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Attachment A: Preliminary Coastal Commission Staff Comments on City of 
Trinidad’s Draft Land Use Plan (LUP) Update1 

 
 
General Comments 

1. LCP Coverage. As currently written, the draft General Plan Introduction 
indicates that the local coastal program (LCP) covers the portion of the City in the 
coastal zone, and does not make the distinction between City and Coastal 
Commission permit jurisdiction (e.g., the section on administering the Coastal 
General Plan begins on page 7 with the statement that “all land use and 
development decisions in the coastal zone must be consistent with the LCP”). We 
recommend clarifying that the provisions of the certified land use plan (LUP) and 
implementation plan (IP) govern the review and approval of coastal development 
permits (CDPs) within the City’s jurisdiction. Coastal Act Section 30500 requires 
that each local government lying, in whole or in part, within the coastal zone 
prepare an LCP “for that portion of the Coastal Zone within its jurisdiction,” as 
opposed to throughout the broader area encompassed by the coastal zone portion 
of the City. Therefore, the General Plan Introduction should clarify that in those 
areas where the Commission retains CDP authority on submerged lands, 
tidelands, and public trust lands (Public Resources Code Section 30519), the 
standard of review used by the Coastal Commission for proposed CDP 
applications is the Chapter 3 policies of the California Coastal Act. The LCP may 
be used as guidance.  

Similarly, the Land Use Map includes designations on parcels fully within the 
Commission’s retained coastal development permitting jurisdiction. Please 
include a note on the map that in those areas where the Commission retains CDP 
authority on submerged lands, tidelands, and public trust lands (Public Resources 
Code Section 30519), the land use designations are not part of the standard of 
review for CDP applications but rather may be used as guidance by the 
Commission and may be used by the City for permitting decisions other than 
CDPs. In addition, any designation of parcels outside of the City boundaries 
should also not be included as part of the certified LCP [e.g., the Commission 
cannot pre-approve City-designated land uses on currently unincorporated County 
lands (i.e., “pre-designations” for land’s in the City’s sphere of influence)]. If 
portions of the Trinidad Harbor are transferred into Trust (and thus by extension 
no longer occur within the City’s jurisdiction), these areas should similarly be 
omitted from the LCP. 

                                                 
1 As discussed in our July 5, 2019 letter, these comments do not cover the following draft documents: 
General Plan Update Figures 1-4; Harbor Area Regulations (IP Chapter 17.42); Cultural Resources and 
Historic Preservation Element; and General Plan Glossary. 
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Finally, the draft General Plan Introduction proposes to demarcate certain General 
Plan policies and associated programs as not being part of the City’s certified 
LCP for purposes of the review and approval of CDPs (by adding a City seal next 
to the policies). We recommend only including policies as part of the certified 
LCP that apply specifically to the City’s coastal zone jurisdiction. For example, 
there are a number of policies that apply to the City’s broader Planning Area, 
including a number of policies intended to be used in commenting on referrals 
from the County for development in the unincorporated County. We recommend 
that the City identify these policies that apply outside of the City’s coastal zone 
jurisdiction with the City seal as not part of the City’s certified LCP.  

In considering which General Plan policies to include in the LUP, we recommend 
the City include any General Plan policies that indicate the kinds, location, and/or 
intensity of allowable land uses in the coastal zone and all resource protection and 
development policies necessary to implement the Coastal Act. 

2. Goals, Principles, Policies, and Programs. The draft LUP chapters include 
goals, principles, policies, and programs; and these terms are defined in the draft 
General Plan Introduction. Because local CDPs are approved, and appeals of local 
permit actions are made, based on conformity of the approved development with 
the standards set forth in the certified LCP, it is vital that the City clarify which 
parts of the draft LUP Update are intended to be the standards governing both the 
review and approval of CDPs and the appeal of local permit actions to the 
Commission. Therefore, please update the proposed definitions of goals, 
principles, policies and programs to clarify which are intended to govern the 
approval of CDPs and serve as a basis for appealing local permit actions to the 
Commission. Given that the draft Introduction defines “policy” as a “specific 
mandatory statement binding the City’s action and establishing the standard of 
review to determine whether land use and development decisions, zoning changes 
or other City actions are consistent with the General Plan,” we recommend that 
policies act as the standard of review for CDPs and CDP appeals.2  

Throughout the draft LUP chapters, there are a number of draft policies that are so 
broad that they would more accurately be categorized as goals and principles,3 
and there are a number of draft policies that specify implementing actions and 
therefore would more accurately be categorized as programs4. We recommend 

                                                 
2 The definition of policy could be expanded to clarify that the policies constitute the LUP portion of the 
City’s LCP and govern the review and approval of CDPs, except policies demarcated with the Trinidad 
City seal which are not part of the certified LCP and do not govern the review and approval of CDPs. 
3 See, for example, Policies LU-1b.1, LU-1b.2, LU-1.d.3, LU-2.1, LU-8.1, CONS-1a.1, CONS-1a.2, 
CONS-1b.6, CONS-1b.8, CONS-1d.1, CONS-1e.1, CONS-1e.3, CONS-1e.4, CONS-8.6, and CIRC-3.2. 
4 See, for example, Policies LU-1c.3, LU-1c.6, LU-1c.8, LU-1d.1, LU-1d.2, LU-2.2, LU-3.2, LU-3.3, LU-
3.4, LU-4.6, LU-4.7, LU-4.9, LU-5.2, LU-7.1, LU-7.2, LU-7.3, LU-8.2, LU-8.3, LU-9.8, CONS-1b.3, 
CONS-1b.7, CONS-1b.13, CONS-1c.1, CONS-1c.4, CONS-1c.5, CONS-2a.5, CONS-3.2, CONS-3.3, 
CONS-3.4, CONS-3.7, CONS-3.8, CONS-3.9, CONS-3.11, CONS-4.2, CONS-4.3, CONS-4.4, CONS-4.5, 
CONS-8.8, CONS-9.1, CONS-9.2, CONS-9.3, CONS-9.4, CONS-9.5, CONS-9.6, CONS-9.7, CONS-9.10, 
CONS-9.11, CONS-10.1, CONS-10.12, CONS-10.14, CONS-10.15, CONS-10.16, CONS-10.17, CONS-
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rewording these policies using language that binds the City in its review and 
approval of CDPs, or changing these statements to goals, principles, or programs 
depending on which term they most accurately reflect. Conversely, there are a 
number of programs that set clear standards for land use and development 
decisions that we recommend categorizing instead as policies5. 

3. Policy Framing and Organization. Certified LUP policies govern development 
(as defined by Coastal Act §30106) for the purposes of CDP review in the City’s 
coastal zone jurisdiction (§30600).Therefore, the policies in the LUP should be 
focused on addressing coastal development for the purposes of CDP review. 
Without policies directed at development, the LUP cannot effectively ensure that 
approved development will be protective of coastal resources consistent with the 
Chapter 3 policies of the Coastal Act. The draft LUP chapters include a number of 
policies that do not set forth standards applicable to development, and other 
policies whose application is unclear. We recommend revising the framing and 
organization of various policies as described below: 

a. Use of “the City” as subject: The draft LUP chapters include a number of policy 
statements written with “the City” identified as the grammatical subject.6 Some of 
these policies with “the City” as the subject are intended to regulate development, 
so the use of the City as the grammatical subject could create confusion as to the 
policy’s applicability (e.g., whether the policy only applies to City-initiated 
development projects)7. For policies intended to govern development, please 
reword the policies so that development is the grammatical subject (e.g., 
“development shall be sited and designed to…”)8.  

b. Policies calling for the addition/revision/review of the zoning ordinance or other 
regulations: The draft LUP chapters include a number of policies that call for the 
development (or revision or review) of the zoning ordinance or other regulations 
or call for the development of policies instead of regulating development 
directly.9 While it may be appropriate to include programs that call for amending 
the zoning ordinance or other regulations to implement policies (as actions carried 
out in response to adopted policy to achieve a specific goal), LUP policies 

                                                                                                                                                 
10.20, CIRC-1.6, CIRC-1.7, CIRC-2.4, CIRC-2.5, CIRC-2.7, CIRC-3.1, CIRC-3.3, CIRC-6.1, CIRC-6.2, 
CIRC-6.3, CIRC-7.1, CIRC-7.2, CIRC-7.6, CIRC-11.1, CIRC-11.2, CIRC-12.1, CIRC-12.2, CIRC-12.3, 
CIRC-12.9, and CIRC-12.10. 
5 See, for example, Programs LU-4.2.1, LU-4.2.2, LU-4.2.3, CONS-1b.6.1, CONS-1e.2.1, CONS-3.10.2, 
CIRC-4.1.2, CIRC-10.6.1, CIRC-10.6.2, CIRC-10.6.3, and CIRC-11.1.1. 
6 See for example Policies CONS-1b.9 and CONS-1b.10  
7 See, for example, Policies LU-1b.3, LU-1c.3, LU-1c.5, LU-1c.7, LU-1d.3, LU-3.1, LU-4.11, CONS-1b.9, 
CONS-1b.1 through CONS-1b.7, CONS-8.1, CONS-8.2, CONS-10.2.1, CONS-10.8, CIRC-1.1through 
CIRC-1.3, CIRC-2.1 through CIRC-2.3, and CIRC-9.3. 
8 Refer also to Policies LU-1d.3, LU-1d.4, LU-3.3, LU-3.4, LU-4.1, LU-4.8, CONS-1b.11, CONS-2a et 
seq., CONS-2b et seq., CONS-3.1, CONS-3.5, CONS-3.6, CONS-3.10, CONS-5.1 through CONS-5.5, 
CONS-6.1 through CONS-6.3, CIRC-9.1, and CIRC-11.3. 
9 See for example Policies LU-1b.4, LU-1b.5, LU-1c.1, LU-1c.3, LU-1c.6, LU-1c.8, LU-1d.2 through LU-
1d.6, LU-2.2, LU-2.4, CONS-1b.6, CONS-1c.1, CONS-1c.4, CONS-1e.2.1, CONS-3.11, CONS-5.6, 
CONS-8.4.1, CONS-10.14, CONS-10.1[7], CIRC-10.6, and CIRC-11.1. 
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themselves should govern the issuance of CDPs by directly setting development 
limitations, requirements, or prohibitions. Therefore, we recommend rewriting 
policies that call for specific regulations or new policies to instead directly 
regulate development, or otherwise changing these policies to programs.  

Similarly, instead of including programs in the LUP calling for updates to the 
zoning ordinance to add certain standards, please directly update the zoning 
ordinance (the IP) where feasible and omit this direction from the LUP. For 
example, proposed Program CONS-2a.11.1 calls for revising the zoning 
ordinance to include specific requirements for the content of biological reports. 
Instead of including this program in the LUP, please add the required content of 
biological reports to the IP and include a reference to these IP requirements in 
Policy CONS-2a.11. 

c. Policies calling for the maintenance or preparation of additional plans or 
programs: The draft LUP chapters include a number of policies calling for the 
maintenance or development of City plans or programs, such as a shoreline 
management plan, the Onsite Wastewater Treatment System (OWTS) 
Management Program, and a comprehensive stormwater management program. 
Typically, a statement guiding the City to maintain or develop a plan or program 
is more accurately categorized as a program, as a strategy carried out in response 
to adopted policy to achieve a specific goal. If instead the intent of the policy is to 
require development to be carried out consistent with a plan or program, it needs 
to be clear whether that plan or program is also intended to be certified as part of 
the LCP. Incorporating other plans or programs by reference into the LCP is 
problematic because any changes to these documents that are incorporated by 
reference would require an amendment to the LCP. Therefore if the City wants a 
separate plan or program to be included as part of the LCP, we recommend 
including the applicable standards from the other plan or program directly in the 
LCP rather than including a plan or program by reference. 

If the City does not intend a plan or program to be part of the certified LCP, we 
recommend demarcating these types of policies with a City seal and including 
parallel LCP provisions to cover applicable coastal resource protections as 
necessary. For example, the City’s General Plan can call for adherence to 
uncertified regulations and guidelines in the City’s OWTS Management Program 
under local authority, but should also include LCP policies as necessary ensuring 
development is limited to what can be accommodated by adequate septic capacity 
where there will not be significant adverse effects, either individually or 
cumulatively, on coastal resources consistent with Coastal Act §30250.  

d. Policies not intended to govern the issuance of CDPs: Many of the proposed 
policies are not intended to either: (a) directly govern the issuance of CDPs 
through the setting of development limitations, requirements, or prohibitions; or 
(b) provide a basis for reviewing plan consistency of a land use plan or zoning 
amendment.  In contrast, these provisions call for outreach, education, and/or 
coordination; give endorsements to other parties’ efforts; make pledges of support 
for certain outcomes or endeavors; and/or commit the City to continued or future 
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actions and/or practices. To better highlight the specifications and qualifications 
which bear more directly on development from these other provisions, we 
recommend grouping these more aspirational, non-binding policies and separating 
them from policies governing development.  

e. Policies focused on intensification or additions to existing uses: Development as 
defined by Coastal Act §30106 includes changes in the density or intensity of use 
of land as well as the construction, reconstruction, demolition, or alteration of the 
size of any structure, among other activities. The draft LUP includes a number of 
policies directed at “any intensification or addition to existing uses.” As LCP 
policies should be focused on development (as discussed above), and the 
definition of development covers intensification of and additions to existing uses, 
we recommend replacing “any intensification or addition to existing uses” with 
“new development” (see Policies LU-1c.7, LU-4.2, LU-4.3, LU-4.9, and CONS-
6.2).  

f. Implied subjects: Most of the City’s draft policies are written as imperative 
sentences with implied subjects. The implied subject varies among policies and 
the subject is not always clear.10 We recommend clarifying the subject of the 
action to be undertaken by adding an explicit subject to each policy, and/or 
separately grouping policies directed at particular subjects (e.g., circulation 
policies directed at City infrastructure could be separated from circulation policies 
directed at new development). 

4. Missing or Conflicting Coastal Resource Protections. Section 30108.5 of the 
Coastal Act defines an LUP as the relevant portion of a local government's 
general plan, or local coastal element which are sufficiently detailed to indicate 
the kinds, location, and intensity of land uses, the applicable resource protection 
and development policies and, where necessary, a listing of implementing actions. 
Pursuant to this definition, in its review of an LUP update, the Commission must 
consider whether an LUP as amended contains all of the policies necessary to 
indicate the kinds, location, and intensity of allowable land uses, as well as all of 
the necessary resource protection and development policies that will implement 
the Coastal Act. The draft LUP elements that have been provided do not cover (or 
fully cover) all the coastal resource protections set forth in a number of Coastal 
Act policies. Additionally, some draft policies may conflict outright with Coastal 
Act requirements,11 and we would like to discuss possible alternatives with you in 
more detail. In the meantime, please review the Chapter 3 policies of the Coastal 
Act and ensure that all relevant policies are fully covered by the City’s draft LUP. 
Based on our initial review, here are some initial thoughts on Coastal Act Chapter 
3 policy coverage: 

                                                 
10 See for example Policies LU-1b.1, LU-1b.2, LU-1b.3, LU-1b.5, LU-1c.7, LU-2.4, LU-4.1, LU-4.2, LU-
4.2.1, LU-4.2.2, LU-4.2.3, LU-4.3, LU-4.11,  
11 See, for example, Coastal Act Section 30260 and Trinidad Policy LU-4.10. We would like to discuss the 
City’s desire to ban onshore support facilities for off-shore energy development at our next coordination 
meeting. 
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a. Locating new development and provision of services: Please revise the 
LUP to cover the relevant portions of Coastal Act §§30250 and 30254 
(Proposed Policy LU-1c.4 covers some but not all of the necessary 
provisions). Please also ensure that policies calling for the extension of 
services beyond City limits or the formation of a new water district are 
consistent with Coastal Act §§30250 and 30254. 

b. Public access: Proposed Policies CONS-10.2 and CONS-10.3 largely 
cover Coastal Act §§30210 and 30211, although we recommend clarifying 
that maximum access shall be provided for all people and shall be 
conspicuously posted. Proposed Policies CONS-10.6 and CONS-10.10 
include language from Coastal Act §30212, but proposed Policy CONS-
10.6 should be broadened to apply to all new development projects, not 
just in areas shown on Figure 10. Coastal Act §§30212.5, 30214, and 
30252 do not seem to be covered by any draft LUP policies. 

c. Visitor and recreational facilities, recreational boating, commercial 
fishing, aquaculture, and coastal-dependent development: Please add 
policy language to cover the applicable provisions of Coastal Act 
§§30213, 30220, 30221, 30222, 30223, 30224, 30234, 30234.5, 30222.5, 
and 30255. It may make sense to include a priority use section in the 
proposed Land Use Chapter to cover these topics. 

d. Natural resources: Please add policy language covering the water quality/ 
aquatic habitat protection mandates of Coastal Act §§30230 and 30231. 
As for wetlands, proposed CONS-2a.1 limits diking, filling, and dredging 
consistent with Coastal Act §30233(a), except it does not limit the 
allowable uses; please add in the limitation on allowable uses of diking, 
filling, and dredging of coastal waters/wetlands. Please also add in the 
mandate to maintain or enhance the functional capacity of the wetland or 
estuary §30233(c), and include §30233(b) to the extent that any spoils 
disposal from dredging could potentially occur within the City’s LCP 
jurisdiction12. As for streams, please revise proposed Policy CONS-2a.2 
consistent with Coastal Act §30236 (limiting substantial alterations of 
rivers and streams to the three allowable uses covered by §30236). 
Proposed Policies CONS-2b.1 and CONS-2a.3 cover Coastal Act §30240, 
except that these policies are directed at ESHA and §30240(b) also applies 
to development adjacent to parks and recreation areas. We also 
recommend moving the ESHA buffer provisions under Programs CONS-
2b.1.1 through CONS-2b.1.3 and the definition of ESHA included in the 
“Principles of Biological Resource Protection” into policies to ensure 
these provisions are part of the standard of review for CDPs and appeals. 

e. Cultural resources, visual resources, and hazards: Presumably, the Cultural 
and Historic Preservation Element will cover Coastal Act §30244; the 

                                                 
12 For example, if portions of the Trinidad Harbor are not transferred into Trust. 
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Community Design Element will cover Coastal Act §30251; and the 
Safety Element will cover Coastal Act §§30232, 30235, and 30253(a)-(b).  

5. Referencing the Current Plan. Since the proposed General Plan chapters will be 
used after local adoption and certification by the Commission, please write the 
chapters as if they have already been certified. For instance, reference this draft 
plan as the existing plan, and reference the 1978 plan as the previous plan. 

Comments Specific to the Land Use Element 
The following are some generalized comments specific to the Land Use Element; we will 
provide more detailed, content-specific comments in the near future. 

1. General Organization. Section B (“Land Use Designations”) of the Land Use 
Element currently includes a discussion of land use map and zoning designations 
along with a mix of policies affecting certain specified land use classifications 
(e.g., Residential Land, Commercial Land, and Harbor Area), use types (e.g., 
Aquaculture), and ownership types (e.g., Publicly-Owned Lands).  We 
recommend splitting Section B to include in one section the general provisions 
guiding allowable uses and land use density within each land use classification, 
from another section that would include the goals, programs, and policies 
governing land use within the City. Under this scenario, Section B would: (1) 
present the land use map, (2) identify the established land use designations; and 
(3) within each land use classification as appropriate: (a) describe the range of 
permissible uses, including permitted and conditionally-permitted uses, and (b) 
identify minimum parcel size, dwelling density, and/or other specifics on the 
density and intensity of land use. We recommend moving the goals, policies, and 
programs currently included in Section B to a new section or sections.  

2. Sustainability and Climate Change Policies. The land use element contains a 
number of sustainability and climate change policies. We recommend moving 
hazard-related climate change policies to the forthcoming Noise and Safety 
Element as that element is intended to cover minimization of risk to life and 
property from hazards. The City might also consider creating a Sustainability 
Element as a more direct location for some of these policies.  

Additionally, it appears that a number of the provisions presented in the Climate 
Change Planning Section have been directly adapted from the Sea Level Rise 
(SLR) Guidance adopted by the Coastal Commission on August 12, 201513.The 
Commission’s adopted SLR guidance provides suggestions on the types of 
policies that should be developed, but does not explicitly contain policies for use. 
Thus, suggestions to “create policies that...” should not be included in the LCP 
outright, but instead the City should create policies that achieve the objectives 
outlined in the SLR guidance. Although the draft Residential Adaptation Policy 
Guidance has not yet been adopted by the Commission, the City may find the 
sample policies contained within Section 6 of this document helpful as a starting 

                                                 
13 A Science Update to the Commission’s SLR Guidance was unanimously adopted on November 7, 2018. 
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point in developing policies relevant to the City. The draft Residential Adaptation 
Policy Guidance may be accessed online at: 
https://documents.coastal.ca.gov/assets/climate/slr/vulnerability/residential/Revise
dDraftResidentialAdaptationGuidance.pdf. 

Background Studies and Other Supporting Documents 
In this section we identify information that would be important for the City to provide as 
part of a future transmittal of the LUP Update for certification by the Commission. 

1. Clarification of Relationship Between Background Reports and LUP. Several 
statements within the General Plan suggest reliance between background reports 
and policies. For example, Section B1 (“Organization”) of the Introduction 
(Chapter 1) states in part that “...there are various background reports that are 
referenced in the General Plan and that were used to inform and shape the policies 
of each element. These background reports should be considered part of this 
General Plan.” Section B2 (“Plan Interpretation”) states in part “Much of the 
background information and analysis that supports the policies in this General 
Plan is included in several background reports and other supporting documents 
described below...the narrative that precedes the General Plan policies should be 
considered part of the supporting information and was used in the development of 
the policies.” Other chapters, such as the draft Circulation, Public Services & 
Energy Element, reference regulations and guidelines in the City’s OWTS 
Management Program.  

As described in General Comment 3c above, we need to understand whether 
background documents, plans, and/or programs are intended to be certified as part 
of the LCP, because any changes to documents that are incorporated by reference 
would require an amendment to the LCP. Therefore, please explain the City’s 
intent in incorporating each of the external documents, and specify whether the 
policies of these documents are intended to become part of the standard of review 
for CDP applications. As noted above, we recommend demarcating background 
reports, plans or programs not intended to be part of the certified LCP with a City 
seal and including parallel LCP provisions to cover applicable coastal resource 
protections as necessary. If the City’s intent is only to reference those documents 
that informed the creation of goals, programs, and policies, the City may wish to 
instead reference and include all background reports and studies in a bibliography 
section rather than in the body of the General Plan. 

2. Copies of Referenced Reports and Figures. The draft General Plan includes 
references to a number of reports and figures, and while we were able to locate 
some of the reports on the City’s website, we are uncertain whether the website 
contains the most current version of supporting documents, and not all supporting 
documents are included online. For example, we were unable to locate the 
following referenced reports and figures on the City’s website: 
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a. Sphere of Influence documents (Master Services Element, Municipal 
Service Review) 

b. Background report: Soil Characteristics of Trinidad (Oct. 2009) 
c. Water Supply Feasibility Study (Sept. 2003) 
d. Trinidad Architectural survey (Nov. 2009) 
e. Coastal Resilience Planning for Trinidad (Oct. 2014) 
f. LCP Update Guide LUP compliance analysis (Dec. 2015) 
g. LCP Update Guide IP Needs Assessment (Apr. 2016) 
h. Figure 15 (Stormwater Drainage System) 
i. Figure X (Stormwater outfalls) 

Therefore, please provide us with copies of the most current versions of any and 
all external documents and internal figures that are referenced in the General Plan.   

3. Studies and Reports that Should be Updated. We recommend the City update 
the following reports to account for current conditions within the City: 

a. Geologic and seismic characteristics of Trinidad. The current geologic 
background report was prepared for the City in April 2007. Since that 
time, an increase in geologic activity has occurred in certain parts of the 
City, particularly around Edwards and Van Wycke Streets. Therefore, the 
City should update the geologic report to account for recent changes, 
describe current conditions and rates of erosion that could affect land use 
and circulation patterns within the City, and provide updated mapping 
depicting the location and extent of known active landslides. 

b. Biology and environment of the Trinidad area.  The current background 
report accessed from the City’s website is a draft version from October 
2009. The report should be updated to include a current listing of rare, 
threatened, and endangered species (Table 2). Any other known changes 
to the environmental setting should be updated and the report finalized 
accordingly. 

c. Updated references to sea level rise projections. The draft General Plan 
references in a number of places a maximum projection in the rise of the 
sea level around Trinidad by about 30 cm by 2065. The projections appear 
to be from the IPCC fifth assessment report from 2013. Please update the 
projections to reflect current best available science. The Coastal 
Commission recommends using the projections provided in the 2018 OPC 
Sea-Level Rise Guidance (Table 3; Appendix G), in all relevant local coastal 
planning and coastal development permitting decisions. 

d. Revised water studies. To evaluate the consistency of the City’s LUP 
update with the Coastal Act, we will need to receive certain updated 
information regarding adequacy of water supply and other services as part 
of the LCP amendment application. We understand that the City’s 
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engineering firm completed a comprehensive water supply feasibility 
report in 2003 and the City is in the process of undertaking a number of 
studies to evaluate current and projected water supply and demand under 
various scenarios. Additionally, as you are aware, on August 9, 2017 the 
Coastal Commission awarded the City $51,000 covering three Tasks to 
support its efforts in updating its LCP consistent with the California 
Coastal Act, with special emphasis on planning for sea-level rise and 
climate change (Agreement No. LCP-17-03). Task 2 supports 
development of a comprehensive water supply assessment, development 
of a planning area focus area and land use scenarios, updated LCP policies 
and regulations, and a final service area map.   

As part of the City’s current water studies, this information should 
include, but not be limited to: (1) the total capacity of the water basin; (2) 
an analysis of the buildout of the City, including the maximum allowable 
buildout associated with parcel zoning; (3) current information regarding 
the relative water demand of different types of uses such as visitor-serving 
uses; and (4) an analysis of future capacity relative to future demand, 
taking into account fluctuations that include seasonal, temporal, and long-
range changes associated with climate change. The studies should also (1) 
consider the coastal resource implications of projected water demand and 
any necessary water supply infrastructure development, including whether 
(and if so, to what extent) wetlands and other environmentally sensitive 
habitat areas (ESHAs) may be affected by the draw-down of water 
resources both in the City and in source areas for water supplied outside 
City limits; and (2) analyze alternatives and recommend mitigation 
measures to minimize any coastal resource impacts.  

As part of the LCP Update, we look forward to receiving copies of these 
grant-funded deliverables and the other supporting documentation 
described above as soon as they become available. Please also indicate 
how policies included in the draft LUP will be informed by these 
forthcoming efforts. 

4. Additional Recommended Studies and Reports.  Please provide our office with 
the following additional analyses and supporting documents: 

a. Geologic risk assessment and hazard management plan. The 
Commission’s funding through the above-described LCP grant 
(Agreement No. LCP-17-03) also supports development of a Coastal 
Erosion Hazard Management Plan under Task 1. This Task includes an 
assessment of “coastal hazards and risks and development of a range of 
options to address those risks based on existing geologic studies with a 
focus on Edwards and Van Wycke Streets,” with deliverables that include 
preparation of “draft and final Edwards Street Coastal Erosion Hazard 
Management Plan/Recommendations” to be completed in 2019. Please 
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provide our office with a copy of the coastal hazard and risk assessment 
and the Coastal Erosion Hazard Management Plan prepared in association 
with this Task. Please also indicate how policies included in the draft LUP 
will be informed by this forthcoming study. 

b. Background study on City stormwater management system. The Land Use 
Element describes both known and unknown information about the City’s 
stormwater drainage system, including general references to the routing of 
stormwater through a series of roadside ditches, drain inlets, and culverts 
to a storm drain outfall. Please provide details on the City’s stormwater 
management system, including the location of any existing outfalls to help 
us better understand how stormwater management policies contained in 
the LUP as amended will ensure protection of marine and coastal water 
resources, including water quality, consistent Sections 30230 through 
30236 of the Coastal Act. 

c. Analyses of buildout with respect to adequacy of services and impacts on 
coastal resources. Section 13552 of the Commission’s Regulations and 
Section VI-6 of the Commission’s LCP amendment application form 
require that for any proposed increases in the density of use, an analysis of 
the impacts of the increase in density on coastal resources and public 
access be submitted.  Such information is very important for evaluating 
the consistency of proposed density increases with the Coastal Act. 
Several proposed changes to the LUP would affect the intensity, density, 
type, and range of allowable uses within the City. These changes include, 
but are not limited to: a) increasing the number of designated sites that 
could allow second dwelling units; b) expanding mixed use and non-
transient housing sites; and c) changing allowance, location, and array of 
visitor-serving facilities within the City. Therefore, in addition to 
providing the water supply analysis described above, we need to 
understand how the LUP as amended will fully conform with Coastal Act 
policies14 that require protection of coastal resources by concentrating new 
development in existing developed areas able to accommodate it while 
avoiding significant individual and cumulative adverse effects on coastal 
resources.  

In particular, please evaluate the adequacy of wastewater disposal, 
stormwater management, and vehicular off-street parking facilities that 
would be needed under maximum usage and buildout projections, taking 
into account current and projected population figures, and while ensuring 
that Coastal Act priority uses within the City would be adequately served. 
Please also address: a) what the maximum potential buildout of parcels 
would be if development at sites occurred at the maximum level allowed 
under each land use and zoning classification; and b) what the resulting 
impacts to service capacity would be under this scenario. The analysis 

                                                 
14 Including but not limited to Coastal Act Sections 30231, 30250, 30252, and 30254 
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should also take into consideration the demands on water resources and 
wastewater capacity to accommodate accessory uses such as but not 
limited to hot tubs and Jacuzzis, particularly on sites where short term 
rentals, motels, and hotels are allowable uses. 

Additionally, for each LUP change that would increase the density of use, 
please submit an analysis of (1) whether there is adequate sewer, water, 
and traffic capacity to accommodate the increased density of use; and (2) 
whether the increased density of use would have significant adverse 
individual or cumulative impacts on public access, environmentally 
sensitive habitat, archaeological resources, visual resources, and other 
coastal resources. 

d. Analysis of adequacy of public parking facilities. The draft Circulation, 
Public Services, & Energy Element describes parking within the City as a 
topic that “comes and goes as a significant community issue.” The 
narrative contained in the Parking section describes the City’s occasional 
appointment of a Parking Committee to assess parking sufficiency, and 
indicates the most recent report prepared by the Committee is dated 
October 14, 1999 and focused on parking issues in and near properties 
zoned PD.  The Parking section includes policies such as CIRC-2.3 that 
suggest imposing time limits on parking “when necessary” but it is unclear 
what threshold would trigger a parking limit as “necessary.”  

The Coastal Act includes a number of provisions that address the need to 
provide adequate public facilities (including parking areas or facilities) 
that maintain and enhance public access (§§ 30210, 30211, 30213, 30252), 
and are well-distributed throughout an area so as to mitigate against 
impacts, social and otherwise, of overcrowding or overuse by the public of 
any single area (§ 30212.5). 

The Coastal Act also requires development in areas adjacent to 
environmentally sensitive habitat areas and parks and recreation 
areas be sited and designed to prevent impacts which would 
significantly degrade those areas, and be compatible with the 
continuance of those habitat and recreation areas (§ 30240(b)). We 
will be providing more specific comments soon on the draft 
Circulation, Public Services & Energy Element, but it will be 
important to understand how the current parking needs of the City 
inform and affect not only the policies contained within the 
Circulation, Public Services & Energy Element, but also how other 
land uses under maximum buildout scenarios could affect parking 
demand in the area, such as, but not limited to, potential increases 
in intensity of uses resulting from development of short-term 
rentals, accessory dwelling units, and expansion of development on 
mixed-use-designated sites.  
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We also recognize that some parking spaces have been lost in the 
past few years along Edwards Street due to recent landslide 
activity. Therefore, please provide a current analysis of parking 
sufficiency and demand in the City, taking into account potential 
risk for additional loss of parking that could result from geologic 
hazards. The parking analysis should evaluate potential demand 
resulting from the range of potential land uses under maximum 
buildout scenarios. 

e. Analyses of changes in LUP designations from priority uses to non-
priority uses 

The Coastal Act establishes certain priority uses which must be protected 
in favor of allowing other competing uses without such priority status.  
Generally, these priority land uses include uses that by their nature must 
be located on the coast to function, such as ports, and commercial fishing 
facilities, or uses that encourage the public’s use of the coast, such as 
various kinds of visitor-serving facilities, and uses that protect existing 
coastal resources, such as wetlands and other sensitive habitat and coastal 
agriculture.  The Coastal Act requires that adequate land be reserved for 
such uses in the LCPs adopted for each coastal city and county.  For 
example, Section 30222 of the Coastal Act states:  

The use of private lands suitable for visitor-serving commercial 
recreational facilities designed to enhance public opportunities for 
coastal recreation shall have priority over private residential, 
general industrial, or general commercial development, but not 
over agriculture or coastal-dependent industry. 

 
To evaluate the proposed amendment against the priority use policies of 
the Coastal Act, including Sections 30221, 30222, 30222.5, 30234, 30250, 
and 30255, it is necessary to determine whether any new uses proposed 
would potentially displace other priority uses.  Therefore, for any such 
change that would displace or reduce the potential use of areas for a 
priority use, please submit an analysis that would address the extent and 
nature of priority uses that would be affected and whether the affected site 
is no longer needed to accommodate the affected priority use.  In 
particular, the proposed changes in use that would displace or reduce the 
potential use of an area for a priority use that we request you analyze 
include, but are not limited to, lands planned for visitor-serving uses under 
the currently-certified LUP at the Trinidad Bay Trailer Courts that are now 
designated by the California Department of Housing and Community 
Development as a non-transient mobile home park. Please also indicate 
whether the City envisions reclassifying any PD/MU or other land use 
classifications to VS to re-establish visitor-serving uses that may have 
been lost to the mobile home park. 
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f. Short Term Rental Ordinance review status and consistency analysis 

The Land Use Element describes the increase in short term rentals (STRs), 
or vacation rentals, in the community in relation to their effect on 
residential neighborhoods, acknowledging that the increase in STRs has 
prompted concerns over their impacts on the community. For example, 
Section B2 states in part the following: 

While short-term vacation rentals provide important visitor-
serving accommodations and economic benefits to the City, an 
increase in the number and density of short-term vacation rentals 
have adversely affected the small-town atmosphere of the City and 
the character of residential neighborhoods. 

As you know, the City’s short term rental (STR) ordinance was recently 
updated and certified as an amendment to its LCP that became effective on 
June 8, 2017. As part of the Commission’s findings for certification of that 
amendment to the IP (zoning ordinance), the Commission evaluated the 
City’s proposal to limit the number of STRs in the UR zone based in part 
on the City’s determination that restricting the number of licenses to one 
per parcel rather than one per structure as under the former regulations 
would protect community character consistent with the LUP. The 
Commission further acknowledged the City’s determination that it was 
necessary to impose a cap on the maximum number of non-hosted STRs 
allowed in the City to avoid impacts to community character, parking and 
public access. The Commission also emphasized that as proposed, the 
STR ordinance requires the City to evaluate the efficacy of the ordinance 
“within two years after its certification” to ensure that it is continuing to 
meet the needs of the community consistent with the certified LCP.  

The two-year mark following certification of the STR occurred last month, 
and our office has not received any indication that the Planning 
Commission has reviewed its STR ordinance for efficacy as required by 
Section 17.56.190S (aka Section 6.26S). Please provide our office with an 
update on the status and outcome of the Planning Commission’s required 
2-year review. 

g. Updated VSF occupancy information for the City and surrounding area.  

The Coastal Act requires that lower cost visitor and recreational facilities 
be protected, encouraged, and where feasible, provided. Developments 
providing public recreational opportunities are preferred. As described 
above, the Coastal Act also gives priority to the use of land suitable for 
visitor serving recreational facilities over private residential, general 
industrial, or general commercial development, and requires that upland 
areas necessary to support coastal recreational uses be reserved for those 
uses where feasible (§§30213, 30221, 30222, and 30223). 
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To enable Commission staff to evaluate whether the City’s LCP is 
consistent as amended with the visitor-serving policies of the Coastal Act, 
please submit as part of the LCP amendment application information on 
existing visitor-serving public and commercial recreational facilities 
within and in close proximity to the City’s coastal zone, including 
information on lower-cost visitor and recreational facilities.  

In particular, please provide: (1) an analysis of the existing surrounding 
available visitor-serving facilities, including the number of rooms 
available (likely available through the local Chamber of Commerce); (2) 
the current number of lower-cost VSFs in the City; (3) a cost analysis of 
the different VSFs in Trinidad, and especially the current lower-cost 
VSFs, including average nightly rates (and including peak season rates 
and overall price ranges); (4) occupancy rates (this might be obtained in 
part from transient occupancy tax records); (5) an analysis of how the 
proposed changes in the reduction of visitor-serving facilities resulting in 
part, for example, from the conversion of the Trinidad Bay Trailer Courts 
to non-transient housing has affected the availability of lower-cost VSFs 
in the City in recent years; and (6) an analysis of the current and 
foreseeable demand for lodging facilities. 

h. Additional supporting documents may be needed. In the interest of 
providing comments in a timely manner, Commission staff has provided a 
partial list of necessary background studies and other necessary LCP 
amendment submittal information. Please note that this list is not 
comprehensive and we may need to request additional analyses. As 
indicated above, we realize the City is continuing to develop additional 
general plan element chapters and other supporting documents to be 
included in whole or in part with its LUP, such as but not limited to a 
forthcoming Community Design Element. The content of these 
forthcoming policies and any potential changes to current land use 
designations may result in the need for additional analyses. For example, 
we may need to request a visual analysis of any areas where policies or 
land use changes could affect visual resources to understand how such 
changes would protect public views to and along the coast consistent with 
Section 30251 of the Coastal Act. We will continue to provide input on 
recommended studies as we continue to receive and review the City’s 
draft LUP chapters. 

5. Relationship Between Certified LUP Policies and New Policies. Coastal Act 
Section 30510(b) provides that an LCP may be submitted to the Commission if it 
contains, in accordance with guidelines established by the Commission, materials 
sufficient for a thorough and complete review. The City’s LCP amendment 
proposes to replace the existing certified LUP with an entirely new document 
organized around an entirely new format, containing new chapters, policies, and 
classification sections, among others. Although this new document looks entirely 
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different than the certified plan documents currently in use, the proposal is still an 
LCP amendment rather than a submittal for the first time of an LCP for a 
previously uncertified jurisdiction. Consequently, the Commission must review 
the LCP amendment in the context of how the certified policies and development 
standards would change under the amendment, evaluating the LUP as amended 
for its conformity with the Coastal Act, and the IP as amended for consistency 
with the amended LUP. 

The Commission’s administrative regulations describe in part that an LCP 
amendment shall include among other things “a discussion of the amendment’s 
relationship to and effect on the other sections of the certified LCP15.” Given the 
scope and quantity of the amendments being proposed, it is important that the 
City and the Commission have a common understanding as to precisely what 
amendments are occurring to the LCP.  

Therefore, to facilitate our understanding of how policies in the certified LUP 
relate to the draft LUP amendment, please provide either a “crosswalk” or cross-
referenced annotation16 depicting the relationship between certified LUP policies 
and how those policies have been incorporated, modified and/or replaced in the 
current draft LUP.  

 

                                                 
15 14 CCR Section 13552(c) 
16 For example, a matrix format could be presented that depicts the previously certified policies side-by-
side with the corresponding proposed new and revised policies in separate columns organized under 
general subject headings (e.g., "coastal access," "marine and water resources," etc.). Under any format, the 
document should note the identifying number of each policy under the currently certified LCP (for policies 
and standards that already exist in some form), as well as the new identifying number under the LCP as 
amended or newly appended. 




