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LSA ASSOCIATES, ING. : ADDENDUM
SEPTEMBER 2004 HEADLANDS DEVELOPMENT AND CONSERVATION PLAN

1.0 INTRODUCTION

1.1 PURPOSE AND SCOPE

The Headlands Development and Conservation Plan (HDCP) is proposed for a 121.3-acre site in
Dana Point, and includes residential, visitor/recreation commercial, recreation open space, and
conservation open space uses. The City of Dana Point prepared an EIR for the HDCP in 2001. The
City Planning Commission held public hearings for the HDCP on December 5 and December 12,
2001, and the City Council held public hearings for the HDCP on January 8 and January 22, 2002.
The City Council certified the Final EIR for the HDCP and approved the HDCP including
amendments to the Local Coastal Program (LCP), General Plan, Zoning Code, Development
Agreement, and a Planned Development District (PDD) to regulate and guide implementation of the
HDCP and forwarded it (less the Development Agreement) to the California Coastal Commission for
certification as an amendment to the Dana Point LCP.

The California Coastal Commission reviewed the components related to the LCP Amendment. On
January 15, 2004, the Coastal Commission denied certification of the LCP Amendment as originally
submitted but certified the City of Dana Point LCP Amendment 1-03, with suggested modifications,
and adopted revised findings associated with the certification on August 11, 2004. The Coastal
Commission certification was conditioned upon suggested modifications to the LCP Amendment,
which must be adopted by the City of Dana Point in order for the LCP to become effective. As part of
the City of Dana Point’s consideration of such suggested modifications, the City must consider the
potential for the suggested modifications to result in environmental effects from the HDCP not
previously addressed in the Dana Point Headlands Final EIR, certified in 2002 (“2002 Headlands

* EIR”). Therefore, this Addendum addresses the suggested modifications and completes the necessary
environmental analysis.

This is an Addendum to the previously certified Environmental Impact Report for the HDCP. These
documents, together with the other environmental documents incorporated by reference herein, serve
as the environmental review of the proposed project, as required pursuant to the provisions of the
California Environmental Quality Act (CEQA), Public Resources Code Section 21000 et seq., and the
State CEQA Guidelines.

The proposed project reviewed in this Addendum consists of the suggested modifications to the LCP
Amendment component of the HDCP, as certified by the California Coastal Commission action, and
includes the following requested entitlements and approvals needed in order to adopt the Coastal
Commission suggested modifications to the LCP Amendment:

1. Approval of this Addendum to the Certified Headlands EIR to address the potential
environmental effects of the changes made to the project (the modifications to the LCP
Amendment) since the original City approval and EIR certification in 2002.
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2. Adoption of the suggested modifications to the LCP Amendment through a General Plan
Amendment, Local Coastal Plan Amendment, Zone Change and Zone Text Amendment
Planned Development District, and related ordinances and resolutions.

Adoption of the suggested modifications will include an amendment to the Dana Point LCP for the
121.3-acre Dana Point Headlands site including changes to the LCP Land Use Plan (“LUP”), which
includes the Land Use Element, Urban Design Element, and Conservation and Open Space Element
of the City of Dana Point General Plan, and LCP Implementation Program (IP), including the Planned
Development District PDD for the site to allow development of up to 125 single-family residential
lots, visitor-serving commercial land use including a 65-90-room inn, a 35,000-square-foot
commercial site and 68.5 acres of public parks, conserved habitat, coastal trails and open space.

Pursuant to the provisions of CEQA and the State CEQA Guidelines, the City of Dana Point is the
Lead Agency charged with the responsibility of deciding whether or not to adopt the suggested
modifications for incorporation into the HDCP. As part of the decision-making process, the City of
Dana Point (“City”) is required to review and consider the potential environmental effects that could
result from construction and operation of the HDCP. The 2002 Headlands EIR found the following
effects of the project to be significant, unavoidable impacts of the proposed project: short-term air
quality impacts, long term operational air quality impacts, cumulative air quality impacts, and
cumulative off-site traffic noise impacts.

On January 22, 2002, the Dana Point City Council certified the Final Environmental Impact Report
(SCH #2001071015) (2002 Headlands EIR) and adopted Findings and a Statement of Overriding
Considerations for those environmental effects associated with the project that were found to be
unavoidable and adverse. After taking these actions relating to the 2002 Headlands EIR, the Council
approved the HDCP consisting of the LCP Amendment and General Plan Amendment, PDD, Zoning
Code Modification, and Development Agreement.

The California Coastal Commission held hearings on the proposed LCPA on October 9, 2003, and
January 15, 2004. The Coastal Commission approved the amendment to the LCP, with modifications
to the project. The changes to the LCP Amendment certified by the Commission result in a net
increase in the area designated for preservation of sensitive biological resources and a decrease in
areas designated for residential development. Modifications approved by the Commission include the
addition of policies to the LUP of the LCP intended to implement the requirements of the Coastal
Act, including the protection of coastal resources, and to create and preserve coastal access.
Modifications to the IP were made to ensure consistency with the policies and requirements of the

LUP.

The City’s review of the suggested modifications to the LCP Amendment certified by the California
Coastal Commission in this Addendum is limited by the provisions set forth in CEQA and the State
CEQA Guidelines. It is limited to examining the environmental effects that are associated with any
changes between the project as currently modified and the project reviewed in the certified 2002
Headlands EIR. Specifically, the City is to limit its review to evaluating only the changes in
circumstances and any new information of substantial importance.

Pursuant to CEQA and the State CEQA Guidelines, the City is conducting this Addendum in order to
determine whether there are any changes in circumstances or any new information of substantial
importance that would require preparation of a subsequent or supplemental EIR.
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According to Section 21166 of CEQA and Section 15162 of the State CEQA Guidelines, a
subsequent EIR cannot be required for the HDCP changes unless the City determines, on the basis of
substantial evidence, that one or more of the following conditions are met:

1. Substantial changes are proposed in the project that require major revisions of the previous EIR
due to the involvement of new significant environmental effects or a substantlal increase in the
severity of the previously identified significant effects; :

2. Substantial changes have occurred with respect to the circumstances under which the project is
undertaken that will require major revisions of the previous EIR due to the involvement of new
significant environmental effects or a substantial increase in the severity of the previously
identified significant effects;

3. New information of substantial importance, which was not known and could not have been
known with exercise of reasonable diligence at the time the previous EIR was certlﬁed shows
any of the following:

A. The project will have one or more significant effects not discussed in the previous EIR;

B. Significant effects previously examined will be substantially more severe than identified 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 proponent declines to adopt the mitigation measures or alternatives; or

D. Mitigation measures or alternatives that are considerably different from those analyzed in the
previous EIR would substantially reduce one or more significant effects on the environment,
but the project proponent declines to adopt the mitigation measures or alternatives.

According to State CEQA Guidelines Section 15163, if any of the conditions noted above are present |
but only minor additions or changes would be necessary to make the previous EIR adequate to apply
to the project in the changed situation, a supplemental EIR may be prepared.

Section 15164 of the State CEQA Guidelines states that an Addendum to an EIR shall be prepared “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.” Thus, if none of the above conditions are
met, the City may not require preparation of a subsequent or supplemental EIR. Rather, the City can:

e Decide that no further environmental documentation is necessary; or

o Require that an Addendum be prepared.

This Addendum reviews the changes to the project and to the existing conditions that have occurred
since the 2002 Headlands EIR was certified and compares the environmental effects of the proposed
project with the modifications to the LCP Amendment with those of the original project previously
disclosed in the 2002 Headlands EIR. It also reviews any new information of substantial importance
that was not known and could not have been known with exercise of reasonable diligence at the time
the 2002 Headlands EIR was certified, and evaluates whether or not there are any new or more severe
significant environmental effects associated with changes in circumstances under which the proposed
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project is being undertaken. It further examines whether, as a result of any changes or any new
information, a subsequent or supplemental EIR may be required. This examination includes an.
analysis of the provisions of Section 21166 of CEQA and Section 15162 of the State CEQA
Guidelines and their applicability to the project. The focus of the examination is on whether the
previous 2002 Headlands EIR may be used for the proposed project.

Evaluation of Environmental Impacts

This Addendum compares the anticipated environmental effects of the proposed project as modified
by the Coastal Commission action on the LCP Amendment with those disclosed in the previous EIR
to review whether any of the conditions set forth in Section 15162 of the State CEQA Guidelines
requiring preparation of a subsequent or supplemental EIR are met. The potential environmental
effects of the proposed project are addressed for each of the following areas: :

» Aesthetics

o Air Quality

o Terrestrial Biological Resources

o  Cultural and Paleontological Resources
e Geology and Soils

s Hazardous Materials

o Hydrology

«  Water Quality

e Land Use

¢ Noise

» Public Services

» Recreation

e Transportation/Traffic

o Utilities

o Marine Biological Resources

e Coastal Processes

Chapter 4.0 contains the analysis and explanation of the potential environmental impacts of the

suggested modifications to the LCP Amendment. The analysis is the City’s basis for its determination
that no subsequent or supplemental EIR may be required for the proposed project.
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1.2 PREVIOUS ENVIRONMENTAL DOCUMENTATION AND PROJECT
APPROVALS

The proposed LCP Amendment affects 121.3 acres of land known as the Dana Point Headlands that is

" owned by a single entity, Headlands Reserve LLC. The site is located in the City of Dana Point,

Orange County, immediately upcoast of Dana Point Harbor.
In January 2002, the City of Dana Point approved the HDCP project, including the following actions:

Certification of the Environmental Impact Report

Adoption of a Mitigation Monitoring Program

Approval of an Amendment to the City of Dana Point General Plan
Approval of an Amendment to the Zoning Code and Zoning Map
Approval of a Planned Development District

Approval of an Amendment to the City of Dana Point LCP

N kD

Approval of a Development Agreement

The City’s action pertaining to the LCP Amendment was forwarded to the Commission for
certification. After denying the LCP Amendment as originally submitted in January 2004, the
Commission certified the LCP Amendment with suggested modifications. Many of the modifications
are editorial clarifications that are consistent with the original HDCP and EIR text. Other
modifications included by the Commission provide an additional level of specificity to project
implementation to ensure that project components, BMPs, mitigation measures, and other actions
intended to reduce environmental impacts are enacted in an effective and timely manner. Some
modifications included by the Commission are changes to the project or new project components.
These changes to the HDCP project description are addressed in Chapter 4.0 of this Addendum.

Since the Commission approved the LCP Amendment with suggested modifications, the City of Dana
Point must review and adopt the suggested modifications to the LCP Amendment certified by the
Commission.

Pursuant to Section 13544(a) of Title 14 of the California Code of Regulations, the City of Dana
Point City Council must, by action of its governing body, (1) acknowledge receipt of the
Commission’s receipt of the Commission’s resolution of certification of the LCP Amendment,
including the suggested modifications, (2) accept and agree to the suggested modifications and take
the formal action required to satisfy the suggested modifications (e.g., adoption of ordinances and
Zone Text and General Plan amendments to incorporate the suggested modifications), and (3) agree
to issue coastal development permits for the total area included in the certified LCP.

1.3 FINDINGS OF THIS ADDENDUM

The City of Dana Point is the Lead Agency for the proposed HDCP project. The City has determined
that analysis of the project’s environmental effects is best provided through use of an Addendum, and
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that none of the conditions set forth in Public Resource Code Section 21166 or Section 15162 of the
State CEQA Guidelines requiring preparation of a subsequent or supplemental EIR have been met.

1. There are no substantial changes to the project that would require major revisions of the 2002
Headlands EIR due to new significant environmental effects or a substantial increase in the
severity of impacts identified in the 2002 Headlands EIR;

2. No substantial changes have occurred in the circumstance under which the project is being
undertaken that will require major revisions of the 2002 Headlands EIR to disclose new
significant environmental effects or that would result in a substantial increase in the severity of
the impacts identified in the 2002 Headlands EIR; and

3. There is not any new information of substantial importance, which was not known at the time the
2002 Headlands EIR was certified, indicating that

A. The project will have one or more significant effects not discussed in the 2002 Headlands
EIR;

B. There are no impacts that were determined to be significant in the 2002 Headlands EIR that
would be substantially more severe;

C. There are no additional mitigation measures or alternatives to the project that would
substantially reduce one or more of the significant effects identified in the 2002 Headlands

EIR; and

D. There are no additional mitigation measures or alternatives which were rejected by the project
proponent that are considerably different from those analyzed in the 2002 Headlands EIR that
would substantially reduce any significant impact identified in that EIR.

The complete evaluation of the potential environmental effects of the proposed project, including the
rationale and facts supporting the City’s findings, is found in Chapter 4.0 of this Addendum.

1.4 FORMAT OF ADDENDUM

This Addendum has been organized into four chapters, as described below:

Chapter 1.0: Introduction

Chapter 1.0 includes a description of the purpose and scope of the Addendum, previous
environmental documentation and project approvals, findings of the Addendum, and existing
documents to be incorporated by reference.

Chapter 2.0: Project Description

This chapter describes the location and setting of the project site, the needed City discretionary
actions in order to implement the proposed project changes (suggested modifications to the LCP
Amendment as approved by the Coastal Commission), an overview of how the project has changed as
a result of the Coastal Commission action, and the project description, which constitutes the changes
made to the HDCP since the original City approval. Those modifications included in the Coastal
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Commission approval that have the potential to have a physical effect on the environment are listed at
the end of Chapter 2.0 of this Addendum (Section 2.4). These are considered project changes and are
addressed in Chapter 4.0 of this Addendum.

Chapter 3.0: Summary of Project Changes and Modifications

Chapter 3.0 of this Addendum provides a summary table of the changes to the project as approved by
the Coastal Commission. The Coastal Commission approval and certification included 199 suggested
modifications to the LUP and IP components of the LCP.

Most of the Coastal Commission modifications are editorial changes, reorganization of text or
procedural clarifications, or changes that implement new or old project components. These
modifications are consistent with the original intent of the project and are therefore adequately
accounted for in the 2002 Headlands EIR, or they provide specific implementing mechanisms for the
new project changes as defined above and are therefore addressed in the analysis of project changes
in Chapter 4.0 of this Addendum. The modifications that do not constitute project changes are
addressed in Chapter 3.0 of this Addendum.

Chapter 4.0: Comparative Evaluation of Environmental Impacts

Chapter 4.0 addresses project modifications that are considered to be changes with the potential to
have a physical effect on the environment, and includes an analysis of the impacts of the revised
project compared with the impacts analyzed in the 2002 Headlands EIR. As explained in Chapter 1.0,
this comparative analysis has been undertaken, pursuant to the provisions of CEQA, to provide City
decision makers with the factual basis for determining whether any changes in the project, any
changes in circumstances, or any new information since the 2002 Headlands EIR was certified require
additional environmental review or preparation of a subsequent or supplemental EIR.

1.5 EXISTING DOCUMENTS TO BE INCORPORATED BY REFERENCE

Section 15150 of the State CEQA Guidelines permits an environmental document to incorporate by
reference other documents that provide relevant data.

The documents outlined in this section are hereby incorporated by reference, and the pertinent
material is summarized throughout this Addendum, where that information is relevant to the analysis
of impacts of the proposed project. All documents incorporated by reference are available for review
at the City of Dana Point, Community Development Department, 33282 Golden Lantern, Dana Point,
CA 92629, Attention: Kyle Butterwick.

o The Headlands Development and Conservation Plan Final EIR Volume 1-4, City of Dana Point,
Certified January 22, 2002.
o The Headlands Development and Conservation Plan, City of Dana Point, August 2001.

o The City of Dana Point General Plan, 1991, and EIR, and as amended in 1997.
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» Final Joint Environmental Impact Report & Environmental Impact Statement (EIR/EIS)
regarding Take Authorization for implementation of the County of Orange Central & Coastal
Subregion Natural Community Conservation Plan & Habitat Conservation Plan. May 1996.
Prepared for County of Orange Environmental Management Agency and U.S. Department of
Interior Fish and Wildlife Service. FEIR 96-26, FEIR 553. County of Orange.

« County of Orange. April 6, 2000. Draft EIR No. 579 Ocean Education Center. Prepared by
Robert Bein, William Frost & Associates.

o County of Orange. 1996. Comment Letters, Orange County Central & Coastal NCCP/HCP and
Joint EIR/EIS.

» County of Orange. 1996. Responses to Comments, Orange County Central & Coastal NCCP/HCP
and Joint EIR/EIS.

e County of Orange. 1996. Mitigation and Implementation Agreement Monitoring Program

o County of Orange. 1996. Natural Community Conservation Plan & Habitat Conservation Plan,
Central Coastal Subregion, Part I1I: Joint Programmatic EIR/EIS Specific Response to

Comments

« U.S. Fish and Wildlife Service. 2000. Endangered Species Act Incidental Take Permit
(TE 810581-1).

¢ County of Orange. 1996. Implementation Agreement Regarding the Natural Community
Conservation Plan & Habitat Conservation Plan for the Central/Coastal Orange County
Subregion of the Coastal Sage Scrub Natural Community Conservation Program.

s+ AMEC Earth and Environmental, Inc. Addendum Stability Evaluations and 10 Foot Setback
Revetment Setback Alternative. December 19, 2003.

+ California Coastal Commission. Letter to the City of Dana Point re: Dana Point Local Coastal
Program Amendment 1-03 Dana Point Headlands. August 20, 2004.

» California Coastal Commission. Revised Findings and Staff Report. July 28, 2004.

« RK Engineering Group, Inc. Letter to Headlands Reserve, LLC, re: Headlands Updated Land Use
and Trip Generation Analysis. September 8, 2004.

e Noble Consultants, Inc. Project Memorandum re: Revised Shorefront Protection Design. July 29,
2003. :

o Outdoor Engineers, AG, Memorandum Report, Noise Level Measurement, Crosslift Vitalhotel
Agathenhof. August 17, 2004.

In addition, several studies were completed at the request of the Coastal Commission or in response to
issues raised by Coastal Commission staff. These studies are listed in Appendix G of this Addendum
and are available for review at the California Coastal Commission, South Coast District Office, 200
Oceangate, 10th Floor, Long Beach, CA, 90802.

PAHLR130\Addendum\SCA as sent to City\Chapter 1.0 clean.doc «09/07/04» ’ 1-8



LSA ASSOCIATES, INC. ADDENDUM
SEPTEMBER 2004 HEADLANDS DEVELOPMENT AND CONSERVATION PLAN

1.6 CONTACT PERSONS

The Lead Agency for the Addendum for the Headlands project is the City of Dana Point. Any
questions about the preparation of this Addendum, its assumptions, or its conclusions should be re-
ferred to:

City of Dana Point

33282 Golden Lantern

Dana Point, California 92629

Attention: Kyle Butterwick, Community Development Director
Phone: (949) 248-3564
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2.0 PROJECT DESCRIPTION

BACKGROUND

As approved by the City of Dana Point in January 2002, the Headlands Development and
Conservation Plan (HDCP), is a mixed-use development project, including the following land uses:
residential, visitor/recreation commercial, recreation open space, and conservation open space. The
City of Dana Point certified an EIR in January 2002 for development of the master planned HDCP
project of up to 125 single-family residential lots, a maximum 110,750 square feet (sq ft.) of
Visitor/Recreation Commercial composed of a 65-room inn and related facilities, and 40,000 sq ft of
Visitor/Recreation Commercial situated at the corner of Green Lantern and Pacific Coast Highway
(PCH), 30.3 acres of Conservation Open Space that have public safety constraints, environmental
resources, and/or scenic value, and 31.7 acres of Recreation Open Space that include a trail system,
public parks, a public beach, and a series of public recreational visitor facilities. On-site circulation
and parking are provided for these uses. Approved vehicular access includes a new intersection at
PCH, an extension at Selva Road, and extensions of Street of the Green Lantern, and Scenic Drive.
The HDCP project also included an amendment to the Dana Point Local Coastal Program (LCP).

PROPOSED PROJECT ADDRESSED IN ADDENDUM

The California Coastal Commission subsequently certified LCP Amendment 1-03 to the Dana Point ‘
LCP provided that 199 suggested modifications be incorporated and adopted by the City of Dana
Point. These changes are the subject of this Addendum and are summarized later in this chapter.

2.1 PROJECT LOCATION AND SETTING

The HDCP site is located in the west-central portion of the City of Dana Point (City), in the County
of Orange (County). Regional access to the vicinity of the project site is provided by Interstate 5 (I-5)
to the southeast, the San Joaquin Hills Transportation Corridor (State Route 73 or SR-73) to the
northeast, and Pacific Coast Highway (PCH) adjacent to the eastern boundary of the project site. The
project site is located at PCH and Street of the Green Lantern. The Pacific Ocean borders the project
site to the southwest. (See Figure 2.1.)

The 121.3-acre project site includes a coastal promontory (Dana Point) that forms a series of bluffs,
an adjacent series of sloping terraces that descend to the ocean, and a hilltop that overlooks the coast.
These site features form three distinct planning areas: the Headlands Promontory Area; the Strand
Beach Area; and the Pacific Coast Highway/Hilltop Area.

The Headlands Promontory Area is the most southerly portion of the project site, consisting of steep
coastal bluffs and the gently sloping plateau above the ocean. This area forms the landmark that gives
the property its name. The Headlands bluffs are visible for several miles up and down the coast.
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The Strand Beach Area of the project site consists of a sandy beach surrounded by terraced slopes,
which was formerly developed as a 90-lot mobile home park that closed in 1988. This fenced area is
in a degraded condition with abandoned buildings, parking lots, asphalt streets, structural pads, walls,
and septic, water, and storm drainage facilities. Beginning in the 1950s, a 2,240-foot long and on
average, 17-foot high riprap revetment was installed along the edge of the former mobile home park
adjacent to the beach to protect slopes and improvements in this area from coastal erosion.

The Hilltop Area is located in the northeast portion of the site, is surrounded by urban development,
and directly fronts PCH. This portion of the project site is occupied by commercial storage facilities
and contains structures that were formerly used for horticultural operations and a hilltop that, at 288
feet above mean sea level, is the highest elevation on the project site and provides a 360 degree view
of the Pacific Ocean and the City.

Surrounding Site Conditions

The project site is surrounded by urban land uses, most of which have been in place for many years.
The majority of the adjoining development occurred in the 1970s and 1980s.

To the north and northeast is PCH and existing residential uses, including the Breaker Isle, Niguel
Terrace, and Chelsea Point residential areas, the commercial office building on Selva Road, and the
County-owned Salt Creek parking lot on Selva Road. Located to the east are existing visitor-serving
commercial uses and residential development. Existing residential development includes single-
family and multifamily residences adjoining the project site, on the west side of Green Lantern.
Commercial uses are located to the east of the Street of the Green Lantern and including Blue Lantern
Plaza and the Cannons and Chart House restaurants. Two residential enclaves are surrounded by the
project on three sides, but are not included in the project area. The HDCP site lies directly southeast
of Dana Point Harbor. The Dana Point Marine Life Refuge and the Niguel Marine Life Refuge are
located to the west and south of the project site.

Current Site Conditidns

The visual character of the project site consists of previously graded, disturbed or partially developed,
and undeveloped flat to steeply sloping coastal terrain overlooking the Pacific Ocean. The existing
land uses on the project site consist of a former plant nursery, a storage area, greenhouses, the
remains of a mobile home park and the privately owned Strand Beach, vacant land, and an on-site
road network. Existing improvements associated with these past and present land use activities
include storm drainage systems, water systems, septic systems, underground and aboveground
utilities, catch basins, a gate guard house, tennis court, garages, parking lots, shore revetment, street
paving, curbs and gutters, greenhouse commercial structures, several terraced pads, retaining walls,
street lighting, water hydrants, fencing, storm water outfalls, irrigation, and ornamental landscaping.
The vacant land supports both native and exotic vegetation.

Grading and development has occurred on several areas of the site. These include the improvements
associated with the former 90-lot mobile home park in the 40-acre Strand Beach area, which is
abandoned, run down, and visually blighted. Roadway improvements on site in the vicinity of the
Headlands Promontory and the PCH/Hilltop area include Cove Road, PCH, Dana Strand Road, Street
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of the Green Lantern, Scenic Drive, and Marguerita Road. Other improvements include the
commercial greenhouses, razor-wire topped chain-link fences, storage facilities, and former
horticultural operations found'in the Hilltop/Basin area. These facilities are generally run down and
visually blighted.

The site topography varies dramatically. It includes a gently sloping coastal promontory that rises
above the nearly vertical coastal bluffs. This portion of the property creates a distinctive landmark:
and is referred to as the “Headlands,” which has evolved into the common name for the entire site.
The terraces above Strand Beach have an overall slope gradient of five feet horizontal to one foot
vertical. The site ranges in elevation from sea level to 288 feet above mean sea level (msl).

Areas of the project site contain native and nonnative vegetation, including coastal sage scrub, native
and nonnative grassland, coastal bluff scrub, ice plant, cacti, and mature ornamental landscaping.
Juniper, ficus, palm, and eucalyptus trees exist within the northern portion of the project site, and
similar mature nonnative ornamental trees are found near the former horticultural area in the central
portion of the site. Palm trees and eucalyptus trees are located on the northern portion of the site at
the former mobile home park, now abandoned. :

There have been no significant changes to the project site or the adjacent properties since certification
of the EIR in January 2002.

2.2 PREVIOUS AND PROPOSED DISCRETIONARY ACTION BY THE CITY
OF DANA POINT

The HDCP provides for the orderly development and conservation of resources on the project site.
The project responds to the physical characteristics of the site and surroundings and establishes public
and private development opportunities. The HDCP will be implemented by a series of plans,
programs, and guidelines adopted by the City and applicable State and federal regulatory agencies.
The City of Dana Point approved the project, including the discretionary actions below, on January
22,2002.

1. Certification of the Environmental Impact Report

Adoption of Mitigation Monitoring Program

Approval of an Amendment to the City of Dana Point General Plan

Approval of an Amendment to the Zoning Code and Zoning Map

Approval of a Planned Development District

Approval of an Amendment to the City of Dana Point LCP

N s LN

Approval of a Development Agreement

The current City actions needed in order to adopt the Coastal Commission suggested modifications to
the LCP Amendment include:
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1. Approval of this Addendum to the certified Headlands EIR to address the potential
environmental effects of the changes made to the project since the original City approval and
EIR certification in 2002,

2. Adoption of the suggested modifications to the LCP Amendment through a General Plan
Amendment, Local Coastal Plan Amendment, Zone Change and Zone Text Amendment,
Planned Development District, and related ordinances and resolutions.

The Initial Study prepared as part of the 2002 Headlands EIR process determined that several
environmental effects of the proposed project will not be significant, specifically effects on
agricultural resources, mineral resources, and population and housing. These effects are discussed
briefly in Chapter 2.0 of the 2002 Headlands EIR. The proposed project changes do not necessitate a
change in these determinations, since the project site is not used for agricultural purposes or
designated as farmland, does not contain mineral resources of regional or Statewide importance, and
will not result in the demolition of housing units or the displacement of any residents. Therefore,
these effects are not addressed further in this Addendum. :

2.3 PROJECT OVERVIEW

The Coastal Commission approved the amendment to the LCP, with modifications. The changes to
LCP Amendment certified by the Commission result in a net increase in the area designated for
preservation of sensitive biological resources and a decrease in areas designated for residential
development. Modifications approved by the Commission include the addition of policies to the LUP
of the LCP intended to implement the requirements of the Coastal Act, including the protection of
coastal resources, and to create and preserve coastal access. Modifications to the IP were made to
ensure consistency with the policies and requirements of the LUP.

The City’s review of the suggested modifications to the LCP Amendment certified by the California
Coastal Commission in this Addendum is limited by the provisions set forth in CEQA and the State
CEQA Guidelines. It is limited to examining the environmental effects that are associated with any
changes between the project as currently modified and the project reviewed in the certified 2002
Headlands EIR. Specifically, the City is to limit its review to evaluating only the changes in
circumstances and any new information of substantial importance. Figure 2.2 shows the 2002
Headlands Development and Conservation Plan. Figure 2.3 reflects Coastal Commission
modifications to the LUP.

2.3.1 The City-Approved HDCP and Suggested Modifications by the Coastal Commission

Land Use Plan Amendment. The LCP amendment replaces—in its entirety—the certified Land Use
Plan (the 1986 Plan) presently effective on 95.1 acres of the 121.3-acre Dana Point Headlands site.
The 2004 Land Use Plan would be effective on the entire 121.3-acre site, including the portion of the
Strand area previously uncertified. The new plan will consist of the 1996 LUP composed of the Land
Use Element (LUE), Urban Design Element (UDE), and Conservation/Open Space Element (COSE)
of the City’s General Plan, which are to be amended by an action of the Dana Point City Council to
reflect the Coastal Commission-approved modifications to the LCP Amendment. The LUP
amendment contains language regarding the creation of Planned Development Districts (PDDs) in the
City that would apply to the entire area controlled by the 1996 LUP.
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The project description for the purpose of this EIR Addendum is limited to the project components
that changed between the time of the City’s original approval and the Coastal Commission
certification, with suggested modifications. Additions, deletions, and modifications to the project
made by the Coastal Commission and not previously reviewed by the City are addressed in this EIR
Addendum.

The Coastal Commission approval included 92 suggested modifications to the LUP, most of which
are text clarifications or clarifications/ restatements of implementation enforcement mechanisms.
Please see Chapter 3.0 of this Addendum for a summary of the changes to both the LUP and IP as
certified by the Coastal Commission. The Coastal Commission changes also include the project
changes described in this chapter and evaluated in this EIR Addendum. The Coastal Commission-
approved land use changes are summarized below, and by Planning Area in Appendix B.

a) Residential Land Use

The project as approved by the City designated 52.4 acres of the 121.3-acre Headlands area for
residential uses. The residential land use is divided into two areas, Planning Area 2 comprising
the Strand residential area, and Planning Area 6 comprising the Upper Headlands residential area.
In the Strand, the approved project allows a density of up to 3.5 dwelling units per gross acre.
Within the Upper Headlands, the project allows a density of 2.5 dwelling units per gross acre.

The Coastal Commission-approved modifications to the LCP Amendment reduced the acreage
devoted to residential use from 52.4 to 45.9, for a net change of 6.5 fewer acres within the Upper
Headlands residential area, but maintained the approved maximum number of residential lots of
125. Of the 6.5 acres, 3.7 acres were designated for inclusion in the Headlands Conservation Park
and 2.8 acres were added to the Hilltop Park and Greenbelt.

b) Visitor/Recreation Commercial Land Use

The project as approved by the City designated a total of 4.4 acres of visitor/recreation
commercial uses. Planning Area 9 included 2.8 acres of Visitor/Recreation Commercial land use
allowing a maximum of 110,750 sq ft for a 65-key inn. In addition, at the corner of PCH and
Street of the Green Lantern, Planning Area 4 comprises 1.6-acres designated for up to 40,000 sq
ft of visitor/recreation commercial use.

The Visitor/Recreation Commercial designation allows primarily visitor-serving uses, such as
restaurants, hotels and motels, commercial recreation specialty and convenience retail goods and
services, automobile service businesses, open space/recreational uses, and community public
facilities. ‘ '

Coastal Commission-approved modifications to the LCP Amendment included approval of a 65-
90-key inn and retained the maximum build-out of 110,750 sq ft. The suggested modifications
also require the reduction of visitor/recreation commercial use in Planning Area 4 to a maximum
of 35,000 sq ft, including the provision of a visitor information center and a 40-bed hostel, and six
parking spaces designated for visitors to the open space on site.
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¢) Recreation/Open Space and Roads

The project as approved by the City designated 62 acres of Recreation/Open Space and 2.5 acres
of public right-of-way/roads on the 121.3-acre Headlands site. Designated recreation-oriented
open space totaling 31.7 acres included Strand Vista Park (Planning Area 1) (9.9 acres)
overlooking Strand Beach Park (Planning Area 3) (5.2 acres); a portion of Harbor Point Park
(Planning Area 3a) (4.3 acres) overlooking Dana Point Harbor; and Hilltop Park and Greenbelt
(Planning Area 5) (12.3 acres), a high point with expansive view opportunities and some native
habitat areas. Harbor Point Park (Planning Area 8a) (4.3 acres) included three visitor serving
recreational facilities, the Lighthouse/Maritime Historical Center, the Cultural Arts Visitor
Center, and the Nature Interpretative Center. The Hilltop Park and Greenbelt included the
Conservation Visitor Center. Conservation-oriented open space totaling 30.3 acres includes the
Headlands Conservation Park (Planning Area 7) (24.2 acres) and a portion of Harbor Point Park
(Planning Area 8b) (6.1 acres), which are both bluff and bluff top promontories on the Headlands
site and contain habitat for sensitive species.

Coastal Commission-approved modifications to the LCP Amendment included the designation of
49.3 acres of environmentally sensitive habitat areas (ESHA), an increase in the conservation
open space area from 30.3 to 34.0 acres and an increase in recreation open space from 31.7 acres
to 34.5 acres. The Coastal Commission eliminated some visitor-serving facilities, including the
Maritime Historic Visitors Center (lighthouse), Cultural Arts Visitors Center, and Conservation
Visitors Center, and added a requirement that mechanized access (funicular) be constructed in
Planning Area 1 to provide transportation from the County parking lot to the pedestrian ramp to
Strand Beach. Visitor-serving facilities added by the Coastal Commission include a pedestrian
trail and benches along the top or landward side of the revetment, a new Mid-Strand Vista Park
Accessway, and public restrooms and shower facilities at south end of Strand Beach. '

Implementation Program Amendment. The LCP amendment would replace—in its entirety—the
certified Implementation Plan (IP) (the 1986 Plan) presently effective on 95.1 acres of the 121.3 acre
Dana Point Headlands site with an Implementation Plan that would apply to the entire 121.3 acre
project site. The new IP will consist of the 1996 IP composed of the City’s Zoning Code, which is
further amended to include provisions for the creation of Planned Development Districts (PDDs) in
the City and at the same time create a PDD for the 121.3-acre Headlands site.

a) Adoption of 1996 IP/Zoning Code

The Commission previously certified the 1996 IP through LCP Amendments 1-96 (which made
it effective in the Capistrano Beach area of the City) and 1-98 (which made it effective in the
Monarch Beach area of the City). The IP amendment would apply the 1996 IP/Zoning Code to
the Headlands area, except as otherwise provided in the HDCP. The Coastal Commission
certification included 107 suggested modifications to the IP, most of which are text clarifications
or clarifications/ restatements of implementation enforcement mechanisms. Please see Chapter
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3.0 of this Addendum for a summary of the changes to both the LUP and IP as approved by the
Coastal Commission.

b) Modifications to 1996 IP/Zoning Code

The HDCP modifies the previously certified 1996 IP/Zoning Code to create Chapter 9.34, by
incorporating an ordinance that allows the City to adopt PDDs. PDDs are similar to specific plans
in that both implement General Plan/LUP policy by establishing regulations, conditions, and
programs concerning development standards and precise locations for land use and facilities;
standards and locations for streets, roadways, and other transportation facilities; standards
indicating population density and building intensity, and provisions for supporting services and
infrastructure; specific standards designed to address the use, and development and conservation
of natural resources.

Coastal Commission modifications to the IP include procedural clarifications regarding the
relationship between PDDs, the HDCP, Zoning Ordinance, and Development Guidelines. The
Coastal Commission also stipulated that PDDs must conform with or carry out the provisions of
the certified LUP and that nonconflicting rules and procedures found in other parts of the LCP
remain applicable after adoption of PDDs.

¢) Headlands Planned Development District (Key Features)

The Headlands PDD is composed of Sections 3.0 and 4.0 of the HDCP. Section 3.0 establishes
the project zoning and development standards and incorporates by reference the general
provisions, the land use plan, and definitions. Section 4.0 provides development guidelines for the
area. The PDD augments the development standards identified in the IP/Zoning Code and
supersedes those standards where they conflict with the IP/Zoning Code or where the PDD
otherwise specifies that the standards identified supersede those identified in the IP/Zoning Code.

The HDCP also contains Section 5.0, which provides the City and landowner analysis of the
HDCP’s conformance with the Coastal Act. Section 5.0 contains no provisions beyond those
described in Sections 3.0 and 4.0 of the HDCP.

2.4 SUGGESTED MODIFICATIONS THAT MAY HAVE A PHYSICAL EFFECT
ON THE ENVIRONMENT '

2.4.1 Coastal Commission Action

The Coastal Commission certified the LCP Amendment with suggested modifications on January 15,
2004, and adopted revised findings associated with certification on August 11, 2004. The
Commission found that the subject LCP amendment could be approved if suggested modifications are
adopted. Among other findings, the Commission designated approximately 49.3 acres of
Environmentally Sensitive Habitat Area (ESHA) in the project area and found that certain aspects of
the development could only be allowed, such as specified ESHA impacts, in conjunction with other
project components including:
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1. Preservation, enhancement, dedication and perpetual management of all but 11.29 acres of ESHA
known to be present at the Headlands;

2. The dedication of the private portion of Strand beach to the public;

3. The construction and dedication of public parks, a public trail network throughout the Headlands,
and vertical and lateral public access to and along Strand Beach including realigning the existing
revetment an average of five feet landward, or easterly, from the existing alignment,
implementation of a program to retrieve any dislocated riprap from the beach that impedes public
access, and construction of a new lateral public access trail on top, or landward, of the revetment
and seaward of the entire length of the Strand residential development;

4. Implementation of extensive water quality management best management practices, including but
not limited to the construction and maintenance of structural best management practices to treat
off-site and on-site runoff;

5. The preservation of signiﬁcaht landforms including the Harbor Point and Headlands bluffs and
promontories and the Hilltop and ridgeline; and

6. The provision of lower-cost overnight accommodations (i.e., hostel) within Planning Area 4 in
conjunction with the construction of the Seaside Inn in Planning Area 9.

2.4.2 Summary of Physical Changes to the Project

Physical changes to the project are summarized in Tables 2A and 2B. The revisions to the project
resulting from the Coastal Commission’s certification of the LCP Amendment, with suggested
modifications, that have the potential to affect the physical environment include:

1. Reallocation of Land Uses

A. Reduce the size of the Upper Headlands Residential area (Planning Area 6) from 26.7
acres to 20.2 acres, and add the difference to areas designated
recreational/conservation open space.

B. Increase the size of Planning Area 5 from 12.3 acres to 15.1 acres and Planning Area
7 from 24.2 acres to 27.9 acres, increasing the total designated area of
recreational/conservation open space.

C. Realignment of the revetment landward, allowing for Strand Beach to be five feet
wider on average.

2. Modify Visitor Serving Uses
A. Provide a 40-bed hostel in Planning Area 4.

B. Reduce size of Visitor Recreation/Commercial use in Planning Area 4 from 40,000
sq ft to 35,000 sq ft.
C. Increase quantity of allowable rooms for the Seaside Inn from 65 to 65-90 keys

within Planning Area 9.
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Eliminate the visitor centers found to be in conflict with ESHA conservation

D.
requirements and likewise reorient the Nature Interpretive Visitor Center to avoid
ESHA impacts. Add a Visitor Information Center in Planning Area 4 that will be
directly accessible from Pacific Coast Highway, and add a restroom/shower facility
at the south end of Strand Beach.

E. Add six public parking spaces reserved for open space uses in Planning Area 4 that
will be directly accessible from Pacific Coast Highway:

3. Improve Public Access to the Coast

A. Provide a funicular from the Salt Creek public parking lot (Selva Road) to the
pedestrian ramp to Strand Beach along the North Strand Beach Accessway.

B. Realign the existing revetment 10 feet landward in the center, transitioning back to
the existing alignment at either end for an overall average 5 feet of additional beach,
and provide an 8-foot-wide lateral accessway, plus benches along the top; maintain
the revetments’ current average height of 17 feet.

C. Provide new Mid-Strand Vista Park Accessway from the County public parking lot to
the Central Strand Beach Accessway.

4. Preservation of Biological Resources

A. Reduction in size of the Upper Headlands Remdentlal area (Planning Area 6) by 6.5
acres from 26.7 acres to 20.2 acres.

B. Increase in size of Headlands Conservation Park (Planning Area 7) by 3.7 acres, from
24.2 acres to 27.9 acres.

C. Increase in size of Hilltop Park and Greenbelt Linkage (Planning Area 5) by 2.8
acres, from 12.3 acres to 15.1 acres.

D. The dedication, preservation, enhancement, and perpetual management of all but

11.29 acres of ESHA. Measures to implement this requirement include:

e A $2-million endowment to maintain the biological values of the City-owned and
maintained open space areas within the Headlands

« Revisions to fencing guidelines

« Revisions to the Headlands plant palette for areas other than the residential lots
and the hotel that require the use of plant species native to Coastal Orange
County

o Realignment of bluff top trails with minimum setback of 25 feet from coastal
bluff scrub vegetation

o Prohibit fuel modification within designated ESHA beyond the maximum 11.29
acres of allowable ESHA disturbance provided for in the suggested modifications

« Require a mitigation ratio of 3:1 (1:1 creation or substantial restoration) for
disturbances to ESHA with on-site mitigation preferred
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e Require the construction of a masonry wall (seven feet high) between designated
ESHA and Planning Areas 4 and 6 as well as fencing along trails in ESHA to
minimize impacts to resources

e Realignment of utilities outside of conservation areas and designated ESHA into
an alignment that minimizes impacts

5. Water Quality

A.

m Y 0w

Provide secondary treatment of storm water runoff to Dana Point Harbor.
Provide catch basin filters in all curb storm drain inlets.

Provide grease traps for restaurant/food service wash down areas.
Provide state-of-the-art irrigation controllers.

Consider and potentially utilize BMPs with the capability to provide equal or better
treatment compared to sand filters.

The changes to the project described above, and organized into five categories in Chapter 3.0, have
the potential to affect the environment. The project changes are summarized in Tables 2A and 2B.
These project changes are addressed in Chapter 4.0 in accordance with Public Resources Code
Section 21166 and CEQA Guidelines Sections 15162 and 15164.
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Table 2A: Land Use Statistical Summary’

Land Planning Residential Lots/
Use Acres Area Square Feet
Recreation Open Space (REC/OS)
Recreation Open Space (REC/OS) 9.9 1
_ 52 3
15.1423 5
43 8A
Subtotal REC/OS 34.534+7F
Conservation Open Space (CONS/OS)
Conservation Open Space 27.9242 7
(CONS/OS)
6.1 8B
Subtotal CONS/OS 34.036:3°
Visitor/Recreation Commercial (V/RC)
Visitor/Recreation Commercial 1.6 4 35.000 40;000-sq ft; 40-bed hostel
(V/RC) "
2.8 9 110,750 sq ft (65-90 65-keys)
Subtotal V/RC 4.4 145.750 $50;758-sq ft (65—
90 keysé65keys); 40-bed hostel
Residential (RSF 0-3.5) '
Residential Single Family 25.7 2 75 Lots
20.226-F 6 50 Lots
Subtotal (RSF 0-3.5) 45.952:4 125
Public Right-of-Way 2.5 1,6, 8A
Total Public Open Space 68.562-6
Total 121.3

1

Commission.

Strikeout and underscore indicate suggested modifications as approved by the Coastal
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Table 2B: Visitor Recreational Facility Statistical Summary’

Public Planning

Facility Area Maximum
Lightheuse A 2:000-sg¢-f
Cultural-Arts-Center SA 2-000-sg-f
Nature Interpretive Center 8A 2,000 sq ft
Conservation-Center 5 2:000-sq-f
Public Restrooms/Showers” 1 2x 500 sq ft
Visitor Information Center’ 4 800 sq ft’

Strikeout and underscore indicate suggested modifications as approved by the Coastal

Commission.
2 Public restrooms and showers shall be constructed at both the north and south ends of Planning

Area | above Strand Beach.

*  The Visitor Information Center may be constructed and operated in conjunction with the hostel
planned for the PCH V/RC, Planning Area 4.

*  Ifthe Visitor Information Center is incorporated into the hostel, there is no specific square
footage requirement.
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3.0 SUMMARY OF PROJECT CHANGES AND MODIFICATIONS

3.1 INTRODUCTION

On January 22, 2002, the City of Dana Point City Council certified the Environmental Impact Report
(EIR) for the Headlands Development and Conservation Plan (HDCP) and approved the project,
including amendments to the Local Coastal Program (LCP), General Plan and Zoning Code, and
approved a Planned Development District (PDD).

The California Coastal Commission (Coastal Commission) certified the City of Dana Point LCP
Amendment 1-03 for the Headlands project on January 15, 2004, with modifications, and approved
revised findings on August 11, 2004. Since the Coastal Commission action was focused on the
proposed amendment to the LCP, the Coastal Commission modifications to the project were
organized as modifications to either the Land Use Plan (LUP) or the Implementation Program (IP) of
the LCP and have been summarized in Summary Table 3A.

As explained in Chapter 1 of this Addendum, the City’s review of the proposed suggested
modifications to the HDCP approved by the Coastal Commission is limited by the provisions of
CEQA (Pub. Res. Code sec. 21166) and the State CEQA Guidelines (Guidelines sec. 15162). As
summarized in Summary Table 3A, many of the Coastal Commission modifications to the LCP
Amendment can be categorized as editorial changes, clarifications, introductory or summary text,
procedural clarifications, or requirements for additional studies which do not involve a physical
change to the environment or result in a change to the physical components of the project. Such
modifications do not require additional analysis under CEQA. Modifications that do not require
additional analysis under CEQA include the following:

Editorial Changes. These modifications include edits to the HDCP needed to reflect the
Coastal Commission changes in all applicable locations in the document and minor changes
or deletions to HDCP text.

Clarifications. Clarifications are modifications to the HDCP that are consistent with the
project as described and evaluated in the 2002 Headlands EIR and may provide additional
information or corrections that are consistent with the intent of the original action of the City
of Dana Point. Clarifications often restate components of the project described elsewhere for
the purposes of providing additional clarity in the LCP Amendment approved by the Coastal
Commission. Clarifications do not substantially affect implementation of the proposed
project. '

Introduction/Summary of Project Elements. Some project modifications are composed of
a brief introduction or summary of project elements that are described in greater detail
elsewhere.

Procedural Clarifications. Procedural clarifications are modifications that provide an
additional level of specificity to the implementation of project components in a manner that

PAHLR130\ddendum\SCA as sent to City\Chapter 3.0 clean.doc «09/07/04» 3-1



LLSA ASSOCIATES, INC. ADDENDUM
SEPTEMBER 2004 HEADLANDS DEVELOPMENT AND CONSERVATION PLAN

is consistent with the intent of the original action of the City of Dana Point as evaluated in the
2002 Headlands EIR. Procedural clarifications are generally intended to ensure that the
implementation of the project adheres to the project components and measures intended to
reduce impacts to the environment.

Additional Studies. In some cases, additional studies or documentation may be required to
be conducted during the project development review and implementation phase of the project.
The purpose of these studies is to verify, manage, or mitigate project impacts already
identified through the environmental review process in the 2002 Headlands EIR.

In addition, many of the suggested modifications required by the Coastal Commission are text or
procedural clarifications that are consistent with the original intent of the project as addressed in the
2002 Headlands EIR and do not require further CEQA action by the City. Suggested modifications
that may have a potential physical effect on the environment and therefore require further analysis
under CEQA are discussed in greater detail in Chapter 4.0 of this Addendum. The nature of the
modifications to the LCP Amendment required by the Coastal Commission is noted in Summary
Table 3A.
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LSA ASSOCIATES, INC. ADDENDUM
SEPTEMBER 2004 HEADLANDS DEVELOPMENT AND CONSERVATION PLAN

4.0 COMPARATIVE EVALUATION OF ENVIRONMENTAL IMPACTS

The following pages contain the analysis of the potential impacts of the Local Coastal Program (LCP)
Amendment, with approved modifications as certified by the Coastal Commission compared to the
potential impacts of the Headlands Development and Conservation Plan (HDCP) analyzed in the
certified 2002 Headlands Environmental Impact Report (“2002 Headlands EIR”). As explained in
Chapter 1.0, this comparative analysis has been undertaken, pursuant to the provisions of California
Environmental Quality Act (CEQA), to provide City decision makers with a factual basis for
determining whether any changes in the project, any changes in circumstances, or any new
information since the 2002 Headlands EIR was certified, require additional environmental review or
preparation of a subsequent or supplemental EIR. The bases for each of the findings are explained in
the analysis that follows. The accompanying information and analysis contained in this Addendum
will be forwarded to the City of Dana Point Planning Commission and City Council for review and
approval. :
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ADDENDUM

LSA ASSOCIATES, ING.
HEADLANDS DEVELOPMENT AND CONSERVATION PLAN

SEPTEMBER 2004

4.1 AESTHETICS

Existing Environmental Setting

Please see Section 4.1 of the certified 2002 Headlands EIR for a summary of the existing
environmental setting for aesthetics.

Certified 2002 Headlands EIR

Please see Section 4.1 of the certified 2002 Headlands EIR for the analysis of the potential aesthetic
effects of the HDCP.

The certified 2002 Headlands EIR identifies one potentially significant temporary impact related to
construction activities. Due to the amount of on-site activity and the potential for open, unplanted
earth during construction, a temporary adverse impact to visual resources may result from project
implementation. The certified 2002 Headlands EIR includes mitigation requiring screen fencing of
portions of the project site under construction, thereby reducing the short-term visual impact to below
a level of significance. The certified 2002 Headlands EIR identified no other significant impacts to

visual resources.

The Mitigation Monitoring and Reporting Program (MMRP) adopted in the certified 2002 Headlands
EIR as revised for this Addendum is included in Appendix A.

Proposed Project Changes

The LCP Amendment modifications being evaluated in this Addendum include a reallocation of land
uses, changes to visitor-serving uses and public access to the coast, changes to the proposed
revetment repair, and the increased preservation of biological resources. Please see Chapter 2.0,
Project Description, for more information regarding the LCP Amendment modifications.

The suggested modifications approved by the Coastal Commission that may affect visual resources
include a reallocation of land uses, changes to allowable vegetation types (plant palette), changes to
the revetment, expansion of fences or other barriers to restrict public or pet access into
environmentally sensitive habitat areas (ESHA), and clarifications to building heights calculation,
density, and lot sizes. Please see Chapter 2.0, Project Description, for more information regarding the
LCP Amendment modifications.

The LCP Amendment with approved modifications includes approximately 68.5 acres of public parks
and conservation open space, up to 3 miles of public trails, and four visitor recreation facilities.
Approximately 50 acres of the 121.3-acre site are planned for commercial and residential
development. No structural development will take place in those areas of the project site that are
designated conservation open space. Thus, implementation of the revised HDCP will primarily
impact those areas that will be developed for commercial, residential uses, and rights-of-way plus
portions of the recreation open space that are not designated for preservation of sensitive habitat.
Thus there will be a net increase in public open space of approximately 6.5 acres and a corresponding
decrease in residential development as compared to the HDCP as approved by the City of Dana Point.

PAHLR130\ddendum\SCA as sent to City\Chapter 4.0 clean.doc «09/07/04» 4-2



LSA ASSOCIATES, INC. ADDENDUM
SEPTEMBER 2004 HEADLANDS DEVELOPMENT AND CONSERVATION PLAN

Consistent with the previously analyzed project, preliminary development activities include removing
the existing dilapidated buildings, walls, paving, storm drains, streets, fencing, vegetation, structure,
and overhead utilities. These activities will have a positive visual impact, in that blighted areas will be
removed, and coastal views and outlooks will be established for the public in conjunction with the
designated land uses.

The LCP Amendment modifications minimize potential visual changes to the four major landforms—
the coastal bluffs, the two geographic points (Dana Point and Harbor Point), the Hilltop, and the
Strand Beach—by continuing to designate each area as a park or open space land use and by
expanding the natural open space for several of these park areas. The LCP Amendment modifications
are consistent with the spirit and intent of the previously analyzed project in that alterations to the
four major landforms are limited to those changes required to establish public parks, expanded natural
open space areas, trails, scenic overlooks, a visitor information center, restrooms, and related public
amenities. No new impacts are expected to occur that would degrade the visual character of these
landforms. :

Visitor/Recreation Commercial development is proposed for Planning Areas 4 and 9. Suggested
modifications approved by the Coastal Commission included a 65-90-key inn (previously 65 keys) in
Planning Area 9, but within the same maximum square footage and the same development envelope,
and a 40-bed hostel, a visitor information center, and six public parking spaces for open space users
as part of the development in Planning Area 4. The allowable commercial square footage in Planning
Area 4 was also reduced from 40,000 square feet (sq ft) to 35,000 sq ft.

Planning Area 9 is bordered by the Street of the Green Lantern, Scenic Drive, Cove Road, and
existing off-site residential and commercial uses. The certified 2002 Headlands EIR evaluated views
of Planning Areas 8A and 9 that included a Lighthouse/Historic Maritime Visitor Center (Planning
Area 8A). This visitor facility has been deleted from the project; the revised HDCP includes native
vegetation in the area that would have been occupied by the center. The 65-90-room Seaside Inn will
overlook the harbor, providing ocean views and visual access to the coast for guests. The Inn will also
include a public restaurant that will provide coastal views. The Coastal Commission specified that the
finished height of the Inn could not exceed 42 feet above the finished building pad elevation (roughly
three stories) and added restrictions as to the maximum pad height, and the HDCP requires building
materials used in its construction to visually relate to adjacent commercial facilities in terms of
location, scale, massing, and materials. Project implementation will require the removal of existing
fencing, utility poles, and degraded vegetation. No adverse impacts to public views will occur as part
of project implementation, and the LCP Amendment modifications do not result in any new,
previously unidentified impacts to visual resources.

As noted above, Planning Area 4, bordered by PCH and the Street of the Green Lantern, also includes
commercial/visitor-serving development. The Coastal Commission reduced the maximum square
footage from 40,000 sq ft to 35,000 sq ft and reiterated limitations on uses on the first floor. More
specifically, first-floor uses are limited to retail and/or visitor-oriented uses, while second-floor uses
may include professional offices. The approved modifications require the construction of a 40-bed
hostel, which falls within the 35,000 sq ft limitation. This Planning Area will also have six parking
spaces reserved for open space visitors. Consistent with the HDCP as evaluated in the certified 2002
Headlands EIR, the revised HDCP will require that all buildings complement the existing surrounding
neighborhood by emphasizing natural materials and building clustering. Public parking will be
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accessible from PCH but visually screened from all public roadways. The LCP Amendment
modifications will not worsen an impact previously identified or result in a new adverse impact
related to visual resources.

The LCP Amendment modifications approved by the Coastal Commission reduced the acreage
devoted to residential use from 52.4 to 45.9 acres but maintained the approved maximum number of
residential lots of 125. Project residential development is proposed in two areas: one within the Strand
and one known as the Upper Headlands (Bowl). The LCP Amendment modifications required by the
Coastal Commission reduced the size of the Upper Headlands residential area (Planning Area 6) from
26.7 to 20.2 acres; the maximum number of allowable units for this area remains 50 single-family
residences. The maximum allowable density for Planning Area 6 was not changed and remains at 2.5
units per acre. The minimum lot size in Planning Area 6 was reduced to 6,500 sq ft from 10,000 sq ft.
The smaller lot size will not result in a significant adverse impact because the architectural and
landscape design of the residential neighborhood must comply with HDCP Development Guidelines.
The HDCP regulates building heights and materials to protect ocean views while maximizing public
open space. Both neighborhoods will incorporate public recreation areas around the perlmeter to
enhance public access to recreation open space areas.

Coastal Commission approval of the gated access to the Strand residential area is dependent upon the
operational availability of a mechanized beach access, such as a funicular. As proposed, the funicular
will be constructed adjacent to existing northern Strand Beach Accessway from the County parking
lot to the existing ramp that accesses Strand Beach. It will have a visual presence compared with the
existing and planned pathway; however, the funicular cab has about the same dimensions as an
elevator car and is a relatively small and unique project feature that is not anticipated to have an
adverse effect on views to or from the project site. On average, the track for the funicular will be
approximately six feet below the level of the adjacent public accessway. Thus, the funicular will only

be partially visible.

The Coastal Commission also approved repair and maintenance of the existing revetment that extends
the length of Strand Beach (approximately 2,240 feet). The existing revetment will be moved
landward, or easterly, 10 feet at the center, gradually transitioning over a distance of 1,050 feet to the
existing alignment at either end, for an overall average setback of five feet from the existing
alignment. An eight-foot-wide lateral walkway plus benches and two picnic tables along the top or
landward of the revetment will be provided. As originally analyzed in the certified 2002 Headlands
EIR, the revetment was to be reconstructed to a height of 20 feet National Geodetic Vertical Datum
(NGVD). The approved modifications require that when repaired, the revetment cannot exceed its
existing average height of 17 feet NVGD. Thus, the revetment height will be three feet lower than
what was analyzed in the certified 2002 Headlands EIR. Realignment and repair of the revetment will
not result in significant adverse impacts. Rather, because the revetment will be lower in height than
the previously analyzed project, the impact will be reduced, and it will still enhance the visual
character of the area through the report of a dilapidated structure and related visual improvement to
other dilapidated conditions nearby. ‘

Consistent with the intent of the HDCP evaluated in the 2002 Headlands EIR, the LCP Amendment
modifications create public open space, parks, and greenbelt linkages with pedestrian trails and
landscape enhancements that visually link the entire development. In the open space areas, native
flora will replace invasive and nonnative plant species, and disturbed areas will be revegetated. The
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reconfiguration of residential areas within the Upper Headlands will preserve more ESHA and will
allow the conservation of an additional 6.5 acres of open space. The construction of the funicular
along an existing trail will provide public access to coastal resources without degrading the visual
character of the project site. The LCP Amendment modifications are-consistent with the HDCP
Design Guidelines and the design features contained therein and will not result in degradation of the
visual character of the project site or the surrounding areas. Consistent with the determination of the
certified 2002 Headlands EIR, the LCP Amendment modifications will not create a permanent
significant adverse visual impact and will not contribute to a significant cumulative aesthetic effect.
The LCP Amendment modifications also include refinements to the allowable plant species to be
used in landscaping for the project site. Generally, the plants will be those that are native to coastal
Orange County. This change is addressed in the Biological Resources section of this Addendum
(Section 4.3) and will result in revegetation that is consistent with the existing native vegetation on
site.

In sum, the LCP Amendment modifications are consistent with the certified 2002 Headlands EIR and
will not result in any new significant environmental impacts. Therefore, the comparison of anticipated
environmental effects of the proposed modifications with the impacts disclosed in the previous
certified EIR support the required CEQA findings below. Specifically, none of the conditions set
forth in Section 15162 of the State CEQA Guidelines that would require preparation of a subsequent
EIR have been met. '

Major EIR Revisions Not Required. Based on the foregoing analysis and information, there is no
evidence that the changes to the project require a major change to the certified 2002 Headlands EIR.
The revised HDCP project will not result in any new significant environmental impact, nor is there a
substantial increase in the severity of impacts from that described in the certified 2002 Headlands
EIR.

No Substantial Change in Circumstances Requiring Major EIR Revisions. There is no
information in the record or otherwise available that indicates that there are substantial changes in
circumstances that would require major changes to the certified 2002 Headlands EIR.

No New Information Showing Greater Significant Effects Than Previous EIR. This Addendum
has analyzed all available relevant information to determine whether there is new information that
was not available at the time the 2002 Headlands EIR was certified indicating that a new significant
effect not reported in the certified 2002 Headlands EIR may occur. Based on the information and
analysis above, there is no substantial new information that there will be a new significant impact
requiring major revisions of the certified 2002 Headlands EIR.

No New Information Showing Ability to Reduce Significant Effects in Previous EIR. There are
no alternatives to the project or additional mitigation measures that would substantially reduce one or
more of the significant aesthetic effects identified in and considered by the certified 2002 Headlands

EIR.
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4.2 AIR QUALITY

Existing Environmental Setting

Please see Section 4.2 of the certified 2002 Headlands EIR for a summary of the existing
environmental setting for air quality.

Certified 2002 Headlands EIR

Please see Section 4.2 of the certified 2002 Headlands EIR for the analysis of the potential air quality
effects of the HDCP.

Air quality impacts were analyzed to consider the potential long-term air quality impacts of the
HDCP as well as daily and quarterly emission thresholds for construction and operation. The HDCP
was considered to be consistent with the Air Quality Management Plan (AQMP).

Compliance with South Coast Air Quality Management District (SCAQMD) Rule 1403 was found to
lessen the emissions from demolition to a level of less than significant.

Mitigation measures would reduce the magnitude of fugitive dust impacts; however, the impacts
would remain significant and unavoidable.

Long-term air pollutant emission impacts are those associated with changes in permanent usage of the
project site. Implementation of the mitigation measures described in the certified 2002 Headlands EIR
would reduce the magnitude of the impacts of reactive organic compounds (ROC), carbon monoxide
(CO), and nitrogen oxide (NOx); however, these impacts would remain significant and unavoidable.

The MMRP adopted in the certified 2002 Headlands EIR as revised for this Addendum is included in
Appendix A.

Since the Basin is a nonattainment zone for ozone (O;)and CO, the project emissions would
cumulatively contribute to significant regional air quality impacts. Implementation of mitigation
measures and project conditions would reduce the project’s contribution to cumulative CO, ROC, and
NOy impacts; however, these impacts would remain significant and unavoidable.

Proposed Project Changes

The LCP Amendment modifications being evaluated in this Addendum include a reallocation of land
uses, changes to visitor-serving uses and public access to the coast, changes to the proposed '
revetment repair, and the increased preservation of biological resources. Please see Chapter 2.0,
Project Description, for more information regarding the LCP Amendment modifications.

As described in Section 4.13 of this Addendum, the LCP Amendment modifications would result in
86 fewer daily trip ends compared with the project as evaluated in the certified 2002 Headlands EIR.
Furthermore, the project changes result in slightly fewer a.m. peak-hour and p.m. peak-hour trips.
Therefore, project-related vehicular emissions will be comparable to or less than the levels evaluated
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in the earlier EIR. Similarly, the increased natural open space will result in a smaller grading
envelope and therefore will create slightly reduced construction-related air emissions.

The certified 2002 Headlands EIR found operational effects and cumulative air quality effects for
ROC, CO, and NOy were both significant and unavoidable. While the LCP Amendment
modifications result in a slight overall decrease in anticipated air emissions, the reduction is not
considered sufficient to reduce project or cumulative impacts to below a level of significance.

In conclusion, therefore, the LCP Amendment modifications are consistent with the certified 2002
Headlands EIR and may result in a slight reduction in overall air quality impacts. The proposed
changes do not require a major change to the certified 2002 Headlands EIR and will not result in any
new significant air quality impacts. Therefore, the comparison of anticipated environmental effects of
the proposed modifications with the impacts disclosed in the previous certified EIR support the
required CEQA findings below. Specifically, none of the conditions set forth in Section 15162 of the
State CEQA Guidelines that would require preparation of a subsequent EIR have been met.

Major EIR Revisions Not Required. Based on the foregoing analysis and information, there is no
evidence that the changes to the project require a major change to the certified 2002 Headlands EIR.
The revised HDCP project will not result in any new significant environmental impact, nor is there a
substantial increase in the severity of impacts from that described in the certified 2002 Headlands
EIR.

No Substantial Change in Circumstances Requiring Major EIR Revisions. There is no
information in the record or otherwise available that indicates that there are substantial changes in
circumstances that would require major changes to the certified 2002 Headlands EIR.

No New Information Showing Greater Significant Effects Than Previous EIR. This Addendum
has analyzed all available relevant information to determine whether there is new information that
was not available at the time the 2002 Headlands EIR was certified indicating that a new significant
effect not reported in the certified 2002 Headlands EIR may occur. Based on the information and
analysis above, there is no substantial new information that there will be a new significant impact
requiring major revisions of the certified 2002 Headlands EIR.

No New Information Showing Ability to Reduce Significant Effects in Previous EIR. There are
no alternatives to the project or additional mitigation measures that would substantially reduce one or
more of the significant air quality effects identified in and considered by the certified 2002 Headlands
EIR.
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4.3 TERRESTRIAL BIOLOGICAL RESOURCES

Existing Environmental Setting

Please see Section 4.3 of the certified 2002 Headlands EIR for a summary of the existing
environmental setting for biological resources.

Certified 2002 Headlands EIR

Please see Section 4.3 of the certified 2002 Headlands EIR for the analysis of the potential biological
effects of the HDCP.

The certified 2002 Headlands EIR includes project design features (PDFs) and project conditions
(PCs) to reduce or eliminate potential impacts to biological resources created by implementation of
the proposed project. (See Appendix A of this Addendum.)

The certified 2002 Headlands EIR concludes that direct and indirect impacts to vegetation
communities, including sensitive habitats, sensitive animal species, and sensitive plant species, would .
be reduced to less than significant levels through compliance with the Natural Communities
Conservation Plan (NCCP) Guidelines the NCCP/Habitat Conservation Plan (HCP) Program and
Impact Assessment (IA), along with implementation of the PDFs and PCs.

The MMRP adopted in the certified 2002 Headlands EIR as revised for this Addendum is included in
Appendix A.

Proposed Project Changes

The LCP Amendment modifications being evaluated in this Addendum include a reallocation of land
uses, changes to visitor-serving uses and public access to the coast, changes to the proposed
revetment repair, and the increased preservation of biological resources. Please see Chapter 2.0,
Project Description, for more information regarding the LCP Amendment modifications.

The LCP Amendment modifications approved by the Coastal Commission include the designation of
49.3 acres of ESHA within the HDCP area and changes to the distribution of land uses on site,
including a net increase in area devoted to Recreation Open Space and Conservation Open Space, and
a decrease in the area designated for residential development. The LCP Amendment modifications
also included the elimination of some visitor recreation facilities that were within the area that the
Coastal Commission designated as ESHA, the elimination of some trail alignments within the ESHA,
the elimination of fuel modification within the ESHA that would result in an excess to the total
allowable amount of ESHA disturbance of 11.29 acres, moving the nature interpretive center and
parking out of the ESHA, requiring a 3:1 mitigation of impacts to the ESHA, and requiring a two-
million-dollar endowment for the protection and management of habitat areas within the project area
designated for City ownership and maintenance.
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Designation of ESHA

The Coastal Commission identified 49.3 acres of ESHA on the HDCP site. ESHA is a term included
in the Coastal Act and used by the Coastal Commission as a tool for preserving areas with biological
resources or potential for biological resources. The certified 2002 Headlands EIR identified the
existing biological resources on the site including vegetation communities and wildlife species and
habitats. ESHA is not a term defined by CEQA and was not applied to the characterization of the
biological resources in the certified 2002 Headlands EIR. The Coastal Commission use of the term
ESHA in the LCP Amendment modifications does not, in and of itself, change the description of
resources or the HDCP project impacts. The certified 2002 Headlands EIR considered all potential
impacts to sensitive biological resources, as described above. The ESHA designation is a planning
tool used by the Coastal Commission to identify areas to be targeted for resource protection and
revegetation. The ESHA nomenclature does not alter the characterization of existing biological
resources on site, as conducted for the certified 2002 Headlands EIR.

The LCP Amendment, as modified, allows for the removal of 11.29 acres of designated ESHA.
Furthermore, one of the modifications included a requirement that most impacts to ESHA be
mitigated at a 3:1 ratio, including a 1:1 creation and/or substantial restoration of ESHA, preferably on
site. The LCP Amendment as modified by the Coastal Commission designating ESHA results in a net
increase in natural open space preserved on the site, therefore reducing impacts to biological
resources. The requirement that impacts to areas that Coastal Commission identified as ESHA be
mitigated offers greater protection to the natural environment compared with the HDCP project as
evaluated in the certified 2002 Headlands EIR. Also, the Coastal Commission findings stated that the
combination of ESHA preservation and 3:1 mitigation, along with other LCP Amendment
modifications, resulted in an approach to the future development and conservation of the site that
would, on balance, result in greater protection for the environment than other alternatives considered.

The Coastal Commission’s ESHA designation is new information that was not available at the time
the 2002 Headlands EIR was certified. This new information reflects LCP Amendment approved
modifications that resulted in an increase in natural open space and, therefore, a net beneficial effect

" on the natural environment. The requirement that impacts to ESHA be mitigated at a 3:1 ratio further

reinforces the conclusion that the LCP Amendment modifications do not result in a new significant
effect to biological resources not analyzed in the certified 2002 Headlands EIR. Based on the
information and analysis above, there is no substantial new information that will result in a new
significant impact that would require major revisions of the certified 2002 Headlands EIR.

The modifications approved by the Coastal Commission require the dedication, preservation,
enhancement, and perpetual management of all but 11.29 acres of ESHA, which is approved for
removal/disturbance in order to implement the project. As a result, a nonwasting endowment of two-

“million-dollars will be paid by the Developer to the City to maintain the biological value of the

proposed City-owned and maintained natural habitat open space areas within the Headlands.

Other LCP Amendment modifications offer additional protection to the ESHA, including the addition
of a masonry wall around Planning Areas 4 and 6 to serve as a buffering mechanism and to separate
the development area from the ESHA to reduce potential light, noise, and other potential effects of
development on the biological resources. Other modifications include an extension of the monitoring
period for the marine environment, elimination of fuel modification within designated ESHA,
additional fencing requirements within and around ESHA, and revisions to the plant palette requiring
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the use of plants native to coastal Orange County. The native landscape requirement applies to all
areas within the HDCP with the exception of landscaping on residential lots and the Seaside Inn site.

Land Use Distribution

The LCP Amendment modifications approved by the Coastal Commission included an increase in the -
designated Conservation Open Space land use from 30.3 to 34.0 acres and an increase in the
designated Recreation Open Space land use from 31.7 acres to 34.5 acres. The elimination of the
visitor recreation facilities previously proposed in areas subsequently designated as ESHA also

further minimized impacts to ESHA areas. The redistribution of land uses reduces direct impacts to
Blochman’s dudlea by expanding the Hilltop Park to include the existing Blochman’s dudlea
population and other sensitive biological resources formerly included in the Upper Headlands
Residential Planning Area (PA6). In lieu of a set minimum width for buffers, the Coastal Commission
required that a masonry wall be constructed along the outer perimeter of Planning Areas 4 and 6.

The proposed modifications create a net increase in area devoted to habitat uses within the Recreation
Open Space and Conservation Open Space and a decrease in the area designated for residential
development. The proposed modifications provide increased protection and reduce if not eliminate
impacts to Blochman’s dudlea and Coulter’s saltbush. No new or increased impacts to sensitive plant
species are created by the LCP Amendment modifications. Instead, direct impacts to existing
Blochman’s dudlea and other species are greatly reduced. Should some impacts still occur in Planning
Area 4, consistent with PC 3-7, any Blochman’s dudlea that would be directly affected by project
grading will be relocated and protected.

The revised fuel modification procedures included in the LCP Amendment modifications are
consistent with the original intent of the certified 2002 Headlands EIR. Fuel modification cannot
occur within de51gnated ESHA beyond the 11.29 acres of allowable ESHA dnsplacement and will be
subject to the review and approval of Orange County Fire Authority (OCFA) prior to the issuance of
grading and building permits. The OCFA requires that the alternate means and methods of achieving
necessary fire protection provide a level of protection equivalent to the agency’s standard approved
methods. The alternate fuel method for the HDCP site allows enhanced preservation of existing
vegetation on site and reduces potential impacts to biological resources. The revision to the plant
palette requiring all native plant material, is consistent with the original intent of the certified 2002
Headlands EIR, which specified preferential use of native vegetation. The proposed LCP Amendment
modifications including revised fencing guidelines and the addition of a wall around the residential
area are consistent with the intent of the certified 2002 Headlands EIR and will further protect open
space areas from trampling by pedestrians and impacts from feral cats and dogs.

The proposed LCP Amendment modifications will not increase the severity of an impact previously
identified or result in a new adverse project or cumulative impact related to terrestrial biological
resources. Therefore, the proposed modifications are consistent with the certified 2002 Headlands
EIR, do not require a major change, and will not create a new significant impact. Therefore, the
comparison of anticipated environmental effects of the proposed modifications with the impacts
disclosed in the previous certified EIR support the required CEQA findings below. Specifically, none
of the conditions set forth in Section 15162 of the State CEQA Guidelines that would require
preparation of a subsequent EIR have been met.
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Major EIR Revisions Not Required. Based on the foregoing analysis and information, there is no
evidence that the changes to the project require a major change to the certified 2002 Headlands EIR.
The revised HDCP project will not result in any new significant environmental impact, nor is there a
substantial increase in the severity of impacts from that described in the certified 2002 Headlands
EIR.

No Substantial Change in Circumstances Requiring Major EIR Revisions. There is no
information in the record or otherwise available that indicates that there are substantial changes in
circumstances that would require major changes to the certified 2002 Headlands EIR.

No New Information Showing Greater Significant Effects Than Previous EIR. This Addendum
has analyzed all available relevant information to determine whether there is new information that
was not available at the time the 2002 Headlands EIR was certified indicating that a new significant
effect not reported in the certified 2002 Headlands EIR may occur. Based on the information and
analysis above, there is no substantial new information that there will be a new significant impact
requiring major revisions of the certified 2002 Headlands EIR.

No New Information Showing Ability to Reduce Significant Effects in Previous EIR. There are
no alternatives to the project or additional mitigation measures that would substantially reduce one or
more of the significant biological effects identified in and considered by the certified 2002 Headlands
EIR. Co :
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4.4 CULTURAL AND PALEONTOLOGICAL RESOURCES

Existing Environmental Setting

Please see Section 4.4 of the certified 2002 Headlands EIR for a summary of the existing
environmental setting for cultural and paleontological resources.

Certified 2002 Headlands EIR

Please see Section 4.4 of the certified 2002 Headlands EIR for the analysis of the potential effects of
the HDCP to cultural and paleontological resources.

The certified 2002 Headlands EIR concludes that potential effects to historic resources are below a
level of significance, as there are no historic resources on site. The EIR also concludes that impacts to
unknown archaeological, historical, or paleontological resources are potentially significant. However
Mitigation Measures 4-1.A through 4-1.D (requiring monitoring of grading activities, testing of any
unique archaeological or paleontological resources that are uncovered, and the procedures for
notifying and removing human remains if encountered) reduce these potential project and cumulative
effects to below a level of significance.

The MMRP adopted in the certified 2002 Headlands EIR as revised for this Addendum is included in
Appendix A.

Proposed Project Changes

The LCP Amendment modifications being evaluated in this Addendum include a reallocation of land
uses, changes to visitor-serving uses and public access to the coast, changes to the proposed
revetment repair, and the increased preservation of biological resources. Please see Chapter 2.0,
Project Description, for more information regarding the LCP Amendment modifications.

The certified 2002 Headlands EIR identifies two small areas within the project site within Harbor
Point Park (Planning Area 8) that have the potential to produce paleontological resources, which may
be exposed during grading and other earth-clearing construction activities. As stated above, these
potential impacts can be reduced to below a level of significance with mitigation. Improvements to
Harbor Point Park have been significantly scaled back with the Coastal Commission’s deletion of two
visitor centers and other improvements, including a reduction in trails. The reduced grading and
disturbance envelope associated with the LCP Amendment modifications indicate that the
modifications would result in reduced or similar potential impacts to paleontological resources
compared with the HDCP as evaluated in the 2002.

The only known archaeological site is protected from adverse effects through its inclusion in the area
of the site designated for preservation and management as part of the Headlands Conservation Park.
No grading or construction activity is proposed or allowed in the area where site CA-ORA-75 is
located. The inclusion of the archaeological site in the area designated for preservation has not been
altered by the LCP Amendment modifications. Therefore, the LCP Amendment modifications are
consistent with the certified 2002 Headlands EIR regarding project and cumulatlve effects to cultural
and paleontological resources.
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There are no other modifications that would result in alterations of the cultural and paleontological
resources on site. Therefore, the LCP Amendment modifications that could have a potential effect on
cultural and paleontological resources are consistent with the certified 2002 Headlands EIR, do not
require a major change to the certified 2002 Headlands EIR, and will not result in any new significant
environmental impacts. Therefore, the comparison of anticipated environmental effects of the
proposed modifications with the impacts disclosed in the previous certified EIR support the required
CEQA findings below. Specifically, none of the conditions set forth in Section 15162 of the State
CEQA Guidelines that would require preparation of a subsequent EIR have been met.

Major EIR Revisions Not Required. Based on the foregoing analysis and information, there is no
evidence that the changes to the project require a major change to the certified 2002 Headlands EIR.
The revised HDCP project will not result in any new significant environmental impact, nor is there a
substantial increase in the severity of impacts from that described in the certified 2002 Headlands
EIR.

No Substantial Change in Circumstances Requiring Major EIR Revisions. There is no
information in the record or otherwise available that indicates that there are substantial changes in
circumstances that would require major changes to the certified 2002 Headlands EIR.

No New Information Showing Greater Significant Effects Than Previous EIR. This Addendum
has analyzed all available relevant information to determine whether there is new information that
was not available at the time the 2002 Headlands EIR was certified indicating that a new significant
effect not reported in the certified 2002 Headlands EIR may occur. Based on the information-and
analysis above, there is no substantial new information that there will be a new significant impact
requiring major revisions of the certified 2002 Headlands EIR.

No New Information Showing Ability to Reduce Significant Effects in Previous EIR. There are
no alternatives to the project or additional mitigation measures that would substantially reduce one or
more of the significant cultural effects identified in and considered by the certified 2002 Headlands
EIR. :
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4.5 GEOLOGY AND SOILS

Existing Environmental Setting

Please see Section 4.5 of the certified 2002 Headlands EIR for a summary of the existing
environmental setting for geology and soils.

Certified 2002 Headlands EIR

Please see Section 4.5 of the certified 2002 Headlands EIR for the analysis of the potential effects of
the HDCP to geology and soils.

The certified 2002 Headlands EIR concludes that the impacts of the proposed project will be less than
significant for exposure of project facilities to seismically induced fault rupture, exposure of project
facilities to soil instability resulting from subsidence, exposure of project facilities to seismically
induced ground shaking, and exposure of facilities to damage as a result of bluff retreat on the project
site. However, there are six potentially significant impacts, which include the following: (1) exposure
of project facilities to seismically related liquefaction/ground failure, (2) excessive damage due to
exposure of facilities to seismically induced landslides, (3) exposure of facilities to uncontrolled
erosion as a result of site grading or design, (4) exposure of project facilities to landslides or slope
instability, (5) exposure of project facilities to uncontrolled groundwater, and (6) exposure of project
facilities to damage as a result of expansive soils on the project site. The incorporation of mitigation
measures discussed in the certified 2002 Headlands EIR will result in the reduction of all of these
impacts to a less than significant level.

The MMRP adopted in the certified 2002 Headlands EIR as revised for this Addendum is included in
Appendix A.

Proposed Project Changes

The LCP Amendment modifications being evaluated in this Addendum include a reallocation of land
uses, changes to visitor-serving uses and public access to the coast, changes to the proposed
revetment repair, and the increased preservation of biological resources. Please see Chapter 2.0,
Project Description, for more information regarding the LCP Amendment modifications.

The LCP Amendment modifications include the landward realignment of the existing revetment 10
feet in the center, transitioning back gradually over a distance of approximately 1,050 feet to the
existing alignment at either end. Overall, the revetment setback will average five feet farther
landward (or easterly) than the existing alignment. The intent of this adjustment to the revetment is to
allow for improved public access through a wider public beach. The HDCP, as evaluated in the
certified 2002 Headlands EIR, allowed for a three-foot increase in elevation/height of the existing
revetment as part of the revetment repair. The LCP Amendment modifications specify that the
revetment remain at its current average height of 17 feet NGVD and will not be raised 3 feet to
elevation 20 (NGVD) as originally proposed. In addition, an eight-foot-wide walkway with benches
and two picnic tables will be constructed along the top of the revetment.
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The walkway will facilitate year-round lateral access regardless of the tide or seasonal sand level. All
changes to the revetment will be made consistent with the provisions of PDF 16-1 and in compliance
with all applicable safety standards and codes. The realigned revetment will continue to provide
erosion control and associated slope stability benefits to the project site comparable to the original
proposed reconstruction of the revetment wall and will also provide improved safety compared with
existing conditions, given the current state of disrepair of the existing revetment. Stability analyses
associated with the realignment of the revetment was conducted by the project geotechnical engineer
(AMEC Earth and Environmental, Inc. letter report dated December 19, 2003; see Appendix E of this
EIR) for evaluation by the Coastal Commission and provided to the City of Dana Point. The analyses
concluded that the required stability could be achieved, and the Coastal Commission concurred with
this finding. Therefore, the LCP Amendment modifications are consistent with the certified 2002
Headlands EIR regarding project and cumulative effects to geology.

There are no other LCP Amendment modifications that would result in alterations of the existing or
planned geologic conditions of the site. Therefore, the LCP Amendment modifications that could
have a potential effect on soils and geology are consistent with the certified 2002 Headlands EIR, do
not require a major change to the certified 2002 Headlands EIR, and will not result in any new
significant environmental impacts. Therefore, the comparison of anticipated environmental effects of
the proposed modifications with the impacts disclosed in the previous certified EIR support the
required CEQA findings below. Specifically, none of the conditions set forth in Section 15162 of the
State CEQA Guidelines that would require preparation of a subsequent EIR have been met.

Major EIR Revisions Not Required. Based on the foregoing analysis and information, there is no
evidence that the changes to the project require a major change to the certified 2002 Headlands EIR.
The revised HDCP project will not result in any new significant environmental impact, nor is there a
substantial increase in the severity of impacts from that described in the certified 2002 Headlands
EIR.

No Substantial Change in Circumstances Requiring Major EIR Revisions. There is no
information in the record or otherwise available that indicates that there are substantial changes in
circumstances that would require major changes to the certified 2002 Headlands EIR.

No New Information Showing Greater Significant Effects Than Previous EIR. This Addendum
has analyzed all available relevant information to determine whether there is new information that
was not available at the time the 2002 Headlands EIR was certified indicating that a new significant
effect not reported in the certified 2002 Headlands EIR may occur. Based on the information and
analysis above, there is no substantial new information that there will be a new significant impact
requiring major revisiens of the certified 2002 Headlands EIR.

No New Information Showing Ability to Reduce Significant Effects in Previous EIR. There are
no alternatives to the project or additional mitigation measures that would substantially reduce one or
more of the significant topography, soils, geology, and seismicity impacts identified in and
considered by the certified 2002 Headlands EIR.
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4.6 HAZARDOUS MATERIALS

Existing Environmental Setting

Please see Section 4.6 of the certified 2002 Headlands EIR for a summary of the existing
environmental setting for hazardous materials.

Certified 2002 Headlands EIR

Please see Section 4.6 of the certified 2002 Headlands EIR for the analysis of the potential hazardous
materials effects of the HDCP,

The certified 2002 Headlands EIR concluded that potential impacts related to exposure to asbestos-
containing material (ACM) released during demolition and removal of existing structures on site
would be reduced to less than significant levels by implementation of PC 6-1 requ1rmg predemolition
surveys and removal of any ACM in accordance with applicable regulations.

The 2002 Headlands EIR concluded that no cumulative impacts would result from implementation of
the HDCP. :

The MMRP adopted in the certified 2002 Headlands EIR as revised for this Addendum is included in
Appendix A.

Proposed Project Change

The LCP Amendment modifications being evaluated in this Addendum include a reallocation of land
uses, changes to visitor-serving uses and public access to the coast, changes to the proposed
revetment repair, and the increased preservation of biological resources. Please see Chapter 2.0,
Project Description, for more information regarding the LCP Amendment modifications.

The Coastal Commission did not make any LCP Amendment modifications that affect existing
hazardous materials on the project site. As recommended in the Phase I study (ASE 2000),
demolition, cleanup, and remedial activities will be conducted before the start of construction. The
LCP Amendment modifications approved by the Coastal Commission will not increase the severity of
potential project and cumulative impacts previously identified or result in a new adverse impact
related to hazardous materials. Therefore, the comparison of anticipated environmental effects of the
proposed modifications with the impacts disclosed in the previous certified EIR support the required
CEQA findings below. Specifically, none of the conditions set forth in Section 15162 of the State
CEQA Guidelines that would require preparation of a subsequent EIR have been met.

LCP Amendment modifications identified as “Hazards™ in the Coastal Commission staff report are
related to the Coastal Act mandate that development minimize risks to life and property in areas of
high geologic, flood, and fire hazard. HDCP changes that address this mandate and the minimization
of risk of life and property related to hazards as defined by the Coastal Act are addressed in Sections
4.5, Geology and Soils; 4.7, Hydrology; 4.11 Public Services; and 4.16, Coastal Processes of this

Addendum.
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Major EIR Revisions Not Required. Based on the foregoing analysis and information, there is no
evidence that the modifications to the HDCP require a major change to the certified 2002 Headlands
EIR, will not result in any new significant environmental impact, and will not create a substantial
increase in the severity of impacts from that described in the certified 2002 Headlands EIR.

No Substantial Change in Circumstances Requiring Major EIR Revisions. There is no
information in the record or otherwise available that indicates that there are substantial changes in
circumstances that would require major changes to the certified 2002 Headlands EIR.

No New Information Showing Greater Significant Effects Than Previous EIR. This Addendum
has analyzed all available relevant information to determine whether there is new information that
was not available at the time the 2002 Headlands EIR was certified indicating that a new significant
effect not reported in the 2002 Headlands EIR may occur. Based on the information and analysis
above, there is no substantial new information that there will be a new significant impact requiring
major revisions of the certified 2002 Headlands EIR.

No New Information Showing Ability to Reduce Significant Effects in Previous EIR. There are

- no alternatives to the project or additional mitigation measures that would substantially reduce one or
more of the significant circulation and transportation effects identified in and considered by the
certified 2002 Headlands EIR.
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4.7 HYDROLOGY

Existing Environmental Setting

Please see Section 4.7 of the certified 2002 Headlands EIR for a summary of the existing
environmental setting for hydrology.

Certified 2002 Headlands EIR

Please see Section 4.7 of the certified 2002 Headlands EIR for the analysis of the potential hydrology
effects of the HDCP.

The certified 2002 Headlands EIR determined implementation of the storm drain improvements and
maintenance procedures specified in the PDFs and PCs would reduce potential flooding and erosion
created by the project to less than significant levels.

The MMRP adopted in the certified 2002 Headlands EIR as revised for this Addendum is included in
Appendix A.

Proposed Project Changes

The LCP Amendment modifications being evaluated in this Addendum include a reallocation of land
uses, changes to visitor-serving uses and public access to the coast, changes to the proposed
revetment repair, and the increased preservation of biological resources. Please see Chapter 2.0,
Project Description, for more information regarding the LCP Amendment modifications.

The LCP Amendment modifications approved by the Coastal Commission increase the area
designated for public open space from 62.0 acres to 68.5 acres, decrease the amount of visitor-serving
facilities, and reduce the residential land use in the project area. The LCP Amendment modifications
approved by the Coastal Commission include additional catch basin inserts in all catch basins, grease
traps for restaurant/food service wash-down areas, and secondary treatment of surface runoff. Such
modifications are dealt with in Section 4.8, Water Quality.

The increase in natural open space will slightly reduce the impervious surface area of the proposed
project and will correspondingly reduce the surface runoff generated from the project during a storm
event. The modifications would not reduce the ability of the storm drain improvements and -
maintenance procedures specified in the project design features to minimize potential flooding and
erosion. The LCP Amendment modifications approved by the Coastal Commission would not create a
condition that might place structures within the 100-year floodplain, would not worsen the potential
of inundation by tsunami or mudflow, and would not worsen the subsurface flows through the project
site. The LCP Amendment modifications are consistent with the certified 2002 Headlands EIR
because the project would improve overall hydrologic conditions at the site and in Dana Point Harbor
and would not contribute to a cumulative impact on local and/or regional hydrologic conditions.
Therefore, the comparison of anticipated environmental effects of the proposed modifications with
the impacts disclosed in the previous certified EIR support the required CEQA findings below.
Specifically, none of the conditions set forth in Section 15162 of the State CEQA Guidelines that
would require preparation of a subsequent EIR have been met.
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Major EIR Revisions Not Required. Based on the foregoing analysis and information, there is no
evidence that the changes to the project require a major change to the certified 2002 Headlands EIR.
The revised HDCP project will not result in any new significant environmental impact, nor is there a
substantial increase in the severity of impacts from that described in the certified 2002 Headlands
EIR.

No Substantial Change in Circumstances Requiring Major EIR Revisions. There is no
information in the record or otherwise available that indicates that there are substantial changes in
circumstances that would require major changes to the certified 2002 Headlands EIR.

No New Information Showing Greater Significant Effects Than Previous EIR. This Addendum
has analyzed all available relevant information to determine whether there is new information that
was not available at the time the 2002 Headlands EIR was certified indicating that a new significant
effect not reported in the certified 2002 Headlands EIR may occur. Based on the information and
analysis above, there is no substantial new information that there will be a new significant impact
requiring major revisions of the certified 2002 Headlands EIR. '

No New Information Showing Ability to Reduce Significant Effects in Previous EIR. There are
no alternatives to the project or additional mitigation measures that would substantially reduce one or
more of the significant surface hydrology, water quality, and groundwater impacts identified in and
considered by the certified 2002 Headlands EIR.
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4.8 WATER QUALITY

Existing Environmental Setting

Please see Section 4.8 of the certified 2002 Headlands EIR for a summary of the existing
environmental setting for water quality.

Certified 2002 Headlands EIR

Please see Section 4.8 of the certified 2002 Headlands EIR for the analysis of the potential water
quality effects of the HDCP.

The EIR concludes that implementation of the site design, source control, and treatment control
BMPs and irrigation efficiency programs, among other treatment and operational BMPs, would
reduce potential impacts to surface water quality and to shallow groundwater quality to less than
significant levels.

The certified 2002 Headlands EIR concluded that the project water quality BMPs and project
conditions would create a net improvement in water quality for Dana Point Harbor and Strand Beach.
The certified 2002 Headlands EIR also concluded that no cumulative impacts to water quality would
result from the project when combined with other foreseeable projects that are planned or expected to

occur in the City or region.

The Mitigation Monitoring and Reporting Program adopted in the certified 2002 Headlands EIR as
revised for this Addendum is included in Appendix A.

Proposed Project Changes

The LCP Amendment modifications being evaluated in this Addendum include a reallocation of land
uses, changes to visitor-serving uses and public access to the coast, changes to the proposed
revetment repair, and the increased preservation of biological resources. Please see Chapter 2.0,
Project Description, for more information regarding the LCP Amendment modifications.

The LCP Amendment modifications approved by the Coastal Commission included multiple
procedural clarifications regarding water quality that were consistent with the certified 2002
Headlands EIR and that are summarized in Chapter 3.0 of this Addendum. The LCP Amendment
modifications approved by the Coastal Commission that may create physical changes to the project
include the requirement of additional catch basin inserts, the possible substitution of equivalent or
better treatment capability best management practices (BMPs) for the originally proposed sand filters,
and the requirement for secondary treatment of surface runoff to Dana Point Harbor. The LCP
Amendment modifications also include an increase in the designated open space area on the site.

The secondary treatment of surface runoff is to reduce dissolved nutrients such as nitrates and
phosphates from reaching Dana Point Harbor, utilizing zeolite, clay, or similar media. The secondary
type of structural treatment BMP may be used in conjunction with the previously proposed sand
filters and/or the sand filters may be replaced with an alternative but equivalent technology that meets
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or exceeds the desired performance criteria. Any alternate treatment BMP will be contained within
the footprint of the previously proposed underground sand filters.

The Coastal Commission required catch basin filter inserts at all catch basins, not just those in
parking lots greater than 5,000 square feet, and required grease traps in wash-down areas for
restaurant/food service facilities. In addition, state-of-the-art automatic irrigation controllers that
incorporate real-time weather data have been required by the Coastal Commission to minimize
overwatering and runoff. The LCP Amendment modifications include a 6.5-acre increase in land
designated for recreation and conservation open space and a corollary reduction in the area designated
for residential development. The increase in open space will slightly reduce the impervious surface
area of the proposed project resulting in a slightly lower amount of runoff.

Surface Water Quality during Construction

The LCP Amendment modifications will not change the implementation of the Storm Water Pollution
Prevention Plan (SWPPP) during construction. All physical changes to the project will be
incorporated in the SWPPP to ensure protection of water quality during construction. The reduction in
land area designated for residential development and increase in open space areas of the project will
require less soil disturbance and grading and will reduce potential water quality impacts from erosion
during construction. Therefore, the modifications will further reduce a potential impact determined in
the certified 2002 Headlands EIR to be less than significant. Therefore, the proposed changes are
consistent with the certified 2002 Headlands EIR, do not require a major change, and will not result in
any new significant environmental impact.

Surface Water Quality after Construction

The alternative treatment BMP, if utilized, will fit within the footprint of the previously proposed
sand filters and will meet or exceed the treatment performance of the sand filters, as evaluated in the
certified 2002 Headlands EIR. Therefore, the treatment of runoff from the site will be achieved at
levels comparable to or better than those considered in the certified 2002 Headlands EIR, and no new
impacts to water quality will result from changes to the project. The installation of more catch basin
filters, providing secondary treatment of runoff to the Harbor, will have a beneficial effect on
postconstruction water quality. Increasing the quantity of catch basin inserts represents a more
stringent application of BMPs described in the PDFs and PCs to improve postconstruction water

quality.

The net decrease in impervious surfaces will have a positive effect on the quality of surface runoff
from the site. The approved Coastal Commission reduction in residential land use is expected to

‘decrease the generation of pollutants associated with residential land uses. Therefore, implementation

of the BMPs described in the PDFs and PCs will further reduce a less than significant impact. The
LCP Amendment modifications are consistent with the certified 2002 Headlands EIR, do not require
a major change to the EIR, and will not result in any new significant environmental impact.
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Shallow Groundwater

The LCP Amendment modifications do not reduce the requirement for water-efficient and drought-
resistant landscaping and do not change the implementation of other BMPs in the PDFs and PCs,
except for those described above. The proposed reduction in residential land use 1s expected to
decrease the pollutants generated from the site and therefore further reduce potential project and
cumulative impacts found to be less than significant in the original EIR. The proposed changes are
consistent with the findings in the certified 2002 Headlands EIR, do not require a major change, and
will not result in any new significant environmental impact.

Cumulative Impacts

The LCP Amendment modifications are consistent with the certified 2002 Headlands EIR finding that
no cumulative impacts to water quality would result from the project when combined with other
foreseeable projects that are planned or expected to occur in the region.

Therefore, the comparison of anticipated environmental effects of the proposed modifications with
the impacts disclosed in the previous certified EIR support the required CEQA findings below.
Specifically, none of the conditions set forth in Section 15162 of the State CEQA Guidelines that
would require preparation of a subsequent EIR have been met.

Major EIR Revisions Not Required. Based on the foregoing analysis and information, there is no
evidence that the changes to the project require a major change to the certified 2002 Headlands EIR.
The revised Headlands project will not result in any new significant environmental impact nor is there
a substantial increase in the severity of impacts from that described in the certified 2002 Headlands

EIR.

No Substantial Change in Circumstances Requiring Major EIR Revisions. There is no
information in the record or otherwise available that indicates that there are substantial changes in
circumstances that would require major changes to the certified 2002 Headlands EIR.

No New Information Showing Greater Significant Effects Than Previous EIR. This Addendum
has analyzed all available relevant information to determine whether there is new information that
was not available at the time the 2002 Headlands EIR was certified indicating that a new significant
effect not reported in the certified 2002 Headlands EIR may occur. Based on the information and
analysis above, there is no substantial new information that there will be a new significant 1mpact
requiring major revisions of the certified 2002 Headlands EIR.

No New Information Showing Ability to Reduce Significant Effects in Previous EIR. There are
no alternatives to the project or additional mitigation measures that would substantially reduce one or
more of the significant water quahty impacts identified in and considered by the certified 2002

Headlands EIR.
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4.9 LAND USE

Existing Environmental Setting

* Please see Section 4.9 of the certified 2002 Headlands EIR for a summary of the existing
environmental setting for land use.

Previous uses of the project site include a 90-unit trailer park and a nursery with associated buildings,
parking lots, and other improvements. Existing residential enclaves, although surrounded by the
project site on three sides, are not part of the proposed project or project site. Currently, the project
site is largely vacant and fenced, prohibiting public access. Existing structures include the former
trailer park with dilapidated infrastructure such as roads, pad foundations, sewer, water, storm drains,
extensive fencing, utility lines, a 2,240-foot-long sea revetment (the Strand area), horticultural
greenhouses, utility and storage buildings, and associated parking.

Certified 2002 Headlands EIR

Please see Section 4.9 of the certified 2002 Headlands EIR for the analysis of the potential land use
effects of the HDCP.

The certified 2002 Headlands EIR did not identify any significant impacts related to land use. The
EIR found that the proposed projéct did not substantially contribute to conflicts with applicable land
use plans adopted for the purpose of avoiding or mitigating environmental effects, did not eliminate
designated open space or a recreation area, did not physically divide an established community, and
did not contribute to a substantial conflict with adjacent or other community land uses on a project or
cumulative level. No significant adverse impacts related to land use were identified, and no mitigation
was required.

The MMRP adopted in the certified 2002 Headlands EIR as revised for this Addendum is included in
Appendix A.

Proposed Project Changes

The LCP Amendment modifications being evaluated in this Addendum include a reallocation of land
uses, changes to visitor-serving uses and public access to the coast, changes to the proposed
revetment repair, and the increased preservation of biological resources. Please see Chapter 2.0,
Project Description, for more information regarding the LCP Amendment modifications.

The LCP Amendment modifications approved by the Coastal Commission reduced the amount of
acreage designated for residential development from 52.4 to 45.9 acres with 125 single-family
residential lots; a maximum of 4.4 acres of Visitor/Recreational Commercial (V/RC) land uses
comprising a 65-90-key inn on 2.8 acres, an increase of up to 25 additional keys, and a 1.6 V/RC site
adjacent to PCH; 34.0 acres of Conservation Open Space (CON/OS), rather than just 30.3 acres, and
34.5 acres of Recreation Open Space (REC/OS), rather than 31.7 acres, and four public visitor
recreation facilities, rather than the original five visitor recreation facilities. Please see Chapter 2.0,
Project Description, for more information regarding the modifications to the LCP Amendment.
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Consistency with Applicable Plans and Policies

The LCP Amendment modifications approved by the Coastal Commission require amendments to the
City General Plan, Zoning Code, and the Dana Point LCP. Coastal Commission certification of the
LCP Amendment, as modified, replaces in its entirely the Dana Point LCP for the portions of the
property subject to the Dana Point LCP and a new LCP for those portions of the property not
originally subject to the Dana Point LCP. The modifications approved by the Coastal Commission
represent a significant reduction in intensity and scope of development from what was permitted prior
to City approval of the General Plan Amendment and zoning reclassification.

As previously stated, the Coastal Commission modified the land use area boundaries within the
Headlands by decreasing the amount of area designated for residential development and increasing
the area designated for recreational and conservation open space. The addition of up to 25 additional
keys (rooms) to the Seaside Inn must be accommodated within the previous allocation of 2.8 acres
and 110,750 sq ft. The addition of up to 25 keys is also offset by the corresponding reduction of the
PCH commercial site by 5,000 sq ft. For instance, overall project average daily trips (ADT) are
reduced by approximately 2 percent as a result of these changes. The modifications approved by the
Coastal Commission also require mechanized access (funicular) adjacent to the existing North Strand
Beach Accessway, the addition of Mid-Strand Vista Park Access (MSVPA), and a new pedestrian
trail along the top of the revetment. The funicular and the MSVPA will be available to the public to
access Strand Beach. Public access via the North, South, and Central Strand Beach Accesses will not
be reduced. These LCP Amendment modifications further implement coastal access, the conservation
of natural resources, the provision of public parks, open space, recreational opportunities, and the
development of high-quality visitor recreation facilities.

The approved modifications are consistent with the findings of the certified 2002 Headlands EIR
because the amendments to land uses benefit the environment by concentrating development to better
accommodate the conservation of natural resources and will provide improved access to coastal
résources, consistent with the City of Dana Point General Plan, the California Coastal Act, and the
Dana Point LCP. The Coastal Commission found the LCP Amendment as modified to be consistent
with the Coastal Act. Therefore, in consideration of all the above, the LCP Amendment modifications
do not require a major change to the certified 2002 Headlands EIR and will not result in any new
significant environmental impact.

Effects of the Proposed Project on Established Communities

Implementation of the HDCP will alter the existing conditions on the project site from its current
fenced and dilapidated condition to a master planned development that includes conservation open
space, recreation open space, and visitor/recreation commercial and residential land uses. As
previously analyzed, the HDCP will develop areas contiguous with existing development and will not
divide an established community. Therefore, the LCP Amendment modifications do not require a
major change to the certified 2002 Headlands EIR and will not result in any new significant
environmental impact.
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Effects of the Proposed Project on Existing On-Site Uses

The HDCP provides for the orderly development and conservation of resources on the project site.
LCP Amendment modifications approved by the Coastal Commission further reduce less than
significant impacts to the environment by altering land use area boundaries to allow additional
recreational and conservation open space areas. Implementation of the HDCP will lead to the
replacement of existing dilapidated and largely abandoned on-site development and deteriorating
habitat areas with restored and managed open space habitat and master planned residential and
visitor/recreation commercial uses. The HDCP will also facilitate greater access to coastal resources

- and open space areas. Therefore, the LCP Amendment modifications do not require a major change to
the certified 2002 Headlands EIR and will not result in any new significant environmental impact.

Effects on Existing Adjacent Land Uses

Land use compatibility and operational conflicts are considered significant if they lead to physical
impacts on nearby properties or persons living or working in the area. As previously mentioned, the
project site surrounds two residential enclaves and is bounded on the north, south, east, and southwest
by existing residences and visitor commercial development. .

The funicular is proposed to be constructed immediately south of the existing North Strand Beach
Accessway from the County parking lot to the beach. It will have a greater visual presence compared
with the existing pathway; however, the funicular car is a small and unique project feature that is not
anticipated to have an adverse effect on views to or from the project site. When constructed, the
funicular will be approximately 50 feet from any existing or proposed residence and will be in service
during daylight hours only. The funicular will not generate significant increases in traffic, noise, and
odors that lead to physical impacts on adjacent residential areas.

The Coastal Commission also approved repair and maintenance of the existing revetment that extends-
the length of Strand Beach (approximately 2,240 feet). The existing revetment will be moved
landward, or easterly, an average of five feet from the existing alignment. An eight-foot-wide
walkway plus benches and two picnic tables along the top, or landward, of the revetment will be
provided near the Strand residential area. Realignment of the revetment will effectively increase the
area of Strand Beach and will not result in a significant adverse impact related to land uses.

The approved modifications to the LCP Amendment include changes to the visitor/recreation
commercial uses including approval of a 65-90-key inn (retaining the maximum build out of 110,750
square feet), reducing visitor/recreation commercial uses in Planning Area 4 to a maximum of 35,000
square feet, including the provision of a visitor information center and a 40-bed hostel, and providing
six parking spaces designated for visitors to the open space on site. The Coastal Commission
eliminated some visitor-serving facilities, including the Maritime Historic Visitors Center
(Lighthouse), Cultural Arts Visitor Center, and Conservation Visitors Center, and added the visitors
information center in Planning Area 4 and a restroom/shower facility at the south end of Strand
Beach. These changes result in the elimination of visitor facilities located within designated ESHA
areas and will accommodate greater preservation of conservation open space with an increased level
of protection for biological resources on the site. The action by the Coastal Commission reflects its
intent to balance the Coastal Act goals of both protecting coastal resources and providing public
access to coastal resources. The LCP Amendment modifications promote public access by providing
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lower-cost accommodation (hostel) and enhanced beach access (funicular and new vertical and lateral
accessways). The LCP Amendment modifications are consistent with the goals and objectives of the
Coastal Act and with the findings of the certified 2002 Headlands EIR.

The LCP Amendment modifications are consistent with the HDCP design guidelines, including
setbacks, height limits, and use restrictions contained therein, and will not contribute to adverse
impacts to surrounding land uses. The HDCP will provide land use benefits to surrounding areas
through the dedication of approximately 68 acres of public parks, open space, trails, overlooks, and
coastal access. Furthermore, the HDCP will replace dilapidated infrastructure, abandoned buildings,
and deteriorated habitat areas with restored and managed open space habitat and master planned
residential and visitor/recreation commercial uses. The LCP Amendment modifications are consistent
with the certified 2002 Headlands EIR regarding project and cumulative effects to land use, do not
require a major change to the certified 2002 Headlands EIR, and will not result in any new significant

environmental impact.

Therefore, the comparison of anticipated environmental effects of the proposed modifications with
the impacts disclosed in the previous certified EIR support the required CEQA findings below.
Specifically, none of the conditions set forth in Section 15162 of the State CEQA Guidelines that
would require preparation of a subsequent EIR have been met.

Major EIR Revisions Not Required. Based on the foregoing analysis and information, there is no
evidence that the changes to the project require a major change to the certified 2002 Headlands EIR.
The revised HDCP project will not result in any new significant environmental impact, nor is there a
substantial increase in the severity of impacts from that described in the certified 2002 Headlands

EIR.

No Substantial Change in Circumstances Requiring Major EIR Revisions. No information in the
record or otherwise available indicates substantial change in circumstances that would require major -
changes to the certified 2002 Headlands EIR.

No New Information Showing Greater Significant Effects Than Previous EIR. This Addendum
has analyzed all available relevant information to determine whether there is new information that
was not available at the time the 2002 Headlands EIR was certified indicating that a new significant
effect not reported in the certified 2002 Headlands EIR may occur. Based on the information and
analysis above, there is no substantial new information that there will be a new significant impact
requiring major revisions of the certified 2002 Headlands EIR.

No New Information Showing Ability to Reduce Significant Effects in Previous EIR. There are
no alternatives to the project or additional mitigation measures that would substantially reduce one or
more of the significant land use effects identified in and considered by the certified 2002 Headlands

EIR.
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4.10 NOISE
Existing Environmental Setting

Please see Section 4.10 of the certified 2002 Headlands EIR for a summary of the existing
environmental setting for noise.

Certified 2002 Headlands EIR

Please see Section 4.10 of the certified 2002 Headlands EIR for the analysis of the potential noise
effects of the HDCP.

The noise assessment was conducted according to the City of Dana Point guidelines, which include
the City’s Noise Element (for transportation-related noise) and Municipal Code Noise Ordinance (for
nontransportation-related noise). The certified 2002 Headlands EIR included PDFs and PCs relative
to noise impacts. (See Appendix A of this Addendum.) PDF 10-1 requires the construction of a
perimeter wall to serve as a shield for residential structures from traffic noise on PCH. PCs 10-1 and
10-2 provide for limits to the hours of construction and maximum noise levels consistent with City
Ordinance requirements.

The certified 2002 Headlands EIR determined that long-term on-site operational noise levels,
including residential uses, commercial (inn and restaurant), other visitor/recreation commercial uses,
and public open space, will not result in noise levels that are different or substantially above the
ambient noise levels currently experienced in the HDCP vicinity. At the residences adjacent to the
Seaside Inn and visitor/recreation commercial sites, compliance with the City’s Noise Ordinance will
maintain impacts to levels accepted by the City and are determined to be less than significant levels.

The certified 2002 Headlands EIR determined that the HDCP will not result in significant noise
impacts during short-term construction and long-term operation and use of the project site. Therefore,
there were no significant project-related impacts with the incorporation of Mitigation Measure 10-1.
HDCP-related traffic noise impacts were determined to be small and less than significant.

The HDCP would contribute to significant cumulative noise impacts, as described in the certified
2002 Headlands EIR. However, the project contributes only 0.6 dBa or less to the cumulative impact.
In addition, installation of sound walls would be infeasible for many of the impacted homes. The cost
of constructing sound walls that would be feasible for impacted homes would be too great to be borne
by this one project, given the small magnitude of this project’s contribution to the impact. Therefore,
this cumulative impact would remain significant and unavoidable after mitigation.

The MMRP adopted in the certified 2002 Headlands EIR as revised for this Addendum is included in
Appendix A.

Proposed Project Changes

The LCP Amendment modifications being evaluated in this Addendum include a reallocation of land
uses, changes to visitor-serving uses and public access to the coast, changes to the proposed
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revetment repair, and increased preservation of biological resources. Please see Chapter 2.0, Project
Description, for more information regarding the LCP Amendment modifications. '

As described in Section 4.13 of this Addendum, the LCP Amendment modifications would result in
86 fewer daily trip-ends (a reduction of approximately 2 percent) compared with the project as
evaluated in the certified 2002 Headlands EIR. Furthermore, the LCP Amendment modifications
result in slightly fewer a.m. peak-hour and p.m. peak-hour trips. Therefore, project-related vehicular
noise levels will be comparable to or less than the levels evaluated in the earlier EIR. Similarly, the
increased natural open space incorporated into the LCP Amendment modifications will result in a
smaller grading envelope and therefore slightly reduced construction noise levels. The LCP
Amendment modifications to the Headlands project reduce already less than significant project noise

effects.

For transportation sources, the City’s Noise Element of the General Plan has an exterior noise
standard of 65 dBA Community Noise Equivalent Level (CNEL) for residential uses.and
outdoor/recreation open space areas. CNEL is a 24-hour, time-weighted energy average noise level
based on the A-weighted decibel. It is a measure of the overall noise experienced during an entire
day. The term “time-weighted” refers to the penalties attached to noise events occurring during
certain sensitive time periods, specifically the hours between 7:00 p.m. and 10:00 p.m., and from
10:00 p.m. to 7:00 a.m. For interior noise-sensitive rooms, 45 dBA CNEL is the standard.

The funicular as included in the approved modifications to the LCP Amendment will connect the Salt
Creek public parking lot (Selva Road) to the pedestrian ramp to Strand Beach along the North Strand
Beach Accessway. The funicular will be located in an area along the Headlands property boundary,

which is approximately 15 ft wide and 7 ft below the adjoining grade of the existing accessway to the

beach.

The type of funicular that is proposed is known as a “cog rail system,” which is powered by an
electric motor at the bottom of the cab, just above ground level. The funicular is manufactured in
Switzerland and mechanized transport of this type is somewhat common in Europe. The funicular
will operate at a speed of approximately 300 feet per minute (3.4 mph, or about walking speed). The
distance traveled on the Headlands site between the top and bottom of the slope is about 600 feet.
Each round trip would take approximately five minutes. The sound characteristics of the funicular
(also termed mechanized access or transport) would be somewhat similar to that of a vehicle moving
on a roadway at very slow speed. The funicular is required to be operated during daylight hours on
weekends, holidays year-round, and every day from Memorial Day weekend through Labor Day
weekend (see Modifications 23, 24, and 117).

A CNEL was calculated for the area located 50 feet from the proposed funicular, which is the location
of the nearest existing or proposed residence. The input to the CNEL included conservative
assumptions with regard to hours of operation and the number of operations per day (assumes that the
funicular will operate with the maximum number of operations, 12 round trips per hour, the entire
time that it is open). The inputs to the CNEL calculations included noise measurement data provided
by the manufacturer that were taken in the field. The measurements were for a funicular operating at
an elevation using a raised platform that contributes to noise generation, and therefore represent
generally greater noise transmission than what would be realized at the Headlands site, where the
track will be just above ground level. The input to the CNEL calculations also assumed a
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conservatively high ambient noise level of 45 dBA Le,, considering the relatively quiet nature of the
site and surrounding residential areas during the evening and nighttime hours. During the day, the
dominant noise source in the project area would be the funicular (54.5 dBA L., at 50 feet). With
these assumptions and input, the CNEL value calculated at 50 feet from the funicular is 54.3 dBA
CNEL. This level is much lower than the City’s 65 dBA CNEL noise standard for residential and
outdoor recreation/open space uses. The existing public pedestrian accessway to the beach is located
adjacent to the funicular at an approximate distance of 15 feet. The noise level at 16.4 ft (5 m), as
measured by the manufacturer, is 59.3 dBA L¢,. When combined with the evening and nighttime
ambient noise level of 45 dBA L., the equivalent CNEL level would be 57.5 dBA, which would also
be well below the City’s 65 CNEL threshold for outdoor recreation/open space uses.

Typical sound level reductions of buildings in southern California (warm climate) range from 12 dBA
with windows open and 24 dBA with windows closed. Interior noise levels attributable to the
funicular operations would be reduced to 42.3 dBA CNEL with windows open and 30.3 dBA CNEL
with windows closed. These noise levels are below the 45 dBA CNEL interior noise standards.

The LCP Amendment modification requiring a funicular will not result in any new significant noise
impacts and does not require a major change to the certified 2002 Headlands EIR.. Please see
Appendix F of this Addendum for additional information.

The certified 2002 Headlands EIR found that cumulative noise effects associated with off-site
roadways were both significant and unavoidable. While the LCP Amendment modifications result in
a slight overall decrease in anticipated noise levels from grading, the reduction is not considered
sufficient to reduce cumulative levels to below a level of significance. Noise from the operation of the -
proposed funicular is within the standards established by the City and does not represent a new
significant impact.

In conclusion, the LCP Amendment modifications are consistent with the certified 2002 Headlands
EIR and may result in a slight reduction in overall project noise impacts. The LCP Amendment
modifications do not require a major change to the certified 2002 Headlands EIR and will not result in
any new significant noise impacts. Therefore, the comparison of anticipated environmental effects of
the proposed modifications with the impacts disclosed in the previous certified EIR support the
required CEQA findings below. Specifically, none of the conditions set forth in Section 15162 of the
State CEQA Guidelines that would require preparation of a subsequent EIR have been met.

Major EIR Revisions Not Required. Based on the foregoing analysis and information, there is no
evidence that the LCP Amendment modifications require a major change to the certified 2002
Headlands EIR. The LCP Amendment modifications will not result in any new significant
environmental impact, nor is there a substantial increase in the severity of impacts from that described
in the certified 2002 Headlands EIR.

No Substantial Change in Circumstances Requiring Major EIR Revisions. There is no
information in the record or otherwise available that indicates that there are substantial changes in
circumstances that would require major changes to the certified 2002 Headlands EIR.
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No New Information Showing Greater Significant Effects Than Previous EIR. This Addendum
has analyzed all available relevant information to determine whether there is new information that
was not available at the time the 2002 Headlands EIR was certified indicating that a new significant
effect not reported in the certified 2002 Headlands EIR may occur. Based on the information and

. analysis above, there is no substantial new information that there will be a new significant impact
requiring major revisions of the certified 2002 Headlands EIR.

No New Information Showing Ability to Reduce Significant Effects in Previous EIR. There are
no alternatives to the project or additional mitigation measures that would substantially reduce one or
more of the significant noise impacts identified in and considered by the certified 2002 Headlands

EIR.
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4.11 PUBLIC SERVICES
Existing Environmental Setting

Please see Section 4.11 of the certified 2002 Headlands EIR for a summary of the existing
environmental setting for public services.

Certified 2002 Headlands EIR

Please see Section 4.11 of the certified 2002 Headlands EIR for the analysis of the potential public
services effects of the HDCP. ‘

The certified 2002 Headlands EIR concluded that the HDCP would result in less than significant
effects for fire protection and emergency medical services, emergency response and emergency
evacuation plan, law enforcement, libraries, public transportation, and solid waste. The EIR also
concluded that potentially significant impacts may result from the proposed project for school
facilities. However, due to school fees required by Government Code §65996 prior to issuance of the
building permit, impacts to public schools will be reduced to a less than significant level. In addition,
cumulative impacts to public services were determined to be less than significant.

The MMRP adopted in the certified 2002 Headlands EIR as revised for this Addendum is included in
Appendix A.

Proposed Project Changés

The LCP Amendment modifications being evaluated in this Addendum include a reallocation of land
uses, changes to visitor-serving uses and public access to the coast, changes to the proposed
revetment repair, and the increased preservation of biological resources. Please see Chapter 2.0,
Project Description, for more information regarding the LCP Amendment modifications.

The LCP Amendment modifications include a decrease in the area designated for residential use but
maintains the same number of residential dwelling units within the HDCP. Most of the HDCP
demands for public services would result from the on-site residential units.

The LCP Amendment modifications also include a decrease in visitor recreation facilities, an increase
of up to 25 hotel rooms within the same development envelope, and an overall decrease in the square
footage of allowable commercial uses. These modifications are not expected to result in an
appreciable change in the demand for solid waste services and police services. The addition of a
funicular to the project will enhance public access to the beach. Extensive beach access was included
in the original project as evaluated in the certified 2002 Headlands EIR; therefore, the funicular is not
expected to result in a substantial change in the demand for emergency services, such as police and
fire services. '

The LCP Amendment modifications that could have a potential effect on the provision of public
services are consistent with the certified 2002 Headlands EIR regarding project and cumulative
effects to public services, do not require a major change to the certified 2002 Headlands EIR, and will
not result in any new significant environmental impacts to public services. Therefore, the comparison
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of anticipated environmental effects of the proposed modifications with the impacts disclosed in the
previous certified EIR support the required CEQA findings below. Specifically, none of the
conditions set forth in Section 15162 of the State CEQA Guidelines that would require preparation of
a subsequent EIR have been met.

Major EIR Revisions Not Required. Based on the foregoing analysis and information, there is no
evidence that the modifications to the LCP Amendment require a major change to the certified 2002
Headlands EIR. The revised HDCP project will not result in any new significant environmental
impact, nor is there a substantial increase in the severity of impacts from that described in the
certified 2002 Headlands EIR.

No Substantial Change in Circumstances Requiring Major EIR Revisions. There is no
information in the record or otherwise available that indicates that there are substantial changes in
circumstances that would require major changes to the certified 2002 Headlands EIR.

No New Information Showing Greater Significant Effects Than Previous EIR. This Addendum
has analyzed all available relevant information to determine whether there is new information that
was not available at the time the 2002 Headlands EIR was certified indicating that a new significant
effect not reported in the certified 2002 Headlands EIR may occur. Based on the information and
analysis above, there is no substantial new information that there will be a new significant impact
requiring major revisions of the certified 2002 Headlands EIR.

No New Information Showing Ability to Reduce Significant Effects in Previous EIR. There are
no alternatives to the HDCP or additional mitigation measures that would substantially reduce one or
more of the significant public services impacts identified in and considered by the certified 2002
Headlands EIR.
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4.12 RECREATION

Existing Environmental Setting

Please see Section 4.12 of the certified 2002 Headlands EIR for a summary of the existing
environmental setting for recreation.

Certified 2002 Headlands EIR

Please see Section 4.12 of the certified 2002 Headlands EIR for the analysis of the potential
recreation effects of the HDCP.

The certified 2002 Headlands EIR includes PDFs and PCs relative to recreational resources. (See
Appendix A of this Addendum.) PDFs 12-1 through 12-4 and 12-8 provide for the dedication and
transfer of approximately 31.7 acres to the City and/or County for recreational purposes, as well as
approximately three miles of recreational and coastal access trails. PDFs 12-4 and 12-5 provide for
the dedication of approximately 30.3 acres of conservation open space consisting of the Headlands
Conservation Park and Harbor Point Park. PDFs 12-6 and 12-7 propose five recreational visitor
facilities and a 65-room inn as part of the project. Mitigation Measure 12-1 requires that a plan be
developed and implemented to provide for continuous public access to Strand Beach during project
construction.

The MMRP adopted in the certified 2002 Headlands EIR as revised for this Addendum is included in
Appendix A.

Proposed Project Changes

The LCP Amendment modifications being evaluated in this Addendum include a reallocation of land
uses, changes to visitor-serving uses and public access to the coast, changes to the proposed
revetment repair, and the increased preservation of biological resources. Please see Chapter 2.0,
Project Description, for more information regarding the LCP Amendment modifications.

Demand for Park Acreage. The LCP Amendment modifications approved by the Coastal
Commission require the additional dedication of 2.8 acres for recreational open space purposes and an
additional 3.7 acres of conservation open space. The Upper Headlands Residential Area (Planning
Area 6) was reduced in area by 6.5 acres to provide the additional area for recreation and
conservation open space. The number of residential units remains the same. Because the number of
residential units, and thus residents, generated by the residential development was not changed, the
demand for park acreage is not changed. The LCP Amendment modifications are consistent with the
certified 2002 Headlands EIR because the demand for park acreage is the same, while the amount of
proposed park space is increased and significantly exceeds the amount of park space required by the
City. Therefore, the LCP Amendment modifications do not require a major change to the certified
2002 Headlands EIR and will not result in any new significant environmental impact.
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Beach Access and Trail System. The LCP Amendment modifications approved by the Coastal
Commission require the addition of the funicular along North Strand Beach Access, the addition of
MSVPA, and a lateral pedestrian trail along the top of the revetment. The funicular, lateral access,
and the MSVPA will be available to the public for use in accessing Strand Beach. Given the vertical
distance from the Salt Creek (Selva Road) parking lot to Strand Beach, the funicular will provide
access to members of the public who might otherwise not be able to climb the stairs at the North
Strand Beach Accessway and at other accessways. In an effort to reduce potential impacts to habitat
areas within designated ESHA, certain trail alignment in Harbor Point Park and the Hilltop Park and
greenbelt linkages were eliminated in the approved modifications. However, the overall aesthetic
experience and recreational opportunities associated with the trail system remain intact in the revised
project. The LCP Amendment modifications are consistent with the certified 2002 Headlands EIR
because they create a net improvement in public access to Strand Beach from current conditions.
Therefore, the LCP Amendment modifications do not require a major change to the certified 2002
Headlands EIR and will not result in any new significant environmental impact.

Visitor Recreation Facilities. The LCP Amendment modifications approved by the Coastal
Commission require the elimination of three visitor recreation facilities in the Harbor Point and
Hilltop Park areas and the addition of two new visitor facilities, a visitor information center in
Planning Area 4, and a restroom/shower facility at the south end of Strand Beach. This will result in
one fewer visitor recreation facility (from five to four), reducing impacts to ESHA and preserving
biological resources. The provision of visitor recreation centers was a project feature and not required
as a mitigation measure in the certified 2002 Headlands EIR in order to mitigate for a significant
environmental impact. While the net reduction of some visitor facilities represents a project design
change, it does not require a major change to the certified 2002 Headlands EIR and will not result in
any new significant environmental impact. '

Public Parking for Beach/Recreational Areas Use. The LCP Amendment modifications approved
by the Coastal Commission require the addition of six public parking spaces exclusively for open
space users in Planning Area 4. As stated above, to further minimize impacts to ESHA, the approved
LCP Amendment modifications require the deletion of two visitor recreation facilities from Planning
Area 8 (Harbor Point Park) and one visitor recreation facility from Planning Area 5 (Hilltop Park
greenbelt linkages) resulting in reduced parking demand in these areas deemed by the Coastal
Commission to contain sensitive resources. A parking lot at the terminus of Scenic Drive will serve
the nature interpretative visitor center, and the Seaside Inn will be sized to accommodate the visitor
uses proposed for that site. The LCP Amendment modifications did not increase the demand for
recreational users, and there is excess parking capability provided by the Salt Creek parking lot.
Therefore, the LCP Amendment modifications are consistent with the certified 2002 Headlands EIR,
do not require a major change to the certified 2002 Headlands EIR, and will not result in any new
significant environmental impact.

Continuous Access to Strand Beach. The LCP Amendment modifications will not change the
certified 2002 Headlands EIR mitigation measure that requires a continuous access plan that enables
pedestrian access to Strand Beach during periods of construction operations. Therefore, the LCP
Amendment modifications are consistent with the certified 2002 Headlands EIR, do not require a
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major change to the certified 2002 Headlands EIR, and will not result in any new significant
environmental impact.

Cumulative Impacts. The LCP Amendment modifications are consistent with the certified 2002
Headlands EIR determination that there are no cumulative impacts to recreation that would result
from the project when combined with other foreseeable projects because of the net increase to the
amount of area dedicated to parks and open space, as well as improved access to the site and Strand
Beach. Therefore, the LCP Amendment modifications are consistent with the certified 2002
Headlands EIR, do not require a major change to the certified 2002 Headlands EIR, and will not
result in any new significant environmental impact. '

Therefore, the comparison of anticipated environmental effects of the proposed modifications with
the impacts disclosed in the previous certified EIR support the required CEQA findings below. The
LCP Amendment modifications are consistent with the certified 2002 Headlands EIR regarding
project and cumulative effects to recreation. Specifically, none of the conditions set forth in Section
15162 of the State CEQA Guidelines that would require preparation of a subsequent EIR have been
met.

Major EIR Revisions Not Required. Based on the foregoing analysis and information, there is no
evidence that the changes to the project require a major change to the certified 2002 Headlands EIR.
The revised HDCP project will not result in any new significant environmental impact nor is there a -
substantial increase in the severity of impacts from that described in the certified 2002 Headlands
EIR.

No Substantial Change in Circumstances Requiring Major EIR Revisions. There is no
information in the record or otherwise available that indicates that there are substantial changes in
circumstances that would require major changes to the certified 2002 Headlands EIR.

No New Information Showing Greater Significant Effects Than Previous EIR. This Addendum
has analyzed all available relevant information to determine whether there is new information that
was not available at the time the 2002 Headlands EIR was certified indicating that a new significant
effect not reported in the certified 2002 Headlands EIR may occur. Based on the information and
analysis above, there is no substantial new information that there will be a new significant impact
requiring major revisions of the certified 2002 Headlands EIR.

No New Information Showing Ability to Reduce Significant Effects in Previous EIR. There are
no alternatives to the HDCP or additional mitigation measures that would substantially reduce one or
more of the significant recreation impacts identified in and considered by the certified 2002
Headlands EIR.
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4.13 TRANSPORTATION/TRAFFIC

Existing Environmental Setting

Please see Section 4.13 of the certified 2002 Headlands EIR for a summary of the existing
environmental setting for transportation.

Certified 2002 Headlands EIR

Please see Section 4.13 of the certified 2002 Headlands EIR for the analysis of the potential traffic
effects of the HDCP.

The certified 2002 Headlands EIR concluded that there were two potential significant HDCP impacts
to traffic. These adverse effects can be reduced to below a level of significance with implementation
of Mitigation Measures 13-1 and 13-2. Implementation of Mitigation Measure 13-3, in combination
with the PDFs and PCs, will reduce the cumulative traffic and circulation impacts to below a level of

significance.

The MMRP adopted in the certified 2002 Headlands EIR as revised for this Addendum is included in
Appendix A.

Proposed Project Changes

The LCP Amendment modifications being evaluated in this Addendum include a reallocation of land
uses, changes to visitor-serving uses and public access to the coast, changes to the proposed
revetment repair, and the increased preservation of biological resources. Please see Chapter 2.0,
Project Description, for more information regarding the LCP Amendment modifications.

A summary of the revised project land uses and revised trip generation is shown in Table 4.13.A.
These changes are addressed in an analysis conducted by RK Engineering Group, Inc. (Memorandum
to Kevin Darnall dated September 8, 2004; see Appendix C of this Addendum). There have been
some minor changes in the land uses within Traffic Analysis Zones (TAZ) 257 and 258. Within TAZ
257, the PCH Visitor Recreation Commercial site was reduced by approximately 5,000 square feet,
and the acreage of the park/recreation area was increased by approximately 2.8 acres with a
corresponding decrease in residential acreage. Two new specified uses now proposed in TAZ 257
include a 40-bed hostel and a visitor information center. Trip generation for both uses would fall
within (if not below) the total trip generation calculated for TAZ 257 35,000 square feet
Visitor/Recreation Commercial uses, and no separate trip generation is necessary. The maximum
number of single-family residential lots within TAZ 257 remains the same at 50 lots. Within TAZ
258, the park/conservation area was increased by approximately 3.7 acres with a corresponding
decrease in residential acreage, and the Seaside Inn was increased by up to 25 keys (rooms).
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Table 4.13.A: Proposed Project Trip Generation (revised)

Peak Hour
AM PM
Taz' Land Use Quantity | Units’ In Out In Out | Daily
Single-Family Residential 75 " DU 17 47 54 32 868
50 | Park/Recreation 9.9 AC [NOM’| NOM | NOM | NOM 36
Recreation/Open Space 52 AC 2 2 3 3 52
Subtotal 19 49 57 35 956
Visitor/Recreation Commercial 35 TSF 37 17 82 73| 1,812
Park/Recreation 15.1 AC NOM| NOM| NOM | NOM 55
257 Visi'tc.)r/Recreation (Community) 5 TSF 5 1 1 1 29
Facility .
Single-Family Residential 50 DU 12 32 36 22 579
Subtotal 51 50 119 96| 2,475
Park/Recreation 322 AC NOM| NOM| NOM | NOM 118
Vlsl.tf)r/Recreatlon (Community) 6 TSF 5 5 3 3 87
Facility : ,
258 Seaside Inn 90 RM 18 9 18 27 540
Visitor/Recreation (Community)
Visitor/Recreation Commercia%l5 Li LSE L e I o 337
Subtotal 30 14 36 44| 1,082
TOTAL ' 100 113 212 175| 4,513

Trip Generation Comparison

The LCP Amendment modifications would generate 4 513 trip-ends per day with 213 vehicles per
hour during the a.m. peak hour and 387 vehicles per hour during the p.m. peak hour. The trip '
generation for the previously approved project is shown in Table 4.13.B. The proposed project would

generate 86 fewer daily trip-ends than the previously approved HDCP. Furthermore, the project
would generate slightly fewer a.m. peak-hour trips (one vehicle per hour) and generates 10 vehicles
fewer per hour during the p.m. peak hour. The LCP Amendment modifications generate fewer trips

than the previously approved HDCP, espemally during the critical p.m. peak hour.

' TAZ = Traffic Analysis Zones within the Dana Point Traffic Model.

2 DU = Dwelling Units.
AC = Acres.

TSF =

Thousand Square Feet.

RM = Rooms.
3> NOM = Nominal.

this analysis the traffic for such facilities was incorporated into the analysis.

Included within the Seaside Inn.

Although three visitor facilities were eliminated by the Coastal Commission, for the purposes of
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Table 4.13.B: Trip Generation Comparison

Peak Hour
AM PM
Land Use In Out In Out Daily
Approved Project 100 114 . 219 178 4,599
Proposed Reconfigured Project 100 113 212 175 4,513
Difference 0 -1 -7 -3 -86

The land use changes as a result of the approved modifications to the LCP Amendment will slightly
change the trip generation within the three traffic analysis zones utilized in the previous traffic study;
however, no significant differences in traffic impacts are anticipated. The net change in daily traffic
on Street of the Green Lantern would be 139 ADT. This would not be a significant increase in traffic

on that roadway.

Traffic impacts to the intersection of Street of the Blue Lantern at PCH have also been reviewed. -
Most recently, updates to projected traffic counts have been completed for the Street of the Green
Lantern Inn project, which is proposed for a vacant lot outside the project boundary at Cove Road and
Green Lantern. That project evaluated traffic impacts along Street of the Green Lantern and also at
the intersections of Street of the Blue Lantern at PCH, Street of the Blue Lantern at Santa Clara
Avenue, Street of the Green Lantern at Cove Road, and Street of the Green Lantern at Santa Clara
Avenue. The study took into account the previously approved Headlands project. The proposed land
use reconfiguration of the proposed Headlands project would not significantly change the level of
service projected at the Blue Lantern and PCH intersection, the Street of the Blue Lantern at Santa
Clara intersection, the Street of the Green Lantern at Cove Road intersection, and the Street of the
Green Lantern at Santa Clara Avenue intersection (all of which remain at LOS A) nor would it
substantially change the projected traffic volumes on Street of the Green Lantern. The revised
intersection capacity utilization (ICU) calculations and traffic volumes for Street of the Green Lantern

are shown in Table 4.13.C.
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Table 4.13.C: Opening Year with Project Intersection Capacity Utilization (ICU)!

2002 Headlands EIR
Intersection Approach Lanes’ Peak Hour ICU* Peak Hour LOS®
Traffic |Northbound |Southbound| Eastbound | Westbound Summer Summer

Intersection |[ControP| L, [ T| R |L |T|R|L|T|R|L|T|R|AM|PM [AM]PM |AM | PM | AM | PM

St. of the Blue
Lantern (NS) at:

» Pacific Coast
Hwy. (EW) TS 1151051 |1 jvi1 211 |1]21]1/0423]0.519/0.464]0556( A A A A

» Santa Clara
(EW) AWS |05(05l 00| 1] 1]0]|1]0[0]0]0]0135/0.195/0.141{0.205] A A A A

St. of the Green
Lantern (NS) at:

» Cove Rd (EW) )
AWS | 0105(05]05{05[(0[{0]010[0{1]07]014910216[0.156[0.227| A A A A

« Santa Clara
(EW) AWS | 0 {05]/05]05/05/0{0]0]|0]0]|1]|0/]0135/0.186]0.141]0.195| A A A A

With Modifications to LCP Amendment

“Intersection Approach Lanes’ Peak Hour ICU* Peak Hour LOS®

Traffic | Northbound | Southbound| Eastbound | Westbound Summer Summer

Intersection |ControP[ L ITIR|L|T|R|IL|T|R|LITIR|AM|[PM[AM][PM |AM | PM | AM | PM

St. of the Blue
Lantern (NS) at:

» Pacific Coast
Hwy. (EW) TS 11505t 11121t 1]2]11]042310518[0.464]|0.556] A A A A

o Santa Clara
(EW) AWS 05105/ 0|0t 1 (1 [O0j1]0[0[0]0]0.135{0.195]0.141[0.205] A A A A

St. of the Green
Lantern (NS) at:

» Cove Rd (EW)
AWS | 01]05(05]/05/05/0[0]0]0]0]1]010.148/0.216)|0.155[0226| A A A A

o SantaClara
(EW) AWS | 0 |05]05|05{05[{ 010} 0]0[0}1]01]0135/0.186(0.1410.195[ A A A A

Average Daily Traffic (ADT) Volume on Green Lantern South of Santa Clara Avenue

Condition Average Daily Traffic (ADT)
Existing 3,131
Opening Year w/Approved Headlands 4,798
Opening Year w/Reconfigured Headlands 4,937

Opening-year analysis based upon recent Green Lantern Inn Project Traffic Impact Study.
Opening year projected to be 2005.

2 TS = Traffic Signal; AWS = All Way Stop.

When a right-turn lane is designated, the lane can either be striped or unstriped. To function as a
right-turn lane, there must be sufficient width for right-turning vehicles to travel outside the
through lanes.

L = Left; T = Through; R = Right; >> = Free Right Tumn; > = Right Turn Overlap.

ICU = Intersection Capacity Utilization.

> LOS = Level of Service.
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No significant traffic impacts or substantlve changes to traffic impacts will result from the LCP"
Amendment, as modified.

The LCP Amendment modifications will generate fewer daily trips and fewer p.m. peak-hour trips
than the previously approved project. There is a slight decrease in the a.m. peak-hour trips; the
changes would not significantly change any of the intersections previously analyzed in the traffic
impact study for the Headlands project. The approved modifications to the LCP Amendment would
not have a significant change in traffic volumes on Street of the Green Lantern or the intersection of
Street of the Blue Lantern and PCH. No substantive change to project traffic effects or to cumulative

traffic effects would result.

The LCP Amendment modifications do not require major revisions to the certified 2002 Headlands
EIR and will not result in any new significant environmental impacts. Therefore, the comparison of
anticipated environmental effects of the proposed modifications with the impacts disclosed in the
previous certified EIR support the required CEQA findings below. Specifically, none of the
conditions set forth in Section 15162 of the State CEQA Guidelines that would require preparatlon of
a subsequent EIR have been met.

Major EIR Revisions Not Required: Based on the foregoing analysis and information, there is no
evidence that the changes to the project require a major change to the certified 2002 Headlands EIR.
The revised HDCP project will not result in any new significant environmental impact, nor is there a
substantial increase in the severity of impacts from that described in the certified 2002 Headlands

EIR.

No Substantial Change in Circumstances Requirfng Major EIR Revisions. There is no
information in the record or otherwise available that indicates that there are substantial changes in
circumstances that would require major changes to the certified 2002 Headlands EIR.

No New Information Showing Greater Significant Effects Than Previous EIR. This Addendum
has analyzed all available relevant information to determine whether there is new information that
was not available at the time the 2002 Headlands EIR was certified indicating that a new significant
effect not reported in the certified 2002 Headlands EIR may occur. Based on the information and
analysis above, there is no substantial new information that there will be a new significant impact
requiring major revisions of the certified 2002 Headlands EIR.

No New Information Showing Ability to Reduce Significant Effects in Previous EIR. There are
no alternatives to the project or additional mitigation measures that would substantially reduce one or
more of the significant circulation and transportation effects identified in and considered by the
certified 2002 Headlands EIR.
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4.14 UTILITIES

Existing Environmental Setting

Please see Section 4.14 of the certified 2002 Headlands EIR for a summary of the existing
environmental setting for utilities. Water, sewer, and reclaimed water services in the area are provided
by South Coast Water District (SCWD). Electricity is provided by San Diego Gas and Electric
(SDG&E), a subsidiary of Sempra Energy. Natural gas is provided by the Southern California Gas
Company, also a subsidiary of Sempra Energy. Telephone service and cable television are provided
by Pacific Bell and Cox Communications, respectively.

Certified 2002 Headlands EIR

Please see Section 4.14 of the certified 2002 Headlands EIR for the analysis of the potential effects of
the HDCP to utilities.

Potential impacts due to increased utility needs for potable water, reclaimed water, sewage, natural
gas, telephone, and cable service were determined to be less than significant.

The MMRP adopted in the certified 2002 Headlands EIR as revised for this Addendum is included in
Appendix A.

Proposed Project Changes

The LCP Amendment modifications being evaluated in this Addendum include a reallocation of land
uses, changes to visitor-serving uses and public access to the coast, changes to the proposed
revetment repair, and the increased preservation of biological resources. Please see Chapter 2.0,
Project Description, for more information regarding the LCP Amendment modifications.

The modifications to the LCP Amendment result in an increase in recreation and conservation open
space, a decrease in the total square footage of Visitor/Recreation Commercial uses, the addition of
up to 25 additional hotel keys, one fewer visitor recreation facility, and no change to the overall
number of dwelling units. The LCP Amendment modifications also include the addition of a
funicular, which would require electricity to operate.

Overall, the demand for utilities will be generally the same as that evaluated by the service providers
for the certified 2002 Headlands EIR. Therefore, the modifications to the LCP Amendment that have
the potential to affect the provision of utilities are consistent with the certified 2002 Headlands EIR
regarding project and cumulative effects to utilities, do not require a major change to the 2002
Headlands EIR, and will not result in any significant environmental impacts to utilities. Therefore, the
comparison of anticipated environmental effects of the proposed modifications with the impacts
disclosed in the previous certified EIR support the required CEQA findings below. Specifically, none
of the conditions set forth in Section 15162 of the State CEQA Guidelines that would require
preparation of a subsequent EIR have been met.
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Major EIR Revisions Not Required. Based on the foregoing analysis and information, there is no
evidence that the LCP Amendment modifications require a major change to the certified 2002
Headlands EIR. The revised HDCP project will not result in any new significant environmental
impact, nor is there a substantial increase in the severity of impacts from that described in the
certified 2002 Headlands EIR.

No Substantial Change in Circumstances Requiring Major EIR Revisions. There is no
information in the record or otherwise available that indicates that there are substantial changes in
circumstances that would require major changes to the certified 2002 Headlands EIR.

No New Information Showing Greater Significant Effects Than Previous EIR. This Addendum
has analyzed all available relevant information to determine whether there is new information that
was not available at the time the 2002 Headlands EIR was certified indicating that a new significant
effect not reported in the certified 2002 Headlands EIR may occur. Based on the information and
analysis above, there is no substantial new information that there will be a new significant impact
requiring major revisions of the certified 2002 Headlands EIR.

No New Information Showing Ability to Reduce Significant Effects in Previous EIR. There are
no alternatives to the HDCP or additional mitigation measures that would substantially reduce one or
more of the significant utilities impacts identified in and considered by the certified 2002 Headlands
EIR. :
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4.15 MARINE BIOLOGICAL RESOURCES

Existing Environmental Setting

Please see Section 4.15 of the certified 2002 Headlands EIR for a summary of the existing
environmental setting for marine biological resources.

Certified 2002 Headlands EIR -

Please see Section 4.15 of the certified 2002 Headlands EIR for the analysis of the potential effects of
the HDCP to marine biological resources. - '

The certified 2002 Headlands EIR concluded the impacts to beach erosion and water quality as a

result of storm water discharge are less than significant.

The certified 2002 Headlands EIR concluded that cumulative impacts may result from additional
visitors and beach/intertidal zone users but that the impact was not considered significant because the
project itself would only incrementally add to the existing impact. In addition, this cumulative impact
is offset by PDFs included in the proposed Headlands HDCP, specifically PDF 15-1.

The MMRP adopted in the certified 2002 Headlands EIR as revised for this Addendum is included in
Appendix A. .

Proposed Project Changes

The LCP Amendment modifications being evaluated in this Addendum include a reallocation of land
uses, changes to visitor-serving uses and public access to the coast, changes to the proposed
revetment repair, and the increased preservation of biological resources. Please see Chapter 2.0,
Project Description, for more information regarding the LCP Amendment modifications.

The LCP Amendment modifications include the landward realignment of the existing revetment 10
feet in the middle, transitioning back gradually over a distance of approximately 1,050 feet to the
existing alignment at either end. (See Figure 4.16.1.) Overall, the revetment setback will average five
feet farther landward (or easterly) than the existing alignment. The intent of this change to the
revetment is to allow for improved public access through a wider public beach. In addition, a lateral
eight-foot-wide walkway will be constructed along the top of the revetment. The walkway will
facilitate year-round access regardless of the tide or seasonal sand level.

All changes to the revetment will be made consistent with the provisions of PDFs 16-1 and 16-2 and
will comply with all regulatory requirements and applicable safety standards and codes. The
revetment, when repaired and realigned, will provide erosion control, coastal processes, and
associated slope stability benefits to the project site comparable to the original proposed
repair/reconstruction of the revetment and will also provide improved safety compared with existing
conditions, given the current state of disrepair of the existing revetment.

The revisions to the revetment structure are consistent with the original intent that the toe of the
upgraded revetment will not extend beyond the existing revetment footprint except in two spots to
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accommodate pedestrian and emergency vehicle access, which is exactly the same condition as the
original project evaluated in the 2002 Headlands EIR. In fact, the revised alignment of the revetment
provides for slightly more sandy beach habitat for grunion engaged in spawning activities. The
addition of the pedestrian trail on top of the revetment could potentially reduce impacts by pedestrian
beach access by providing an alternate path along the beach. Therefore, the LCP Amendment
modifications further reduce an impact previously identified as less than significant.

There are no other LCP Amendment modifications that could potentially result in alterations of the
marine biological resources of the site. The proposed changes will not increase an impact previously
identified or result in a new adverse impact related to marine biological resources. The LCP
Amendment modifications that could have a potential effect on marine biological resources are
consistent with the certified 2002 Headlands EIR regarding project and cumulative effects to marine
biological resources, do not require a major change to the certified 2002 Headlands EIR, and will not
result in any new significant environmental impacts. Therefore, the comparison of anticipated
environmental effects of the LCP Amendment modifications with the impacts disclosed in the
previous certified EIR support the required CEQA findings below. Specifically, none of the
conditions set forth in Section 15162 of the State CEQA Guidelines that would require preparation of
a subsequent EIR have been met.

Major EIR Revisions Not Required. Based on the foregoing analysis and information, there is no
evidence that the changes to the project require a major change to the certified 2002 Headlands EIR.
The revised HDCP project will not result in any new significant environmental impact, nor is there a
substantial increase in the severity of impacts from that described in the certified 2002 Headlands

EIR.

No Substantial Change in Circumstances Requiring Major EIR Revisions. There is no
information in the record or otherwise available that indicates that there are substantial changes in
circumstances that would require major changes to the certified 2002 Headlands EIR.

No New Information Showing Greater Significant Effects Than Previous EIR. This Addendum
has analyzed all available relevant information to determine whether there is new information that
was not available at the time the 2002 Headlands EIR was certified indicating that a new significant
effect not reported in the certified 2002 Headlands EIR may occur. Based on the information and
analysis above, there is no substantial new information that there will be a new significant impact
requiring major revisions of the certified 2002 Headlands EIR.

No New Information Showing Ability to Reduce Significant Effects in Previous EIR. There are
no alternatives to the HDCP or additional mitigation measures that would substantially reduce one or
more of the significant biological effects identified in and considered by the certified 2002 Headlands

EIR.

P\HLR130\Addendum\SCA as sent to City\Chapter 4.0 clean.doc «09/07/04» 4-44



LSA ASSOCLATES, INC. ADDENDUM
SEPTEMBER 2004 HEADLANDS DEVELOPMENT AND CONSERVATION PLAN

4.16 COASTAL PROCESSES

Existing Environmental Setting

Please see Section 4.16 of the certified 2002 Headlands EIR for a summary of the existing
environmental setting for coastal processes.

The HDCP site lies within the Laguna Beach minilittoral cells, which extend from the Newport
Harbor entrance to Dana Point, including pocket beaches such as Strand Beach. Strand Beach has
been relatively stable during the past 50 years. Strand Beach, together with the other nearby beaches
in the minilittoral cell, is in a state of dynamic equilibrium; e.g., the amount of sand leaving the
littoral system is equal to the amount of new sand entering the littoral system. The generally steep
lower portions of the bluffs at the Headlands, including rocky outcrops along the shoreline and
intertidal zone, are composed of San Onofre Breccia that is more resistant to erosion. At Strand
Beach, the slope, consisting of Monterey formation topped with terrace deposits, is more susceptible
to potential wave-induced erosion. The existing revetment begins approximately 6,000 feet north of
the property boundary, and then for Strand Beach, extends on site from the north property limit, south
toward the Headlands for a distance of about 2,240 feet. Due to wave action and lack of maintenance,
portions of the revetment are in a state of disrepair. The revetment is founded on bedrock at an
approximate elevation of +0 feet NGVD and rises to an average height of 17 feet (pursuant to a
survey completed in 2003). The other existing coastal structures within the Strand Beach area include
five storm drainage outlets and a private access ramp. The revetment protects existing on-site and off-
site structures, graded terraces, public access, public infrastructure, and other improvements on site

and nearby.

Certified 2002 Headlands EIR

Please see Section 4.16 of the certified 2002 Headlands EIR for the analysis of the potential effects of
the HDCP on coastal processes.

The certified 2002 Headlands EIR includes PDFs and PCs relative to coastal processes listed in
Appendix A of this Addendum. PDF 16-1 states that the proposed repair and upgrade of the
revetment will be completed within the existing revetment’s seaward footprint, except as necessary to
provide for public safety or public access. Of the existing 2,240-foot length of the revetment, only the
northernmost 2,100 feet would be reconstructed. The remaining 140 feet are typically buried and
would be left undisturbed. PDF 16-2 describes a postconstruction monitoring program for coastal
processes that includes common beach maintenance procedures for storm drain outlets. As originally
proposed, the revetment, when reconstructed, would be raised approximately 3 feet, to a height of 20
feet NGVD.

The certified 2002 Headlands EIR concluded that the following potential impacts of the proposed
project to coastal processes were analyzed and were determined to be less than significant:

« Loss of beach width or change in beach characteristics

«  Modification or interruption of alongshore sand transport at the project site

« Potential for damage to property and risk to life from storm-induced waves
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All potential impacts resulting from implementation of the HDCP were evaluated and considered not
significant. No mitigation measures are required.

The MMRP adopted in the certified 2002 Headlands EIR as revised for this Addendum is included in
Appendix A.

Proposed Project Changes

The LCP Amendment modifications being evaluated in this Addendum include a reallocation of land
uses, changes to visitor-serving uses and public access to the coast, changes to the proposed
revetment repair, and the increased preservation of biological resources. Please see Chapter 2.0,
Project Description, for more information regarding the LCP Amendment modifications.

The LCP Amendment modifications approved by the Coastal Commission include the landward
realignment of the existing revetment 10 feet at the center, transitioning back uniformly for
approximately 1,050 feet in both directions to tie to the existing revetment alignment at either end.
(See Figure 4.16.1.) Overall, the revetment alignment will average five feet farther landward (or
easterly) than the existing alignment. The net result of the landward revetment realignment will be an
increase in beach area of approximately 10,500 sq ft, thus improving public recreation and public
access. In addition, the approved modifications require an eight-foot-wide public walkway with
seating areas along the top of the revetment. The walkway will facilitate year-round lateral public
beach access regardless of the tide or seasonal sand level. The Coastal Commission determined that
- such improvements, when implemented, would be consistent with the requirements of Section
30610(d) of the Coastal Act as repair and maintenance.

Noble Consultants, Inc. (NCI), the coastal engineers who prepared the coastal processes technical
report for the 2002 Headlands EIR, prepared an analysis of the approved modifications proposed for
the revetment, specifically not raising the revetment above its existing average height of 17 feet
NGVD. In NCI’s memorandum of July 29, 2003, (as provided to the City of Dana Point and
incorporated into Appendix D, NCI found that the construction of the eight-foot-wide concrete
walkway on top of the repaired revetment provides additional protection against potential slope scour
resulting from overtopping by waves during a large storm event. To further minimize the potential for
erosion damage, geosynthetic reinforcement of the slope behind the revetment is also proposed. NCI
concluded that the proposed design revisions were functionally the equivalent to the original
revetment design evaluated in the 2002 Headlands EIR, as pertaining to coastal processing issues.
Furthermore, the revisions would minimize physical changes as compared with the original design
evaluated in the 2002 Headlands EIR.

A similar analysis was prepared by the project soils engineer, AMEC Earth and Environmental, Inc.
(AMEC). AMEC reviewed the slope stability characteristics of the approved modification for the
revetment and the corresponding slope setback and determined in its letter report of December 19,
2003 (provided to the City of Dana Point and incorporated into Appendix E) that the revised design
met the necessary requirements for slope stability.
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When repaired, the height of the revetment will be maintained at the existing average height of +17
NGVD and not raised to +20 NGVD (as analyzed in the certified 2002 Headlands EIR). The
revetment, when repaired, will be consistent with the provisions of PDFs 16-1 and 16-2 and will
comply with all regulatory requirements and applicable safety standards and codes.

The proposed modifications to the revetment will provide additional beach area while providing
structural protection and improved public safety consistent with the intent of the certified 2002
Headlands EIR. The LCP Amendment modifications will not create any new significant impacts
relative to coastal processes. There are no other project modifications that would result in alterations
of the analyzed coastal processes of the site. The LCP Amendment modifications are consistent with
the certified 2002 Headlands EIR are consistent with the certified 2002 Headlands EIR regarding
project and cumulative effects to coastal processes, do not require a major change to the certified
2002 Headlands EIR, and will not result in any new significant environmental impacts. Therefore, the
comparison of anticipated environmental effects of the approved modifications with the impacts
disclosed in the previously certified 2002 Headlands EIR support the required CEQA findings below.
Specifically, none of the conditions set forth in Section 15162 of the State CEQA Guidelines that
would require preparation of a subsequent EIR have been met.

Major EIR Revisions Not Required. Based on the foregoing analysis and information, there is no
evidence that the changes to the project require a major change to the certified 2002 Headlands EIR.
The revised HDCP project will not result in any new significant environmental impact, nor is there a
substantial increase in the severity of impacts from that described in the certified 2002 Headlands
EIR.

No Substantial Change in Circumstances Requiring Major EIR Revisions. There is no
information in the record or otherwise available that indicates that there are substantial changes in
circumstances that would require major changes to the certified 2002 Headlands EIR.

No New Information Showing Greater Significant Effects Than Previous EIR. This Addendum
has analyzed all available relevant information to determine whether there is new information that
was not available at the time the 2002 Headlands EIR was certified indicating that a new significant
effect not reported in the certified 2002 Headlands EIR may occur. Based on the information and
analysis above, there is no substantial new information that there will be a new significant impact
requiring major revisions of the certified 2002 Headlands EIR.

No New Information Showing Ability to Reduce Significant Effects in Previous EIR. There are
no alternatives to the HDCP or additional mitigation measures that would substantially reduce one or
more of the significant coastal processes effects identified in and considered by the certified 2002
Headlands EIR. :
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4.17 DETERMINATION

Based on the information and analysis in this Addendum and pursuant to Section 15162 of the State
CEQA Guidelines, the City has determined the following:

1. There are no substantial changes to the HDCP that will require major revisions to the certified
2002 Headlands EIR due to new, significant environmental effects or a substantial increase in the
severity of impacts identified in the certified 2002 Headlands EIR.

2. Substantial changes have not occurred in the circumstances under which the project is being
undertaken that will require major revisions of the certified 2002 Headlands EIR to disclose new,
significant environmental effects or a substantial increase in the severity of the impacts identified
in the certified 2002 Headlands EIR.

3. There is no new information of substantial importance not known at the time the 2002 Headlands
EIR was certified that shows any of the following:

a. The project will have any new significant effects not discussed in the certified 2002
Headlands EIR. '

b. There are impacts that were determined to be significant in the certified 2002 Headlands EIR '
that will be substantially increased.

c. There are additional mitigation measures or alternatives to the project that would
substantially reduce one or more of the significant effects identified in the certified 2002

Headlands EIR.

d. There are additional mitigation measures or alternatives that were rejected by the project
proponent that are considerably different from those analyzed in the certified 2002 Headlands
EIR that would substantially reduce any significant impact identified in that EIR.
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APPENDIX A

] ' REVISED MITIGATION MONITORING AND
REPORTING PROGRAM
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LSA ASSOCGIATES, INC.
SEPTEMBER 2004 HEADLANDS DEVELOPMENT AND CONSERVATION PLAN

ADDENDUM

APPENDIX B

LCP AMENDMENT MODIFICATION BY PLANNING AREA

The PDD breaks up the Headlands site into distinct planning areas, labeled Planning Areas 1-9. The
major elements and the Coastal Commission’s suggested modifications associated with these
planning areas are summarized below:

Planning Area 1 (Strand Vista Park/Public Beach Access), Recreation Open Space

The HDCP as approved by the City included Strand Vista Park, consisting of 9.9 acres. This park
would be located seaward of the existing County parking lot and landward of the proposed Strand
residential development. Planning Area 1 is also adjacent to the existing County stairway that
presently provides access to Strand Beach along the northerly edge of the Headlands site. Three new
or reconstructed public pedestrian accessways to Strand Beach Park were included in the HDCP, as

described below:

1. North Strand Beach Access: An improvement to the existing stairway from the north end of the
Salt Creek public parking lot (Selva Road) to North Strand Beach including scenic overlooks,
public restrooms, and outdoor shower facilities.

5 Central Strand Beach Access: An access path from the southeast end of Strand Vista Park to the
central portion of Strand Beach.

3. South Strand Beach Access: An access path that would link the extension of Selva Road
with the southern portion of Strand Beach.

In return for allowing a gate guard to control vehicular access into Planning Area 2, the Coastal
Commission suggested modifications require mechanized access in the form of a funicular to provide
public access from the Salt Creek public parking lot to the ramp to Strand Beach along the North
Strand Beach Access, a new access stairway (Mid-Strand Vista Park Access) that would link Strand
Vista Park and the Central Strand Beach Access, and restroom and shower facilities above the beach
at the South Strand Beach Accessway.

Planning Area 2 (The Strand Neighborhood), Residential

As approved by the City and submitted to the Coastal Commission, the HDCP designated 25.7 acres
of residential zoning in the Strand. A maximum of 75 single-family residences would be allowed
within this area. Maximum height is two stories, 28 feet above finished grade (not existing or natural
grade) for primary structures, and 16 feet for detached accessory structures. A minimum 15-foot rear
yard setback, measured from the top of slope for the building pad, is required on all lots. A gate-

PA\HLR130\Addendum\SCA as sent to City\Appendix B.doc «09/07/04» B-1



LSA ASSOCIATES, INC. ADDENDUM
SEPTEMBER 2004 HEADLANDS DEVELOPMENT AND CONSERVATION PLAN

maritime/historical visitor center, cultural arts visitor center, veteran’s memorial, and associated
amenities. The reorientation of the nature interpretive visitor center was necessary to avoid impacts to
ESHA. The trail and overlook system was shortened and revised to maintain a 25-foot setback from
coastal bluff scrub vegetation. ' ‘

Planning Area 8B (Harbor Point Park), Conservation Open Space

Planning Area 8B, as approved in the HDCP, would provide 6.1 acres of permanent Conservation
Open Space at the southern and eastern portion of the park, including the coastal bluffs and rocky
beach at the base of Harbor Point. This area would be preserved and maintained in its present
condition. Improvements within the area would be limited to those required for public safety, signage,
or erosion control.

As with Planning Area 8A, the Coastal Commission designated this area ESHA but did not make
changes to permitted land uses or the land use allocation of Planning Area 8B.

Planning Area 9 (Seaside Inn), Visitor/Recreation Commercial

Planning Area 9 is a 2.8-acre site located near the comer of Street of the Green Lantern and Scenic
Drive and overlooks Dana Point Harbor. As approved in the HDCP, up to 110,750 square feet of
building floor area and a maximum of 65-key inn with associated amenities, such as restaurant, etc.,
and the ability to utilize fractional ownership, are designated in Planning Area 9.

The Coastal Commission approved modifications to the LCP Amendment increased the permitted
“allowable number of keys at the Seaside Inn (Planning Area 9) from just 65 to 65-90. The Coastal
Commission action also put limitations on the fractional ownership of the Inn.

PAHLR130\Addendum\SCA as sent to City\Appendix B.doc «09/07/04» B-4
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engineering
groun, inc.

transportation planning = traffic engineering
acoustical / air quality studies

September 8, 2004

Mr. Kevin Darnall
HEADLANDS RESERVE, LLC
24849 Del Prado

Dana Point, CA 92629

Subject: Headlands Updated Land Use and Trip Generation Analysis (Revised)

Dear Mr. Kevin Darnall:

RK ENGINEERING GROUP, INC. (RK) has. reviewed the revised configuration of the land uses
for the Headlands Project in the City of Dana Point. There have been some minor changes
in the land uses within Traffic Analysis Zones (TAZ) 257 and 258. Within TAZ 257, the
visitor recreation commercial site was reduced by approximately 5,000 square feet, and the
acreage of the park/recreation area was increased by approximately 2.8 acres, with a
corresponding decrease in residential acreage. Two specified uses now proposed in TAZ
257 include a 40-bed hostel and a visitor information center. Trip generatiori for both uses
would fall within (if not below) the total trip generation calculated for TAZ 257 visitor
recreation commercial uses and no separate trip generation is necessary. The maximum
number of single-family residential lots within TAZ 257 remain the same at 50 lots. Within
TAZ 258, the park/recreation area was increased by approximately 3.7 acres, with a
corresponding decrease in residential acreage, and the Seaside Inn was increased by up to

25 keys (rooms).

A summary of the project land use and trip generation (revised) is shown in Table 1.

Trip Generation Comparison

The proposed revised project would generate 4,513 trip-ends per day with 213 vehicles per
hour during the AM peak hour and 387 vehicles per hour during the PM peak hour.
The trip generation for the previously approved project is shown in Table 2. The proposed
project would generate 86 less daily trip-ends than the previously approved project.
Furthermore, the project would generate slightly fewer AM peak hour trips (1 vehicle per
hour), and generates 10 vehicles less per hour during the PM peak hour. The revised
project generates fewer trips than the previously approved project, especially during the
critical PM peak hour. :

The reconfiguration of land use will slightly change the trip generation within the three
traffic analysis zones utilized in the previous traffic study. No significant differences in

20201 s.w. birch street, suite 250
newport beach, california 92660
tel 949.474.0809 fax 949.474.0902
. http//www.rkengineer.com




Mr. Kevin Darnall
HEADLANDS RESERVE, LLC
September 8, 2004

Page 2

traffic impacts are anticipated as a result of the reconfiguration. The net change in daily
traffic on Street of the Green Lantern would be 139 ADT (Average Daily Traffic). This
would not be a significant increase in traffic on that roadway. Additionally, traffic impacts
to the intersection of Street of the Blue Lantern at Pacific Coast Highway has also been
reviewed. Most recently, updates to existing traffic counts have been completed for the

proposed Green Lantern Inn project.

That project evaluated traffic impacts along Street of the Green Lantern and also at the
intersections of Street of the Blue Lantern at Pacific Coast Highway, Blue Lantern at Santa
Clara, Green Lantern at Cove Road, and Green Lantern at Santa Clara. The study did take
into account the previously approved Headlands Project. The proposed land use
reconfiguration of the proposed Headlands Project would not significantly change the level
of service projected at the intersection Street of the Blue Lahtern and Pacific Coast
Highway, the Blue Lantern at Santa Clara Intersection, the Green Lantern at Cove Road
intersection and the Green Lantern at Santa Clara Avenue intersection (all of which remain
at LOS A) nor would it substantially change the projected traffic volumes on Street of the .
Green Lantern. The revised ICU calculations and traffic volumes for Street of the Green

Lantern are shown in Table 3.

RK appreciates this opportunity to provide this additional information on the
reconfiguration of the Headlands Project. The revised uses will generate less daily trips and
fewer PM peak hour trips than the previously approved project. There is a slight decrease
in the AM peak hour trips; and would not significantly change any of the intersections
previously analyzed in the traffic impact study for the Headlands Project.
The reconfiguration would not have a significant change in traffic volumes on Street of the
Green Lantern or the intersection of Street of the Blue Lantern and Pacific Coast Highway.
If you have any questions regarding this review, please call me at (949) 474-0809.

Respectfully submitted,
RK ENGINEERING GROUP,

Q,_','\ou\-\' Yo

Robert Kahn, P.E.
Principal

Attachment

RK:rd/RK2638.doc
JN:1110-03-01



TABLE 1
Proposed Project Trip Generation (Revised)

Peak Hour
. AM PM
Taz' Land Use Quantity| Units’| In Out In Out | Daily
Single-Family Residential 75 | DU 17 47 54 32 868
250 Park/Recreation 9.9 AC NOM3| NOM| NOM| NOM 36
Recreation/Open Space 5.2 AC 2 2 3 3 52
Subtotal 19 49 57 35 956
Visitor/Recreation Commercial 35 TSF 37 17 82 731 1,812
Park/Recreation 15.1 AC | NoM’| NOM| NOM| NOM 55
257 |Visitor Recreation (Community) Facility 2 TSE L. 2 1 1 1 29
Single-Family Residential 50 pu | 12 32 36 22 579
Subtotal 51 50 119 96| 2,475
Park/Recreation 322 | AC NOM| NOM| NOM| NOM 118
Visitor Recreation (Community) Facility* 6 TSF 5 2 3] 3 87
258 |Seaside Inn 90 RM 18 9 18 27 540
Visitor Recreation Commercial® 13 TSF 7 3 15 14| 337
Subtotal 30 14 36 441 1,082
TOTAL 100 113 212 175| 4,513
' TAZ = Traffic Analysis Zones within the Dana Paint Traffic Model
2 py . = Dwélling Unit
AC = Acres
TsF = Thousand Square Feet.
RM = Rooms
3 NOM = Nominal

4 Ajthough three visitor facilities were eliminated by the Coastal Commission, for the purposes of this
analysis the traffic for such facilities was incorporated in the analysis.
5 Induded within the Seaside Inn '

j:\rktables\rkZSOO\RKZSBBTB.xls
JN:1110-03-01




TABLE 2
Trip Generation Comparison

Peak Hour
AM PM
Land Use In Out In Out Daily
Approved Project 100 114 219 178 4,599
IProposed Reconfigured Project 100 113 212 175 4,513
'lDifference 0 -1 -7 -3 -86
j:\rktablesvk2600\RK2638TBxls
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TABLE 3 |
Opening Year with Project Intersection Capacity Utilization (cu)!

With Approved Headlands Plan
Intersection Approach Lanes® Peak Hour ICU* Peak Hour LOS®
Traffic [Northbound Southbound| Eastbound {Westbound Summer Summer]

i Intersection lControP[ L T R|L T RIL T RIL T R|AM | PM{ AM | PM |AM{PM|AM|FM
A St. of the Blue :

0 Lantern {NS) at:
» Pacific Coast Hwy.

15 1 150501 1 1]+ 2 111 2 1 |0.4230.519|0.464|0.556] A Al A | A

(EW)
« Santa Clara (EW)
Aws losos 0j0 1 110 1 O 0 0 010.135]/0.195/0.14110.205| AlA] Al A

St. of the Green

Lantem (NS) at:

| « Cove Rd (EW) -
AWS 0 o505/0505 0|0 0 010 1 O 0.14910.216/0.15610.227| AL A] A A

«_Santa Clara (EW)

aws o os05/o505 0Jo 0 010 1 00135 0.186)0.141{0.195| A| A| A | A

! ' With Reconfigured Headlands Plan
Intersection Approach Lanes’ Peak Hour 1CU* Peak Hour LOS®

Traffic |Northbound Southbound| Eastbound [Westbound . Summer Summet]

Intersection ControFl L T RIL T R[IL T RjL T R| AM | PM | AM | PM |AMIPM| AM| PM
St, of the Blue
Lantem (NS) at:
f « pacificCoast Hwy.| TS 1 150501 1 11 2 1]1 2 1]04230.518{0.464 0536l AJAl AL A

« Santa Clara (EW)

aws los505 ojo 1 _1lo 1 0!l0 0 O 0.135/0.195{0.141[0.205| AJA| A | A

St. of the Green
Lantern (NS) at:
« Cove Rd (EW)

AWs 1o o505/0505 0fo 0 010 1 0 0.148/0.216}0.155]0.226]| A [ A} A | A

» Santa Clara (EW)

aws o o505/0505 0j0 0 0|0 1 010135 0.186/0.141{0195] AJAJ Aj A

Average Daily Traffic (ADT) Volume on
Green Lantern South of Santa Clara Avenue

A Average Daily Traffic
! Condition ’ (ADT)
Existing ’ 3,131
R Opening Year w/Approved Headlands - 4798
e Opening Year w/Reconfigured Headlands 4,937

o —ttrmp—

1 Opening year analysis based upon recent Green Lantern tnn Project Teaffic impact Study. Opening Year'prgjected to be 2005.

FA—

275 = Traffic Signal
AWS = All Way Stop

) 3 When a right turn lane is designated, the fane can either be striped or unstriped. Yo function as a right tum lane there must be sufficient width for
{ right turning vehicles to travel outside the through Janes
: L = Laft: T = Through; R = Right; >> w= Free Right Turn; > = Right Tum Overiap

41CU = Intersection Capadity Utilization

5105 = Level of Service

J'\ktables\vk2600\RK2638TB xis
IN:1110-03-01
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REVETMENT MEMORANDUM (NOBLE CONSULTANTS)
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NOBLE PROJECT MEMORANDUM

CONSULTANTS. INC. ‘ 220} DUPONT DRIVE. SUITE 620. IRVINE. CA 92612 (949) 752-1530
FACSIMILE (949) 752- 8381

To: Kevin Darnall

From:  Chia-Chi Lu/Ronald M. Noble

Date:  July 29,2003

RE: Revised Shorefront Protection Design
Cc: Scott Kerwin

As requested, Noble Consultants, Inc. (NCI) has developed a revised shorefront protection design for the
Strand area that reduces the height of the revetment structure previously submitted in the Headlands
Development and Conservation Plan (HDCP). The revised design was developed in conjunction with
geotechnical review - and input of the reinforced compacted fill provided by AMEC Earth &
Environmental, Inc. (AMEC). The criteria for the revised revetment structure were 1) to maintain the
existing revetment height; 2) to conform to the existing seaward footprint; and 3) to provide a lateral
public walkway/trail. The California Coastal Commission staff requested the incorporation of the public

walkway/trail and associated bench-seating areas along the top of the revetment.

On the basis of a recent field survey by Hunsaker & Associates, the top elevations of the existing
revetment ranging from +15.1 to +19.6 feet, NGVD have an average height at +16.8 feet, or +16°-107,
NGVD (Hunsaker & Associates, 2003)". A height limit of +17 feet NGVD was, therefore, incorporated
into the revised revetment design. The revised design maintains the existing revetment section, while
conforming to the current seaward footprint (i.e. the reconstructed revetment does not encroach seaward
of the existing revetment). Essentially, the new design eliminates the originally proposed 3-foot average
increase (i.e. +20 feet, NGVD)? to the existing revetment height and reduces the quantity of riprap stones
required for the revetment reconstruction, while adding a lateral public beach access path with four bench-
seating locations. The redesigned revetment structure is illustrated, in both plan and profile views, in
Figures 1, 2, and 3 (see attachment). .

The critical design issue associated with the revetment height is the potential for wave overtopping during
extreme storm events. The lowering of the revetment height from +20 to +17 feet, NGVD will result in
fairly frequent occurrence of storm waves overtopping the revetment structure. Overtopping and piping
erosion/failure of the material behind the revetment is the primary source of damage to the Strand
shorefront area during the extreme storm events as is evident in the 1982-1983 El Nino season (see
AMEC, May 2002)°. The proposed revetment refinement has, therefore, focused on minimizing the
extent of potential damage and associated repair/maintenance induced by wave overtopping during

extreme storm events.

' Hunsaker & Associates, 2003. “NGVD Revetment Study Exhibit” dated June 24, 2003.
2 Noble Consultants, Inc., 2001. ““Coastal Processes Assessment for Headlands Development And Conservation

Plan” dated September 2001.
3 AMEC, 2002. “Geotechnical Evaluation of Shorefront Design Alternatives, Headlands Development And

Conservation Plan™ dated May 2002.
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The public access walkway, which consists of an 8-foot concrete walkway locked in the top rock portion
of the revetment section, prevents the overtopping water from intruding into the compacted fill layer
behind the revetment. Thus, inclusion of the walkway provides additional scouring protection against
wave overtopping by minimizing the potential for disruption or damage to the underlying filter
fabric/backing. The outboard edge of the walkway is setback from the sloping face of the revetment with
the underlying section of grouted rock to minimize potential damage to the walkway from wave uplift
forces. The keyway and low retaining wall at the back of the proposed walkway serve as a stabilizing
counterbalance force that enhances the structural integrity of the walkway and the revetment (see Figures
2 and 3). This cantilever structural walkway design prevents excessive deformation/damage to the
walkway itself if the dislodging of riprap stones beneath the walkway’s outboard edge occurs during

extreme storm events.

To further minimize the extent of erosion damage to the compacted slope potentially resulting from wave
overtopping, geosynthetic reinforcement of the compacted fill behind the revetment is also proposed.
Observed erosion conditions during the 1983 extreme storm events were used to develop requirements
regarding the vertical extent of geosynthetic reinforcement. The primary intent of the geosynthetic
reinforcement is to maintain the overall stability of the shorefront slope in the event that a portion of
compacted-fill slope behind the revetment is eroded away due to wave overtopping. In addition, the
geosynthetic reinforcement will also provide direct erosion protection for the compacted-fill slope.

On the basis of the engineering evaluations and geologic assessments jointly established by NCI and
AMEC, the proposed design revisions are considered the functional equivalent of the original HDCP
design, for the reasons cited above. The revised shorefront protection design limits the physical changes
to the structure height and footprint of the existing revetment, as compared to that originally proposed
shorefront structure presented in the HDCP. Furthermore, this revised revetment design provides an
additional feature for coastal dependent use; the lateral public beach access walkway/trail. '

Attachments: Figures 1 to 3
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THE HEADLANDS DEVELOPMENT AND CONSERVATION PLAN
Section 3.0 Headlands Planned Development District

TABLE 3.3.1
LAND USE
STATISTICAL SUMMARY
Land Use - Acres Planning Area Maximum
RECREATION OPEN SPACE '
(REC/OS) 9.9 1
5.2
1423151 5
4.3 8A
SUBTOTAL REC/OS 314.734.5
CONSERVATION OPEN SPACE
(CONS/OS) 242279 7
6.1 88
SUBTOTAL CONS/OS 30.334.0
VISITOR/RECREATION
COMMERCIAL
(VIRC) 16 40,00035,000
28 sq. ft.
44 110,750 sq. ft.
(65-90 Keys)
SUBTOTAL V/IRC —
450,750145,750
sq. ft.
(65-90 keys)
RESIDENTIAL
(RES) 25.7 75 lots
26.720.2 50 lots
SUBTOTAL RES 52.445.9 125 lots
| PUBLIC ROW. 2.5 1,86, 8A
TOTAL ACREAGE 121.3

3-10



THE HEADLANDS DEVELOPMENT AND CONSERVATION PLAN
Section 3.0 Headlands Planned Development District

TABLE 3.3.2

VISITOR RECREATIONAL FACILITY
STATISTICAL SUMMARY

Public Facility Planning Area Maximum

Lighthouse 8A : 2,000 sq. f.
Cutturat-Arts-Center ~— e 8A 2,000 sq. ft.

Nature Interpretive Center . S8A 2,000 sq. ft.
Conservation-Center 5 2;000-sg—£-
Public Restrooms/Showers' 1 2 x 500 sq. ft.
Visitor Information Center 4 800 sq. fr.2

All proposed public visitor facilities shall include public restrooms and public drinking
fountains, open to the public at hours to be determined by the appropriate public agency. The
Visitor Information Center will be constructed and operated in conjunction with the hostel

planned for the PCH V/RC, Planning Area 4.
! public restrooms and showers shall be constructed at both the north and south ends of Planning Area 1 above -

Strand Beach.

2 If the Visitor Information Center is incorporated into the hostel, there is no specific square footage or requirement.
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APPENDIX E

GEOLOGY MEMORANDUM
(AMEC EARTH & ENVIRONMENTAL, INC.) .
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amec”

‘De:,:ernbar 19, 2003
Job No. 9-21 2308100

Headlands Reserve LLC
2484 Del Prado Avenue
Dana Polnt, California 92629

Attention: Mr. Kevin Darnall

.Re:; Addendum Stability Evaluations
10-Foot Revetment Setback Alternative
Headlands Development And Conservation Plan (HDCP)
pana Point, California .

As requested, AMEC Earth & Environmental, Inc. (AMEC) has performed additional
stability evaluations of a possible revigion to the previously proposed HDCP grading
concept in the Sirand area. The revised grading concept is very similar to the previously
proposed grading concept that was evaluated in AMEC's report dated March 21, 2000,
and the current stability evaluations are considered an addendum to that report. The
difference in the revised alternative concept is that the proposed grades have been
shitted landward & distance of 10 feet along an axis through the central portion of the
Strand area. Relocation of the revised grades tapers uniformly to meet the previously
proposed grades at both ends of the Strand. This revision has been made to provide &
10-foot setback of the revetment and shorefront slope, and 1o, thersby, increase the
amount of beach area across the central portion of the ‘site. An excerpt of {he revised
grading concept plan (The Keith Companies, 12/18/03) is attached in the appendix.

The area of maximum setbaock approximately coinoldes with AMEC's Geologic Section
B-B' (see the attached plan excerpt and also AMEC, 3/21/00). Section B-B' also
represents the critical stability conditions (i.e., the lowest Factors of Safety) for previous
siability evaluations presented in AMEC's March 21, 2000 report. - Stability analyses of
the 10-foot revetment setback alternative along Section B-B' indicated 2 general
decrease in the caloulated Factors of Safety, but the results of these analyses are within
accepted siandards (l.e,, F.S. > 1.5 for static stability and F.S.> 1.1 for pseudostatic

stability). A graphic summary of the stability analyses for the critical stability conditions
~ glong Section B.B' is also attached in the appendix.

The proposed setback revision produces relatively small changes in the grading
configuration along the other less critical stability sections presented in AMEC's March
21, 2000 raport. With the exception of the analyses and revisions discussed above for

AMEC Earth & Envirnamanial, nc.
. 3290 Marth Hancotk Street, Sulte 102
Anghelm, Cattfornia

. JSh 92407-1926
To (MRTIHBN .
Fax (& 7798377 : VANWBTEC.COM



Haadiands Resernve e _
Addendum Stabliity Evaluations '
_10-Foot Revetment Sathaok Alternative .

Headlands Developmant And Conservation Plan (HOCP)

Dana Point, Calilomia

Section B-8', the findings and recommendatiohs presented in AMEC's March 21, 2000 |
report are, therefore, <till considered applicable.

Respectfully submitted,

///_/1 .

A

Douglas Dahnoke Scoit T. Kerwin -

Senior Engineer Principal Engineering Geologist
GE 2279 (Expires December 31, 2003) CEG 1267 -

' DD/STK/dc

Encl.. Plan Excerpt and Section Location
Graphic Summary of Critical Sgablllty Analyses

c: Mr. Kevin Darnall, Addresses (5) .
Mr. Karl Schwing, Callfomia Coastal Commission, Long Beach Office (1)
Mr. Mark Johneson, California Coastal Commission, San Franoisco office (1)

g-3081L.121) 8-03.doc Job No, 8-212-808100
. Page 2
Decambar 18, 2003
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LSA ASSOCIATES, INC. BERKELEY . RIVERSIDE
20 EXECUTIVE PARK, SUITE 200 949.553.0666 TEL FORT COLLINS ROCKLIN
IRVINE, CALIFORNIA 92614-4731 949.553.8076 FAX POINT RICHMOND SAN LUIS OBISPO

MEMORANDUM

DATE. September 1, 2004

TO. Kevin Darnall, Headlands
FROM: Tony Chung, Ph.D.
SUBJECT. Noise Impact Analysis—Proposed Funicular at Headlands

LSA Associates, Inc. (LSA) has received the noise level measurement information regarding the
“funicular” facility being considered at the Headlands development in the City of Dana Point (City).
The following summarizes LSA’s analysis and findings on the noise impacts.

1. Source Noise Level

The translated report from Outdoor Engineers (August 17, 2004) provided the results of a noise
emission analysis of a funicular in operation in Austria that has similar characteristics (same model
and manufacturer, etc.) to the one proposed for the Headlands. The testing indicates that the funicular
would generate a noise level of 59.3 dBA L., at 16.4 feet (ft) (5 meters [m]), or approximately 54.5
dBA Lqat 49.21 ft (25 m). Noise from uphill or downhill operations is about the same. The noise
level can be reduced by 5 dBA if a cover is added over the drive unit (electric motor, gearbox, etc.).

2. City of Dana Point Noise Standards

For transportation sources, the City’s Noise Element of the General Plan has an exterior noise
standard of 65 dBA CNEL for residential uses. For interior noise-sensitive rooms, 45 dBA CNEL is
the standard.

For nontransportation noise sources, the City applies its Noise Ordinance rather than the standards set
forth in the Noise Element. The City’s Municipal Code provides the noise standards for
nontransportation sources in terms of the percentile exceedance level, Ly. The exterior noise
standards for nontransportation noise sources on residential property are 55 dBA between 7:00 a.m.
and 10:00 p.m. (daytime) and 50 dBA between 10:00 p.m. and 7:00 a.m. (nighttime). These standards
are not to be exceeded for more than 30 minutes in any hour, or Ls,. For events that last shorter
periods of time, the noise standard level is adjusted upward accordingly. The noise cannot exceed 75

- dBA during daytime and 70 dBA during nighttime at any time. If ambient noise levels exceed the

noise limits, the noise standard for the applicable cumulative period increases to reflect the ambient
noise level.
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LSA ASSOCIATES, INC.

3. Noise Impact Analysis

Based on the characteristics of the proposed funicular facility, it seems the operations would be
similar to a motor vehicle moving along a roadway or some other linear transportation facility.
Therefore, the City’s noise standards for transportation facilities are used in this noise analysis.

Based on the source noise levels provided in the Outdoor Engineers report (August 17, 2004), the
funicular would result in a noise level of 54.5 dBA L., at a distance of 50 feet without the noise
reduction of a cover. The speed of the funicular is about 300 feet per minute (3.4 mph, or about
walking speed). The Headlands application of the funicular would have a distance of approximately
600 feet between the top and bottom. It is assumed that a 30-second time period would be needed to
unload/load at either end. Therefore, a round-trip operation would take approximately five minutes. It
is also assumed, as a worst-case scenario, that the funicular would be in operation at all times from
7:00 a.m. to 7:00 p.m. Therefore, the measured L.q noise level would apply to the entire hour (12
round trips) from 7:00 a.m. to 7:00 p.m., making it a worst-case scenario.

The project area is on the beach front. It is assumed that ambient noise levels during the evening (7:00
p-.m. to 10:00 p.m.) and nighttime (10:00 p.m. to 7:00 a.m.) periods would be 45 dBA or lower. With
this assumption, that the dominant noise source in the project area is the funicular with 54.5 dBA L.,
at 50 feet, the CNEL value calculated would be 54.3 dBA CNEL. This level is much lower than the
City’s 65 dBA CNEL noise standard for residential uses. '

The potential noise impact from funicular operations is also evaluated against the City’s noise
standards for nontransportation sources. For a steady noise source, the L., noise level is similar to the
Lso noise level. Therefore, the closest residences at 50 feet from the proposed funicular would be
exposed to a worst-case noise level of 54.5 dBA L, or Ls noise level. This noise level is lower than
the City’s 55 dBA daytime standard. Because there would be no nighttime operations between 10:00
p.m. and 7:00 a.m., no analysis is necessary for the nighttime standard of 50 dBA Ls,. -

Based on the Environmental Protection Agency’s (EPA’s) Protective Noise Levels, Condensed
Version of EPA Levels Document (EPA 550/9-79-100, November 1978), typical sound level
reductions of buildings in southern California (warm climate) range from 12 dBA with windows open
and 24 dBA with windows closed. Interior noise levels, attributable to the funicular operations,
would be reduced to 42.3 dBA CNEL with windows open and 30.3 dBA CNEL with windows closed.
These noise levels are below the 45 dBA CNEL interior noise standards adopted by the State and the

City.

4. Findings and Conclusion

Based on the above analysis, no violation of the City’s noise standards would occur as a result of the
implementation of the funicular facility at the Headlands. Therefore, there would be no significant
environmental noise impact from the proposed funicular at the Headlands.

There are several factors that would lower the noise level experienced by the nearest residences at 50
feet from the proposed funicular facility. First, it should be noted that the base measurements
represent a worst-case, conservative assessment because they were taken from a funicular that is
elevated on rails, unlike the one that will be constructed at the Headlands site, which will cut a tier
along the property boundary approximately 15 ft wide and 7 ft below the adjoining grade of the
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LSA ASSOCIATES, INC.

existing accessway to the beach. The rails will sit on concrete pads that are about 18-24 inches above
the grade of the tier at the Headlands site. The elevated track arrangement associated with the
funicular that was the subject of the noise test adds a “track frequency” to the noise measurement.
Therefore, the noise values for the Headlands funicular will be slightly lower.

Secondly, the base measurements used in this noise analysis did not take into consideration any noise
attenuation provided by topographical features at the Headlands site.

Thirdly, if the funicular does not operate during the entire period between 7:00 a.m. and 7:00 p.m.,
the projected noise levels will be lower than the levels presented in this noise analysis, both in terms
of the CNEL and the L¢y/Lso scales.

Lastly, if a cover is added over the drive unit, the source noise level will be reduced by 5 dBA. No

cover was present on the funicular facility that was the subject of the test.

Attachment:  Outdoor Engineering Memo, August 17, 2004
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Following, please find a translated summary of attached original report In German.
Please find all the detalled data of the measurements In the attachment.

REPORT
Subject: Noise Level Measurement
Crosslift “Vitalhotel Agathenhor”
A-9322 Micheldorf, Austria

Date: August 17, 2004

Attendees: Mr. Olschnegger, Engineer

Mr. Haberler, Engineer
Atz‘achment: Original Report in Germén
Instrument:

? Calibrated nolse level analyst NORSONIC Type SA 110
The Instrument is a Class 0.7 unit and was callbrated before and after the
tests with a Calibrate Source “Bruell&Kjaer 4230 Class 0.6
A wind protection screen was used

j  Codes and Regulations:
I OAL Guidelines No. 3:
Evaluation of nolse emissions, naise level in nelghbourhoods-s"'
edition —December 1986
ONORM S 5004
Measuring of noise emissions

| Date of Measurements:
Measurements were taken August 17, 2004 from 6:00pm to 7:00pm
Measurements were taken by Mr. Olschnegger, Eng. and Mr. Haberler, Eng

~ Measurement Location:

measuring point

Page 10f2
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All measurements were taken in a 5m distance from the track, Due to topographical
issues, the measuremonts at tho requested 10m and 25m distance were not
possible, but they can be calculated by accepted and legal formulas.

All measurements were taken Including the cabin leveling process, because It was
not possible to eliminate the levellng process at this location. The values without
the leveling would be approx. 2 db lower. If required, a cover could be added over
the drive unit (electric motor, gearbox, etc.) which would reduce the nolse level by
approximately 3 dBA. '

Measurement Results Summmary:

Ambient Noise Level during the maeasurements: LA,eq = 47.6 dB

Calculated

"Operating | Measurement | Calculated value | Calculated value
Condition in dBA, in indBA, in in dBA, in value
5.0m = 16.40ft 10.0m = 32.811t 15.0m = 49.21f in dBA, in
distance distance distance 25.0m = 82.021t
_ distance
Uphill LA,eq=59.3 LAeq=563 LA,eq=54.5 LAeq=523
Downhill | LA,eq= 59.2 LA,eq = 56.3 LA,eq = 54.4 LA,eq = 52.2
Legend:

LA,eq = average noise level

Best Regards,

OUTDOOR ENGINEERS AG

““Oswald Graber

c—ccC
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Documents Submitted to the California Coastal Commission

The following documents and studies were prepared either at the request of the
Coastal Commission or in response to issues raised by Coastal Commission staff.
These documents are on file and available for review at the California Coastal
Commission, South Coast District Office, 200 Oceangate, Suite 1000, Long Beach,
CA, 90802.

Constraints and Unique Characteristics Affecting Non-Structural Shore Protection
Alternatives for the Dana Point Headlands Development and Conservation Plan,
Scott A. Jenkins, Ph.D., and Joseph Wasyl, November 17, 2002.

Headlands Development and Conservation Plan, Shorefront Slope Setback
Alternative, Paul S. Carey, P.E., The Keith Companies, Inc., November 20, 2002.

Headlands Development and Conservation Plan, No Revetment, Shorefront Slope
Setback Alternative, Noble Consultants, Inc., November 20, 2002.

Response to Geotechnical Review Memorandum, Headlands Development and
Conservation Plan (HDCP), Scott T. Kerwin, AMEC Earth & Environmental,
Inc., November 20, 2002. :

Headlands Development and Conservation Plan, Geotechnical Evaluation of
Conceptual Shorefront Setback Alternative (Planning Areas 1, 2 and 3), AMEC
Earth & Environmental, Inc., November 2002.

Memorandum from Kevin Darnall to Lesley Ewing, California Coastal
Commission, Regarding: Response to the August 12, 2002 Memorandum from
Lesley Ewing, November 21, 2002.

Memorandum from Paul Carey, P.E., The Keith Companies, to Kevin Darnall,
Subject: Topography Comparison, December 20, 2002. (Quantifies the total
historic earthwork completed in the Strand to be 434,600 c.y.)

Memorandum from Patrick Mock, Ph.D., Senior Biologist, URS Corporation, to
Kevin Darnall, Subject: Dana Point Headlands — Comments on CCC staff report
memoranda, September 30, 2003. (URS provides clarifications for vegetation
mapping and interpretation by staff.)

Memorandum from Patrick Mock, Ph.D., URS Corporation, to Kevin Darnall,
Subject: Dana Point Headlands — Clarification of Boundary of Disturbed Native
Grassland and Coastal Sage Scrub adjacent to the Bowl Area, July 21, 2003.
(Refinements to Disturbed Southern Needlegrass Grassland, based on field
verification)



Memorandum from Patrick Mock, Ph.D., URS Corporation, to Kevin Darnall,
Subject: GPS delineation of Coastal Scrub Habitat with Proposed ESHA
Boundary in the Strand Area and that of the Dana Point Headlands Project Site,
October 3, 2003. (URS delineation of Coastal Scrub Habitat)

Letter from Patrick Mock, Ph.D., URS Corporation, to John Dixon, Ph.D.,
California Coastal Commission, Subject: Dana Point Headlands LCP
Amendment, August 8, 2003. (URS calls attention to the attached excerpt from
the final EIR Biological Resources Report, Section 4.5, “Species Interaction and
Ecosystem Function.”) ‘ ‘

Letter from Robert C. Hight, Director, California Department of Fish & Game, to
Mike Reilly, Chair, California Coastal Commission, Subject: Dana Point
Headlands Development & Conservation Plan, Local Coastal Program
Amendment 2-02, September 24, 2003. (Letter states support of the project and
discusses how the resources on-site will benefit from project implementation.)

Letter from Michael D. Curtis, MBC Applied Environmental Sciences, to Mike
Reilly, Chair, California Coastal Commission, Subject: Revetment at Dana Point
Headlands, September 22, 2003. (States support with regard to repair and
maintenance of the revetment)

Memorandum from Chia-Chi Lu, Noble Consultants, Inc., to Kevin Darnall,
Subject: Review comments to the September 22, 2003 CCC staff report for the
City of Dana Point Local Coastal Program Amendment 2-03, Section V.C.1:
Shoreline Protective Devices & Public Access and responses to Ms. Lesley
Ewing’s PowerPoint presentation of October 9, 2003 at the Hearing for Dana
Point LCPA 2-02, December 3, 2003. (Memo responds to staff presentation)

Letter from Scott T. Kerwin, AMEC Earth & Environmental, Inc., to Mark
Johnsson, California Coastal Commission, Subject: Geologic/Geotechnical
constraints and remedial grading of the Strands Area HDCP, December 23, 2003.
(Clarifications and/or explanations with regard to meeting with the CCC staff on
December 4, 2002)

Letter from Douglas Dahncke, AMEC Earth & Environmental, Inc., to Kevin
Darnall, Subject: Response/Clarifications: Purpose of Shoreline Protection,
Surfrider Letter (1/7/04), January 13, 2004. (AMEC’s review and response to the
“Surfrider” letter dated January 7, 2004)

Letter from Kevin Darnall to Karl Schwing, California Coastal Commission,
Subject: Rebuttal to Surfrider Comments, September 19, 2003. (Rebuttal letter
with the following enclosure: Report from Scott Jenkins, Ph.D. September 19,
2003, pointing out errors in the analysis provided by Surfrider)



Letter from Kevin Darnall to Lesley Ewing and Karl Schwing, California Coastal
Commission, Subject: HDCP September 19, 2003 Memorandum from Lesley
Ewing to Karl Schwing, December 11, 2003.

Letter from Kevin Darnall to Karl Schwing, California Coastal Commission,
Subject: Dana Point Headlands LCPA 1-03, May 14, 2004. (Backup information
from Headlands Reserve LLC relative to the habitat conservation with the
following enclosure: Letter from Andrew K. Hartzell, Hewitt & O’Neil, LLP,
Subject: Mitigation for Coastal Sage Scrub and Related Sensitive Species Impacts
for the HDCP)

Letter from Chuck Damm, South Coast District Director, California Coastal
Commission, to Gary Medeiros, County of Orange Environmental Management
Agency, Subject: Central and Coastal Subregion Natural Community
Conservation Plan/Habitat Conservation Plan Joint Programmatic Environmental
Impact Report No. 553 and Environmental Impact Statement, January 29, 1996.
(Comments on the plan; general support stated)

Memorandum from Rob Balen, LSA Associates, Inc., to Headlands Reserve LLC,
Subject: Dana Point Headlands — Air Quality Impacts Associated with Coastal
Staff Project Alternative, October 2, 2003.

Memorandum from Patrick Mock, URS Corporation, to Headlands Reserve LLC,
Subject: GPS delineation of Coastal Scrub Habitat within Proposed ESHA
Boundary in the Strand Area of the Dana Point Headlands Project Site, October 3,
2003.

Memorandum from Patrick Mock, URS Corporation, to Headlands Reserve LLC,;
Subject: Dana Point Headlands — Comments on CCC staff report memoranda,

September 30, 2003.

Letter to Headlands Reserve LLC from Scott Kerwin, AMEC Earth and
Environmental, Inc., Re: Response to Geotechnical Review Memorandum,
California Coastal Commission Review Letter (7/8/03), Local Coastal Plan
Amendment Dana Point LCPA 2-02, Headlands Development and Conservation
Plan, October 2, 2003.

Memorandum from Scott T. Kerwin, AMEC Earth & Environmental, Inc., to Karl
Schwing, California Coastal Commission, Subject: Response/Clarifications:
Purpose of Shoreline Protection, Surfrider Foundation Letter (1/7/04), Headlands
Development and Conservation Plan (HDCP), January 13, 2004.

Memorandum from Scott T. Kerwin, AMEC Earth & Environmental, Inc., to Karl
Schwing, California Coastal Commission, Subject: Response to Public Inquiries,
Coastal Erosion Technical Report (7/11/90) and Extent of Previous Subsurface



Exploration Headlands Development and Conservation Plan (HDCP), J anuary 9,
2004. ‘

Letter from Scott T. Kerwin, AMEC Farth & Environmental, Inc., to Kevin
Darnall, Re: Summary of Observations and Associated Photographs 1983—84
Repair and Reconstruction, Rock Revetment and Shorefront Slope, Dana Strand
Club Mobile Home Park, December 2, 2003.

Letter from Scott T. Kerwin, AMEC Earth & Environmental, Inc., to Kevin
Darnall, Re: Response to Geotechnical Review Memorandum, California Coastal
Commission Review Letter (7/8/03), Local Coastal Plan Amendment DPT LCPA
2-02, Headlands Development and Conservation Plan (HDCP), October 2, 2003.





