges, and shall be responsible for ensuring that the only
activities that occur on the subject site are those permitted by this permit and
routinely performed, provided, or undertaken by the subject land use, recognized on
an industry-wide basis on the date of this permit’s approval, or those activities
approved through another City, state, or federal permit or license.  Services or other
activities not typically associated with the specific use authorized by this permit shall
require separate review and approval by, but not limited to, the City, and are not
allowed until permitted.  Typical activities, functions, or events that would require
special permitting (such as a Special Activity Permit) would be those that involve
events in the parking lot or otherwise outside of an enclosed structure, open houses
(other than for real estate sale purposes), the subleasing of the building or property,
exhibitions or contests, fairs, sporting events, concerts or entertainment shows, etc.
The owner or designee shall be responsible for notifying the Planning Division at
least 30 days prior to any special activity or event to verify whether additional
permitting is required for the service, event, or activity. [Citation - Section 17.28.295
of the SCMC]

 (Plng./Code)_______

All Conditions of Approval are standard, unless indicated as follows: 
 Denotes modified standard Condition of Approval
 Denotes special standard Condition of Approval
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Guest Parking (Blue)

Participant Parking (Green)
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Hourly Visits

Outlets at San Cleme…

101 W Avenida Vista Hermos…
Outlets at San Cleme…

101 W Avenida Vista Hermos…
Outlets at San Cleme…

101 W Avenida Vista Hermos…

Metric:

Visits

Daily Visits

Outlets at San Cleme…

101 W Avenida Vista Hermos…
Outlets at San Cleme…

101 W Avenida Vista Hermos…
Outlets at San Cleme…

101 W Avenida Vista Hermos…

Metric:

Visits

Friday mornings

Friday mornings Saturday mornings

Sunday morningsSaturday mornings

Sunday mornings

Attachment 4:
Outlets at San Clemente Visitation
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Length of Stay

Outlets at San Cleme…

101 W Avenida Vista Hermos…
Outlets at San Cleme…

101 W Avenida Vista Hermos…
Outlets at San Cleme…

101 W Avenida Vista Hermos…

Metric:

Visits

Average Median

64 min 44 min

68 min 51 min

81 min 68 min

Friday mornings Saturday mornings Sunday mornings
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Saturday mornings

Sunday mornings

Friday mornings

Outlets at San Clemente: Origin of Visitors
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Last 12 Months Visitors, Residents Days of Week / Friday Time of Day / 08:00 am - 12:00 pm

Visitors, Residents Days of Week / Saturday

Time of Day / 08:00 am - 12:00 pm Visitors, Residents Days of Week / Sunday

Time of Day / 08:00 am - 12:00 pm

Visits Trend

Outlets at San Cleme…

101 W Avenida Vista Hermos…
Outlets at San Cleme…

101 W Avenida Vista Hermos…
Outlets at San Cleme…

101 W Avenida Vista Hermos…

Metric:

Visits

Aggregation:

Weekly

Export

Vs
101 W Avenida Vista Her…

Outlets at …
101 W Avenida Vista Her…

Outlets at …
101 W Avenida Vista Her…

Outlets at …
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Last 12 Months Visitors, Residents Days of Week / Friday Time of Day / 08:00 am - 12:00 pm

Visitors, Residents Days of Week / Saturday

Time of Day / 08:00 am - 12:00 pm Visitors, Residents Days of Week / Sunday

Time of Day / 08:00 am - 12:00 pm

Household Income

Outlets at San Cleme…

101 W Avenida Vista Hermos…
Outlets at San Cleme…

101 W Avenida Vista Hermos…
Outlets at San Cleme…

101 W Avenida Vista Hermos…

Average Median

130K 94K

123K 91K

128K 96K

Export

Vs
101 W Avenida Vista Her…

Outlets at …
101 W Avenida Vista Her…

Outlets at …
101 W Avenida Vista Her…

Outlets at …
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Nov 19th, 2021 
Nov 18th, 2022

Monday Tuesday Wednesday Thursday Friday Saturday Sunday

12:00:00 AM 0.01% 0.01% 0.01% 0.02% 0.03% 0.05% 0.07%
1:00:00 AM 0.02% 0.00% 0.00% 0.00% 0.01% 0.01% 0.02%
2:00:00 AM 0.01% 0.00% 0.00% 0.00% 0.00% 0.01% 0.01%
3:00:00 AM 0.01% 0.01% 0.01% 0.01% 0.01% 0.01% 0.01%
4:00:00 AM 0.01% 0.01% 0.02% 0.01% 0.01% 0.02% 0.01%
5:00:00 AM 0.05% 0.03% 0.05% 0.04% 0.05% 0.03% 0.02%
6:00:00 AM 0.10% 0.07% 0.08% 0.08% 0.11% 0.11% 0.08%
7:00:00 AM 0.15% 0.16% 0.16% 0.16% 0.23% 0.42% 0.15%
8:00:00 AM 0.29% 0.24% 0.28% 0.26% 0.33% 2.44% 0.32%
9:00:00 AM 0.54% 0.38% 0.43% 0.48% 0.50% 5.52% 1.19%

10:00:00 AM 1.01% 0.75% 0.83% 0.87% 1.08% 4.73% 2.94%
11:00:00 AM 1.50% 1.21% 1.22% 1.29% 1.72% 3.38% 3.66%
12:00:00 PM 1.89% 1.58% 1.57% 1.58% 2.23% 3.58% 3.87%
1:00:00 PM 1.99% 1.69% 1.60% 1.67% 2.33% 3.90% 4.04%
2:00:00 PM 1.82% 1.53% 1.48% 1.56% 2.07% 3.89% 3.86%
3:00:00 PM 1.77% 1.55% 1.54% 1.51% 2.13% 3.58% 3.55%
4:00:00 PM 1.77% 1.55% 1.61% 1.65% 2.27% 3.31% 3.18%
5:00:00 PM 1.75% 1.65% 1.78% 1.86% 2.39% 3.26% 2.74%
6:00:00 PM 1.68% 1.67% 1.80% 1.78% 2.61% 2.93% 2.13%
7:00:00 PM 1.36% 1.49% 1.48% 1.51% 2.33% 2.41% 1.50%
8:00:00 PM 0.85% 0.92% 0.91% 0.98% 1.60% 1.56% 0.88%
9:00:00 PM 0.45% 0.46% 0.45% 0.60% 0.98% 0.99% 0.49%

10:00:00 PM 0.15% 0.17% 0.10% 0.27% 0.44% 0.44% 0.20%
11:00:00 PM 0.04% 0.05% 0.02% 0.07% 0.12% 0.13% 0.04%
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Classic Heatmap Based on Foot Traffic | Nov 19th, 2021 - Nov 18th, 2022

Outlets at San Clemente
San Clemente, CA

Download PDF

© 2022 Mapbox © OpenStreetMap

Day ofWeek Filter: Saturday / Time of Day Filter: 700AM-1100AMDelivery Date: 22 Nov 2022
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From: Chris Dolkas
To: Robert Beaulieu; Chris Dolkas; Lightfoot, Jonathan; James, Gene; Ward, Kathy; Duncan, Chris; Ferguson, Laura;

Knoblock, Steve; ross-pollard@Cox.net; Beverly Wiesen
Subject: Re: Outlet CUP
Date: Wednesday, November 30, 2022 8:18:16 PM

On Wed, Nov 30, 2022 at 10:20 AM Chris Dolkas <> wrote:
Good Morning, As you are aware, the Outlets have been operating the Weekly Car Show
without a permit for a number of months. The CUP request blankets the  seasonal Pumpkin
Patch, Christmas festivities (a few weeks each) with the Weekly Car Show that has
thousands of participants in High Performance Vehicles and Motorcycles. Many of which
are exempt from California State AQMD smog and exhaust regulations. The  CUP request is
referencing State CEQA 15301 as the events have a 'negligible' impact to the site. That
could be argued in that the above reference volume of high performance, noise and exhaust
producing vehicles, in a concentrated 4 hour window , is hardly negligible. If it's deemed
insignificant on site the same cannot be said for the City of San Clemente, specifically the
surrounding neighborhoods of Shorecliffs, Sea Summit, Marblehead, The Coast, The
Reserve ,North Beach, also the Pico, Vista Hermosa, La Pata , El Camino corridors, as well
as the I-5 on and off ramps.
Conversations with  local PD have made it clear that the volume of cars and the above
referenced spread out geography makes effective law enforcement impossible. As you also
may be aware other municipalities (Dana Point, Laguna Beach, Corona Del Mar and
Newport) have set up enforcement traps on Pacific Coast Highway to divert the traffic out of
their communities on Saturdays after our Car Show.

The Cities of Newport Beach, Laguna Beach, Laguna Niguel, Irvine, San Juan Capistrano
have all declined to bring this weekly street racing environment to their towns. I personally
have witnessed several 'fender bender' accidents as well as 2 rollovers. I was nearly hit (as a
pedestrian) in one of those. Many times while walking through crosswalks on Vista
Hermosa, we have had to sprint to avoid being hit by racing vehicles unwilling to stop for
us.

The City has designated Vista Hermosa interchange 'flawed' requiring immediate
supervision (6 crossing guards) during school hours. If it's flawed during regular weekday
traffic patterns, what is it with the thousands of supercharged cars on Saturday mornings.
One sidewalk, one bike lane for 2 way pedestrian/E-bike traffic!

I am told that the operator of Ruby's ( also the owner of the Outlets) claims that business on
Saturdays is up 20% because of the Car Show. That % is 'negligible' coming off very dismal
volume there during the week. The ill conceived Outlets have never come close to fulfilling
their optimistic forecasts of the tax revenue for our town. At what cost qualitatively to those
that live here? Can you put a price on the safety and peaceful enjoyment?

Let's put the RESIDENTS FIRST on this decision and terminate these Car Shows. The Car
Clubs and Rally's will still show up every week if we allow these even on an abbreviated
schedule( monthly, bi-weekly etc).

Anyone voting on this that has/had a relationship with the principals involved in the Outlets
or Car shows , should recuse themselves in this issue.
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Thank You , Chris Dolkas
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From:
To:
Subject:
Date:

Lou Leto
Lightfoot, Jonathan
In support of Cars and Coffee
Tuesday, November 29, 2022 1:13:06 PM

Mr. Lightfoot,

To look forward, we need to look back.

Nearly one hundred years ago, when Ole Hanson wanted to promote his vision of San Clemente as a
place to “Live, work, and play,” he tried to attract people from faraway San Diego and Los Angeles. In the
years since, as he, and later, city and business leaders continued that process, recognizing that our
Spanish Village by the Sea would need events, activities, and other forms of interesting family-oriented
entertainment for residents and to attract visitors to support our local businesses.

Today, as in the past few years, San Clemente is fortunate to have an organized weekly event that
continues that tradition, organized by the members and volunteers of the South OC Cars and Coffee
group.  Not only is it consistent in quality, while arguably earning a reputation as the premier event of its
kind in the U.S., it is more than a static vehicle gathering. It’s a weekly city event that encourages the no-
cost participation of local residents, our students, our Marine and sailor neighbors, out-of-town visitors,
and even international guests, oftentimes accompanied by their families, to stroll with friends and/or meet
new folks, to share their experience and knowledge, discuss local or current events, enjoy our climate
and magnificent ocean and hillside views, while surrounded by historical, owner-modified, and modern
vehicles.  One might hear elders talking with young enthusiasts, or locals chatting with out-of-towners (or
international visitors with accents), describing experiences, exchanging traditional and new technological
methods and ideas, or encouraging another “convert” towards an appreciation for personal
transportation. 

Additionally, all “discover” the merits and offerings of San Clemente; participants support our restaurants,
retailers, shopping areas, fuel and electrical filling stations, and hotels. It would be a challenge to identify
any other family-oriented San Clemente activity of this scale that does this safely, consistently, or on such
a regular basis.  Those that cannot attend can remotely review the weekly summary via website or
access social media posts. All of the above is the envy of other cities or municipalities that would love this
kind of regular and positive community activity and benefit from such positive economic impact.  

Influenced by Ole Hanson’s vision and tradition, I encourage any and all support that you and our city
decision makers can lend to embrace, encourage, and support the long-term continuation of our Cars and
Coffee gatherings at The Outlets of San Clemente.

My apology that I cannot attend the December 7 meeting.    
Thank you for your review and consideration.

Respectfully submitted,
Lou Leto
City of San Clemente Honoree, Wall of Recognition
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From: Selff, Sean B.
To: Lightfoot, Jonathan
Subject: Cars and Coffee South Orange County, Simon Wehr and their Continued Use Permit
Date: Tuesday, October 25, 2022 7:33:33 AM
Attachments: image001.jpg

image002.jpg

Johnathan Lightfoot,
 I am writing this letter to express the positive impact the Simon Wehr’s Cars and Coffee has

had on the student population here at San Clemente High School, Primarily the Auto Academy. The
Saturday morning event promotes responsible car culture, a far cry from the normal street car take
overs many teen agers are involved in the days. The event provides students the opportunity to fuel
their individual passions and dreams with the vast numbers and varieties of vehicles on hand every
Saturday morning while also allowing them to educate themselves on the immense growth in
technology in our country that reveals itself in our automobiles over the last 100 years. The students
look forward to this event and many are speaking about it on Fridays discussing who is going and the
cars they are looking forward to seeing and often time the discussion leads to talking about not
staying out late on Friday night so they can get up early Saturday morning, yet another positive of
the event: teaching students to be able to make positive choices that allow them better
opportunities. The event has also brought multiple manufactures to the community allowing
students to see greater career opportunities in the industry, and increase knowledge about; eco-
friendly electric performance vehicles, eco-friendly no electric vehicles and the always impressive
hyper cars. Simon and the whole staff do an amazing job of keeping the event organized and
controlled while bringing hundreds if not thousands of visitors to our town every Saturday willing to
spend money and enjoy the amazing place we live while supporting out local businesses. Simon and
the event also help promote some of our High School events and has been a great partner to our
Auto Academy inspiring students to push themselves harder and investing in the future. Now that
the event has been going on for so long it is hard to imagine how great the impacts of it not being
here would affect our students, let alone the local businesses.

Thank you,

Sean Selff
Director / Instructor
Automotive Technology Partnership Academy
San Clemente High School
949-366-9843 ext. 13811
Sbselff@capousd.org
https://www.sctritons.com/auto
https://www.instagram.com/schs_auto_academy/

title
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