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Workshop Agenda
• Staff Presentation

• Project Background 
• Workshop Topics

• Iterative Feedback from Planning Commission and Public
• Next Steps
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Workshop Purpose
• Introduce the Planning Commission and public to the 

concept and significance of an LCP 
• Obtain initial feedback from the Planning Commission and 

the public on 3 of 10 policy topics to help staff approach 
potential revisions with the Coastal Commission staff moving 
forward

• Plan for Workshop #2 on January 12, 2026
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Project Background

4



California Coastal Act
• Coastal Commission established in 1972; Coastal Act (1976) made the 

Commission a permanent agency with broad regulatory authority

• Governs land use planning in the Coastal Zone, including development, 
habitat protection, public access, recreation, and environmental quality

• 19.0% of the City by area and 12.8% of all parcels within the City are in 
Coastal Zone 

• Most development activities in the Coastal Zone require a Coastal 
Development Permit (CDP)
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Coastal Adjacent 
Properties

• The Ritz-Carlton Bacara
• Sandpiper Golf Course
• The City-owned Ellwood 

Mesa Open Space
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Local Coastal Programs (LCPs): Topics
• Public Access, with an emphasis on access to and along the coast 

and low-cost visitor and recreational uses
• Coastal Recreation
• Marine Environment, including the protection of water quality 
• Environmentally Sensitive Habitat Areas
• Agriculture and Timberlands 
• Archaeological and Paleontological Resources
• Scenic and Visual Resources
• Industrial Development
• Sea Level Rise
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Local Coastal Programs (LCPs): Structure
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Land Use Plan (LUP) Implementation Plan (IP)
Land Use
(Designations, Maps, and Policies) 

Zoning Ordinances

Resource Protection 
(Maps and Policies)

Zoning Maps 

Development Constraints 
(Maps and Policies) 

Implementing Actions 



Permit Authority in the Coastal Zone
• Now: Coastal Commission (City “in concept”) 
• Once certified: City

• Retained Jurisdiction: Tidelands and lands where the 
public trust may exist

• Appeals Jurisdiction: 4 Categories
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Foundation of the City’s LCP
• General Plan designed to serve as the Coastal Land Use Plan 
• Labeled to distinguish between General Plan [GP], Coastal 

Land Use Plan [CP], and combined [GP/CP] provisions.
• Provisions marked [CP] and [GP/CP] intended for certification 
• City did not formally submit the General Plan for certification 

after adoption in 2006.
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Significance of Certification for the City

• Meet statutory obligation

• Permit authority for approximately 19% of the City

• Multi-year process for future changes to City policies and 
regulations in Coastal Zone 

• Possible rejection or revision by Coastal Commission
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CCC Staff Review of General Plan 
• Coastal Commission grant for LCP development (2014)
• Extensive policy revisions from Coastal Commission 

staff (all Elements but the Noise and Housing)
• Latest Coastal Commission staff input received in 

March 2025.
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CCC Staff Review of General Plan 
• Edits by topic:

• Archaeology and Paleontology
• Environmentally Sensitive Habitat Areas (ESHA)
• Oil and Gas
• Public Access
• Public Facilities
• Safety (Coastal Hazards)
• Transportation
• Visual Resources
• Water Quality
• Water Conservation
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Background

Workshop Question 1: Are 
there any questions or 
comments on the 
background information 
before discussing specific 
topics?
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Workshop Topics
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Archaeology and Paleontology

Coastal Act Section 30244: “Where development would adversely 
impact archaeological or paleontological resources as identified 
by the State Historic Preservation Officer, reasonable mitigation 
measures shall be required.”
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Archaeology and Paleontology
• Proposed:

• Expanded Coordination and Consultation
• Paleontological Evaluation Report for developments in 

areas known or suspected to contain paleontological 
resources.
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Archaeology and Paleontology Questions
Question 2: Are there concerns 

regarding expanded archaeological 
coordination and consultation 
requirements?
Question 3: Are there concerns 

regarding a new requirement for a 
Paleontological Evaluation Report?
Question 4: Is there other feedback 

for City staff to consider moving 
forward regarding archaeology and 
paleontology in the City?
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Environmentally Sensitive Habitat Areas 
(ESHA)
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Coastal Act Section 30240: 
(a) Environmentally sensitive habitat areas shall be protected 

against any significant disruption of habitat values, and only 
uses dependent on those resources shall be allowed within 
those areas.

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



December 8, 2025, LCP PC Workshop 22

ESHA TypeAt Existing Buffer (ft.) Proposed Buffer (ft.)

Creek and Riparian 100 At least 100
Wetlands (Coastal Zone) 100 At least 100

Monarch Butterfly 100 At least 100
Native Grassland 10 At least 100
Coastal bluff scrub, coastal 
sage-scrub, and chaparral

25 At least 100

Raptor habitat 100 (may be reduced); 300 
for construction activities 

during nesting

At least 100; 500 for 
construction activities during 

nesting
Native Oak Woodlands or 
Savannas

None At least 100

ESHA Buffer Sizes



Uses in ESHA 
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Existing Allowed Uses in ESHA Proposed Allowed Uses in ESHA 
Resource dependent uses, such as public 
accessways and trails 

Resource-dependent uses, such as public 
accessways and trails 

Public road crossings Repair or protection existing public roads 
(not allowed in wetlands)

Utility lines Access roads to a lawfully-permitted use 
outside ESHA (not allowed in wetlands) 

Resource restoration and enhancement 
projects
Nature education and biological research 
Public Works projects as identified in the 
Capital Improvement Plan



Uses in ESHA Buffers
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*Except for public trails and habitat restoration, the uses shall only be allowed if the intrusion into the buffer is 
needed and all impacts are mitigated  

Existing Allowed Uses in ESHA Buffers Proposed Allowed Uses in ESHA Buffers*
Resource dependent uses, such as public accessways 
and trails 

Habitat restoration

Public road crossings Bio-swales or other bioengineered water quality features

Utility lines Discharge of clean water
Resource restoration and enhancement projects Erosion control measures
Nature education and biological research Public access trails 
Public Works projects as identified in the Capital 
Improvement Plan 

Repair and maintenance of existing roads, trails, and 
utilities
Minimal fire hazard reduction 
Flood control or sediment management activities
Repair or protection existing public roads 
Access roads to an allowed use 
Continued use and maintenance of an existing roads



ESHA Mitigation Ratios
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*Mandating success of restoration sites, and requiring deed restrictions for restoration sites

ESHA Type Existing Ratio Proposed Ratio*

Creek and Riparian NA (must be fully mitigated) 4:1
Wetlands 3:1 4:1 Permanent Impacts; 1:1 

Temporary Impacts 
Monarch Butterfly NA (must be fully mitigated) 3:1
Native Grassland NA (must be fully mitigated) 3:1
Coastal bluff scrub, 
coastal sage-scrub, and 
chaparral

NA (must be fully mitigated) 3:1

Raptor NA (must be fully mitigated) 3:1
Native Oak Woodlands or 
Savannas

NA (must be fully mitigated) 3:1



ESHA Tree Protections
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• Proposed: Broader tree protections to include any 
trees serving roosting or nesting (not just for raptors) 
and all other trees 

• Proposed: Protected trees expanded to consist of 
mature native trees or roosting/nesting trees, 
including:

• Oaks (Quercus spp.), 
• Walnut (Juglans californica), 
• Sycamore (Platanus racemosa), 
• Cottonwood (Populus spp.), 
• Willows (Salix spp.), or
• Other individual trees not protected in ESHAs, 

including trees serving raptor nesting/ roosting 
sites or monarch butterfly habitat



ESHA Permeable 
Fencing
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• Proposed: Requires wildlife 
permeable fences adjacent to 
ESHAs (currently no such 
requirement except to protect 
wildlife movement in site 
design).



ESHA Biological Study
• Proposed: Reduce trigger distance for a 

biological study from 300 feet to 200 
feet from ESHA 

• Proposed: Require a monarch butterfly 
protocol survey during the monarch 
aggregation and roosting season 
window(s) within the last year for 
developments adjacent to monarch 
ESHAs or ESHA buffers

December 8, 2025, LCP PC Workshop 28



ESHA Questions
Question 5: Do you support creating a uniform 100-foot 

ESHA buffer?
Question 6: Are there concerns regarding further limits on 

allowable uses in ESHA and ESHA buffers?
Question 7: Do you support expanding tree protections and 

mandating specific mitigation ratios?
Question 8: Do you support mandating permeable fencing, 

when fencing is proposed, adjacent to ESHA?
Question 9: Do you have any concerns about the changes to 

the biological study requirements?
Question 10: Is there other feedback for City staff to 

consider moving forward regarding ESHA in the Coastal 
Zone?
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Oil and Gas
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Coastal Act Section 30262(a): new or expanded oil and gas 
development shall not be considered a coastal-dependent 
industrial facility* and may be permitted only if found to be 
consistent with all applicable provisions [of the Coastal Act]… 
and if certain additional requirements found in with Section 
30262 are met.

*Coastal-dependent industrial facilities are otherwise regulated 
under Coastal Act Section 30260



Oil and Gas
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• Proposed:
• Updated Information
• Oil and Gas Processing Prohibition
• Abandonment and Restoration



Oil and Gas Question

Question 11: Is there any feedback for 
City staff to consider moving forward 
regarding oil and gas uses in the Coastal 
Zone?
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Next Steps
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• Workshop #2 (early 2026) to review remaining policy topics

• Following feedback from Planning Commission and public, 
City staff to address next steps with Coastal Commission 
staff

• Public Draft LCP Release followed by Planning Commission 
and City Council hearings for adoption

• Submittal to Coastal Commission for certification
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