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Dr, Don Tsai
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Los Angeles Region

320 W. 4th Street, Suite 200

Los Angeles, CA 90013

Re:  Request for Listing ~ Table 4-zz
Dear Dr. Tsai:

On behalf of Green Acres, LL.C, 1 hereby request that the Regional Board add 4000
Malibu Canyon Road (APNs 4458-028-015, 4458-028-019 and 4458-030-007) to the list of
“pipeline projects” sites set forth in Table 4-zz of the Water Quality Control Plan for the Coastal
Watersheds of Los Angeles and Ventura Counties (“Basin Plan”).

As the Regional Board knows, this property has already been issued multiple entitlements
for the Rancho Malibu Hotel project. These entitlements, including a Coastal Development
Permit from the Coastal Commission and a Conditional Use Permit from the City of Malibu,
were issued well before the Regional Board amended the Basin Plan on November 5, 2009 (the
“2009 Basin Plan Amendment”). In fact, at the time of the 2009 Basin Plan Amendment, the
Rancho Malibu project had progressed much further through the entitlement process than most
or all of the properties listed on Table 4-zz. Furthermore, on February 22, 2012, the Regional
Board’s Executive Director expressly acknowledged that “the project . . . should have been
included on the list in Table 4-zz,” but the Regional Board to date has nevertheless refused to
modify the table. Now that the Regional Board has finally agreed to formally re-open the 4-zz
list and has specified particular criteria for inclusion on the list, it is time for the Regional Board
to correct this omission and add 4000 Malibu Canyon Road to the list of pipeline projects sites.
The Regional Board’s now-specified criteria make it clear that the Rancho Malibu hotel should
be included on the 4-zz list and that the Regional Board’s previous reasons for its exclusion were
arbitrary, discriminatory and flatly erroneous.

L BACKGROUND

The arbitrary, discriminatory and haphazard actions taken by the Regional Board when it
approved the 2009 Basin Plan Amendment are the subject of Green Acres’ pending litigation
against the Regional Board, entitled Green Acres, LLC v. Los Angeles Regional Water Quality
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Control Board et al., Los Angeles County Superior Court (Case No. BS138872). While I do not
intend to address all of flaws in the Regional Board’s 2009 actions, it is useful to place its current
action in the proper context.

A. Regional Board’s Approval of Table 4-zz.

In December 2008, the Regional Board notified various interested parties that it was
preparing a draft amendment to the Basin Plan to prohibit use of new on-site wastewater disposal
systems (“OWDSs”) and to phase-out use of existing OWDSs in the Malibu Civic Center area.
AR 5-1874-78." During the subsequent administrative proceedings, many developers of
proposed new OWDSs contended that their good faith investment in the entitlements process
should be given equal footing with the good faith investment that property owners had in their
existing OWDSs. See, e.g., AR 2-433-36, 2-484-90, 2-501-15. They pointed out that their
proposed new OWDSs would be state-of-the-art and far more effective at operating efficiently to
protect Malibu Civic Center water quality than were some of the faulty, older existing OWDSs,
and that, in some cases, the proposed new OWDSs (like Green Acres’) would even be “zero
discharge” systems. [d. They recommended that proposed new projects that had substantially
proceeded through the local entitlements administrative processing pipeline should be exempt
from the prohibition’s immediate ban on new OWDSs. Id. These “pipeline projects” would be
treated as though they were, in effect, existing OWDS projects and would thus still be subject to
the prohibition’s future ban on existing commercial and residential OWDSs. Thus, the proposed
“pipeline projects” exemption would be only temporary — allowing these property owners at least
some temporary use of their OWDSs during the interim period before the prohibition deadline.
The Regional Board staff consistently responded that this was a worthy concern, but they were
not officially recommending such a “pipeline projects” exemption. See AR 2-616, 4-16, 4-17.

Behind the scenes, however, the Regional Board staff began working with the City of
Malibu and the County of Los Angeles to discuss a temporary “pipeline projects” exemption.
See AR 1-435, 2-89; SAR GA00123, 126-28. When the Regional Board staff had difficulty
formulating appropriate criteria during these meetings, however, they ended up simply
delegating to the City of Malibu and the County of Los Angeles, respectively, the task of
preparing their respective lists of proposed projects with proposed new OWDSs in their
jurisdictions that, in their good faith judgment, had been sufficiently processed through their

! The above citations are to the administrative record (“AR™) and supplemental administrative record
(“SAR™) in Green Acres, LLC v. Los Angeles Regional Water Quality Control Board et al., Los Angeles County
Superior Court (Case No. BS138872).
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local government entitlements processing pipelines that they should be temporarily exempt. Id.
Specifically, in crafting the list of properties within the City of Malibu, the Regional Board
deferred to the City “because the City of Malibu had the information needed to prepare the
Table.” SAR GA00945. Among other things, the City of Malibu considered the extent of the
entitlements already applied for and/or received and the developers’ investments in obtaining
those entitlements. AR 1-502.

Prior to the November 5, 2009 public hearing, the City of Malibu and the County of Los
Angeles provided the Regional Board with their lists of “pipeline projects.” See AR 1-435, 1-
501-02. The County listed one residential groject and the City listed somewhere between 40 and
50 commercial and residential projects. Id.

At the beginning of the November 5, 2009 hearing, the Regional Board staff stated that
they were still not recommending any temporary “pipeline projects” exemption, but that they had
engaged in some private discussions with the City and County staff about such an exemption.
AR 1-435, 2-616. After the public hearing was completed, the Regional Board staff for the first
time, announced that they would recommend such a temporary exemption after all. AR 1-501-
02. The Regional Board’s Executive Officer thereupon “read into the record” the one County
designated project and 37 of the City designated projects, which she recommended for the
“pipeline projects” exemption.” fd. When one Board member inquired whether any commercial
projects were on the list, she replied that the City had listed some commercial projects but she
had not read them into the record. AR 1-512. This was factually incorrect, because, in fact, at
least two of the projects she had spontaneously “read into the record” were commercial projects.”
The Executive Officer stated that proposed commercial OWDS projects could be handled in a

% The City presented its pipeline projects list to the Regional Board staff shortly before the November 5,
2009 public hearing began. AR 1435, 1-501~02. Curiously, despite Public Records Act requests sent by Green
Acres in September 2012 to both the City and the Regional Board requesting copies of the original list submitted by
the City at that time, both the City and the Regional Board failed to provide the requested documents, reporting that
the original list and all copics had gone “missing.”

3 During her reading, the Executive Officer selectively chose what she apparently thought were single-
family homes on the City’s list. She did not explain why she apparently thought the temporary exemption should
apply only to single-family residential projects nor did she explain why she thought that proposed OWDSs for
commercial projects and multifamily residential projects that had gone through the local government entitlements
pipeline should not be placed on equal footing with existing commercial and multifamily OWDSs.

4 These two projects were 22959 Pacific Coast Highway, a proposed new development of approximately
6,500 square feet (“SF”) of retail and commercial uses, and 22941 Pacific Coast Highway, a site presently
containing a dry cleaner and a furniture store with a proposed new OWDS. See AR 1-502, SAR GA 00981; see also
Regional Board’s November 15, 2013 Staff Technical Report at 3-4.
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different (unspecified) way. Id. Without further discussion and with no testimony from the
public (since the public hearing by that time had been closed), the Board approved the
prohibition (by a 5 to 2 vote) with the one County project and the 37 City projects that had been
“read into the record” temporarily exempted as “pipeline projects.” AR 1-540.

Immediately following the conclusion of the November 5, 2009 Board meeting, the
proponent of one proposed OWDS site (the “Crummer project”) confronted the Regional
Board’s Executive Officer and contended that his multiple lot residential/recreational
development project had been included on the City’s list and should have been “read into the
record.” SAR GAQ0132-35. The Regional Board Executive Officer informed him that he
should request an “administrative modification” to be added to the list. fd. Four days later on
November 9, 2009, by email, the Crummer project developer requested an “administrative
modification” and three hours later, by email, the Regional Board Executive Officer informed
him that she had approved it. /d. The next day, the Crummer project was added to the list before
it was later made public as “Table 4-zz.” SAR GA00147.

Furthermore, roughly concurrent with the addition of the Crummer project to the list, at
least three other proposed commercial OWDS projects were added to the list of temporarily
exempt projects during various other secret “behind-closed-doors” administrative meetings by a
similar “administrative modification” process.” Regarding the secret Executive Officer
“administrative modifications” for those three commercial projects, no rationale was ever
articulated or announced explaining why some commercial projects should be provided with a
temporary “pipeline projects” exemption, but others (like Green Acres’ project) should not. Nor
was any rationale apparent, since the purpose of the “pipelines project” temporary exemption
was always simply to put developers of proposed projects who had invested considerable sums in
the entitlement process and had substantially proceeded through that process on the same footing
as property owners of existing OWDSs.

* These commercial projects include the proposed very sizable, approximately 100,000 SF La Paz shopping
center complex project at 3700 La Paz Lane, the proposed approximately 40,000 SF Whole Foods grocery store and
retail project at 23401 Civic Center Way, and an exisling medical building, county mart and restaurant proposing a
new OWDS at 23410 Civic Center Way. See AR 1-502, SAR GA 00981; see also Regional Board’s November 15,
2013 Staff Technical Report at 3-4.



Akin Gump

STRAUSS HAUER & FELD LLP

Dr. Don Tsai
December 27, 2013
Page 5

B. Regional Board’s Refusal to Add the Rancho Malibu Hotel Property to
Table 4-zz.

When Green Acres’ representatives first learned that its proposed hotel project was
subject to the prohibition, they contacted the Regional Board’s new Executive Officer in the fall
of 2011 and informed him that the Rancho Malibu Hotel project had been mistakenly omitted
from the City of Malibu’s list and should be included on the Table 4-zz temporary exemption
list. Green Acres submitted an Augnst 3, 2011 letter from the City of Malibu’s City Manager,
who had served as leader of the City’s team that developed the “pipelines project” exemption
list. SAR GA00924-27. The City Manager’s letter explained that Green Acres’ hotel project
had been “inadvertently overlooked” and was “actually much farther along than other pipeline
projects” that had been included on the exemption list. /d. Green Acres also informed the
Regional Board’s new Executive Officer that City staff had confirmed that its project was the
only project that the City had inadvertently left off of the list. At the Executive Officer’s request,
Green Acres provided him with many additional documents about the Rancho Malibu Hotel
project and the earlier administrative proceedings. See SAR GA00928-32, 955-80, 985-1013.
Green Acres’ representatives also met with both the Executive Officer and the Board’s legal
counsel.

On February 22, 2012, the Regional Board’s Executive Officer notified Green Acres that,
after his independent review relating to the November 5, 2009 Board action, he had confirmed,
inter alia, that the Rancho Malibu Hotel project had been “inadvertently omitted,” that the
project was “much further along than the other projects that are on the Table as the project has
received entitled permits,” and that the project “should have been included on the list in Table 4-
zz.” SAR GA00945-46. Accordingly, the Executive Officer’s letter further notified Green
Acres that “the Regional Board agrees that the project at 4000 Malibu Canyon Road is entitled to
the same status as the other projects that qualified for listing” on the exempt table. Id.

Subsequently, however, following a closed-door meeting of the Regional Board about
Green Acres’ hotel project, the Executive Officer informed Green Acres that its project would
not be added to the exempt list after all. SAR GA00983-84. The Executive Officer’s July 24,
2012 letter provided only one utterly specious reason for the Board’s action — that, under the
Board’s November 5, 2009 action, no commercial project could or should be temporarily
exempted as a “pipeline project.” [d. This reason was arbitrary, capricious and discriminatory
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because, by that time, fully five commercial projects appeared on the 4-zz exempt list, including
three that had been added after receiving behind-closed-doors “administrative modifications.”®

At Green Acres’ request, the Board met again in closed-door session on Augnst 7, 2012
- to consider Green Acres’ requested temporary exemption. The next day, the Executive Officer
verbally informed Green Acres that the Board had rejected this request. Accordingly, on
September 4, 2012, Green Acres filed the above-mentioned lawsuit against the Regional Board.

. GREEN ACRES’ RANCHO MALIBU HOTEL (4000 MALIBU CANYON ROAD)
IS ENTITLED TO BE LISTED ON TABLE 4-ZZ

A. Based on the Intent of the Pipeline Projects Exemption and the Criteria Described
During the 2009 Administrative Proceedings, the Rancho Malibu Hotel Has
Always Been Entitled to Be Listed on Table 4-zz.

As discussed above, the intent of the “pipeline projects” exemption was to temporarily
exempt new development projects that had substantially proceeded through the local entitlements
process. The purpose of the exemption was to protect the good faith investment of project
developers and to place their investment on an equal footing with property owners that had
existing OWDSs. Among other things, the City of Malibu considered the extent of the
entitlements already applied for and/or received and the developers’ investment in obtaining
those entitlements. Based on these criteria, the Rancho Malibu Hotel clearly falls within the
scope of the “pipeline projects” exemption.

At the time of the 2009 Basin Plan Amendment, Green Acres and its predecessors-in-
interest had not only applied for, but had actually obtained, several siguificant entitlements for
the Rancho Malibu Hotel at 4000 Malibu Canyon Road. In particular, on January 7, 1986, the
Coastal Commission approved a coastal development permit for the Rancho Malibu Hotel.
Permit No. 5-85-418. Furthermore, on March 23, 1998, the City of Malibu approved a
conditional use permit, variance, and site plan review, and certified an environmental impact
report (“EIR”) for the proposed project. These entitlements were valid at the time of the 2009

% Notably, the Regional Board’s November 15, 2013 staff report in support of the currently pending
proposed resolution to amend Table 4-zz also states: “As adopted by the Regional Board, Table 4-zz consisted of
those parcels read into the record by the Executive Officer, including residential and commercial properties that had
progressed through the City and County’s entitlement process.” Staff Technical Report at 2 (“The City’s list [of
pipeline projects] primarily included residential properties, but also included some commercial properties that had
progressed through the City’s entitlement process . . .”). '
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Basin Plan Amendment and remain valid today. Copies of these documents were previously
provided to the Regional Board and are being resubmitted today. See SAR GA00928-32, 955~
80, 985-1013; see also Attachment A.

Green Acres and its predecessors-in-interest have invested substantial time and money
processing and obtaining the above entitlements. In its pending Petition for Writ of Mandate,
Green Acres estimates that, at the time of the 2009 Basin Plan Amendment, total project
development and processing costs approximated $4 million. Accordingly, consistent with the
intent of the “pipeline projects” exemption to protect such good faith investments, the Rancho
Malibu Hotel should be added to Table 4-zz.

Moreover, the City of Malibu has acknowledged that, when it prepared the requested list
of “pipeline projects” for submittal to the Regional Board in November 2009, it inadvertently
overlooked the Rancho Malibu Hotel project and that the project should have been included in
Table 4-zz. Specifically, on Augnst 3, 2011, Malibu’s City Manager, Jim Thorsen, stated:

* As you know, the Los Angeles Regional Water Quality Control Board
granted exceptions for those projects in the prohibition area that were
identified as ‘pipeline’ projects. However, [the Rancho Malibu Hotel]
project was inadvertently overlooked and was not included in the listed
exceptions. As stated, they are actually much further along than other
pipeline projects as they have received entitled permits.

SAR GA00924 (emphasis added); see Attachment B. Furthermore, on July 9, 2012, Malibu’s
Manager of the Environmental Sustainability Department, Craig George, explained how the City
had inadvertently omitted Rancho Malibu Hotel from its list of “pipeline projects.”

The list of projects was acquired from the Planning Department database
of those applications ‘which have already progressed through the
entitlement process’ as stated in Resolution No. R4-2009-007, and were
deemed a complete application. These applications were for the
obtainment of a Coastal Development Permit.

The Rancho Malibu Hotel project had received a Coastal Development
Permit previously from the California Coastal Commission, CDP No. 5-
85-418, and therefore was not in the City’s database for projects
submitting application for a Coastal Development Permit. This project
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does appear to meet the criteria established between the City and Regional
Board staff for inclusion on the Table 4-zz list.

SAR GA00953; see Attachment C.

Based on the foregoing, it is clear that the Rancho Malibu Hotel was and is entitled to be
added to the list of “pipeline projects” set forth in Table 4-zz. What’s more, the Regional
Board’s Executive Officer expressly acknowledged as much in his letter dated February 22,
2012, when he stated: “I agree that the project at 4000 Malibu Canyon Road should have been
included on the list in Table 4-zz.” SAR GA00945; see Attachment D.

B. Based on the Regional Board’s Newly Crafted Criteria, the Rancho Malibu Hotel
Is Clearly Entitled to Be Listed on Table 4-zz.

According to the Regional Board’s recent staff report in support of its proposed
resolution to amend Table 4-zz, the City of Malibu’s list of “pipeline projects” consisted of
projects that had, as of November 5, 2009, progressed through the City’s entitlement process
because: “(1) the project proponent had submitted, at a minimum, a complete application (e.g.,
site plan, geology and biology reports, and grading and drainage information) to the City for a
new construction or remodel project, or (2) the project was deemed complete, conditioned or
approved by the City Planning Commission, but not yet constructed.” Staff Report at 2. While
it is unclear how the Regional Board formulated this new criteria,’ it is obvious that the Rancho
Malibu Hotel project satisfies both of the newly specified criteria.

7 As seen from the discussion above, the arbitrary, discriminatory and haphazard process by which certain
projects came to be placed on the 4-zz list was based on (a) the Regional Board staff’s delegation in late 2009 to the
City and County staff the task of assembling a list of projects sufficiently through the entitlements process that they
should be treated comparable to existing projects, (b) the then-Executive Officer’s entirely subjective, spontaneous
selection for unspecified reasons of some of those City/County listed projects (many residential, some commercial)
to be “read into the record” as exempt, (c) the Regional Board’s November 5, 2009 motion to approve as
temporarily exempt only the particular projects “read into the record,” and (d) the additional residential and
commercial projects secretly added to the 4=z list by a staff-administered, behind-closed-doors “administrative
modification” mechanism. Notably, when the State Board was requested to approve the Regional Board’s
November 5, 2009 Basin Plan Amendment, the Regional Board staff failed to notify the State Board that fully 16 of
the projects/sites appearing on the 4-zz list had not actually been “read into the record” and thus were not a part of
the Regional Board’s official November 5, 2009 action that the State Board was being asked to approve. At the
time, the State Board had no legal authority to adopt or approve a 4-zz list that was different from the one actually
approved by the Regional Board. It had authority only to approve the Regional Board’s November 5, 2009 official
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First, prior to November 5, 2009, Green Acres’ predecessor-in-interest had, in fact,
submitted the minimally necessary “complete applications” for numerous basic project
entitlements for the Rancho Malibu Hotel, including, infer alia, applications to the Coastal
Commission for a Coastal Development Permit and an application to the City of Malibu for local
land use entitlements. These applications included information regarding the proposed project
and its potential environmental impacts. Based on these applications, on January 7, 1986, the
Coastal Commission went on to approve a Coastal Development Permit, while on March 23,
1998, the City of Malibu approved a conditional use permit, variance and site plan review.
Furthermore, in connection with the project approvals, the governmental authorities considered
and certified EIRs. Thus, it is clear that minimally required “complete applications” had been
submitted to the relevant authorities for construction and operation of the Rancho Malibu Hotel.

Second, as discussed above, Green Acres had gone far beyond the minimal requirements
for listing on Table 4-zz, because the Rancho Malibu Hotel was actually “approved,” but not yet
constructed, prior to November 5, 2009. Specifically, on March 23, 1998, the Malibu City
Council approved the Rancho Malibu Hotel. See Attachment A. The project approvals
authorized — and continue to authorize — the construction and operation of a 146-room luxury
hotel and spa at 4000 Malibu Canyon Road (APNs 4458-028-015, 4458-028-019 and 4458-030-
007). Accordingly, this project should be included in the Regional Board’s list of “pipeline
projects” set forth in Table 4-zz. Because the Rancho Malibu Hotel had actually been approved
by the City of Malibu, it was much further along in the administrative processing pipeline than
most of the projects that the City, then the Regional Board, placed on the 4-zz list.

The Regional Board’s recently announced “pipelines project” temporary exemption
criteria do not explicitly address the question of how the Board anticipates dealing with
modifications to proposed projects as they proceed through the administrative land use process.
Nonetheless, the Board’s announced criteria clearly expect that an exempted “pipelines project”
that ultimately comes to it for requested WDRs will very likely be substantially modified from
the project initially proposed by a landowner/developer’s “complete application” for a land use
development approval.

In this regard, the Regional Board’s articulated criteria establishes a “pipelines project”
temporary exemption for any commercial or residential project that has merely filed a “complete
application” with the lead agency for such an approval — a very early stage in the land use
decision-making process. During the ensuing administrative process, numerous modifications

action or to remand the matter back to the Regional Board for modification. See Water Code § 13245, The State
Board’s unknowing approval of a list different from the one approved by the Regional Board was clearly ultra vires.
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and changes in a proposed project’s design features, its size and its operations are likely to be
considered, analyzed and, very often, approved for inclusion. Thus, following the filing of a
“complete application,” the lead agency will publicly- circulate the initial Notice of Preparation of
an environmental impact report (“EIR) or other environmental document; it will then hold an
initial “scoping” meeting at which other agencies and the general public can suggest appropriate
project alternatives and mitigation measures to minimize environmental impacts; the lead agency
will then prepare and circulate a Draft EIR analyzing the project as originally proposed in the
“complete application,” as well as the suggested alternatives and mitigation measures; at that
point, the general public and other agencies will be provided an additional comment period to
critique the Draft EIR’s analysis and to suggest other alternatives and mitigation measures for
further study; the lead agency will then prepare a Final EIR responding to these comments and
incorporating additional changes and modifications; the lead agency will then commence a
public hearing process during which the general public, other agencies and the lead agency’s
own staff and decision-makers will continue to evaluate the proposed project and ways to
improve it; and, finally, the lead agency’s decision-makers will approve the project, typically
incorporating numerous modifications and conditions designed to address the concerns raised
throughout the administrative process, as well as addressing their own public policy views.
Here, if the Regional Board had expected that a project for which it would receive a WDR
request would closely resemble the “pipelines project” previously anticipated in a “completed
application” on November 5, 2009, it would have chosen much different criteria than the early
“completed application” Table 4-zz criteria described in its recent staff report. Consequently, as
long as the project that comes to the Regional Board for WDRs is generally similar in nature and
scope to the project proposed in the initial “complete application,” the Table 4-zz “pipelines
project” exemption should clearly continue to apply.®

Green Acres has voluntarily requested additional modifications from the City of Malibu
to update and fine-tune the land use approvals previously sought in its prior “complete
applications,” and then later actually obtained in its existing land use approvals. A project
applicant’s voluntary requesting of modifications to a previously-approved project should be
treated ro differently from modifications that a lead agency mandates during the administrative
process for a yet-to-be-approved project. In fact, the reasons to maintain a “pipelines project”
eligibility are much stronger in Green Acres’ situation, because (1) a project proponent like
Green Acres that has already obtained project approvals is likely to have a much greater

® This concept already seems to be incorporated in the Basin Plan, which provides that the OWDS
prohibition is “not intended to prevent repairs, maintenance, and upgrades to existing on-site wastewater disposal
systems prior to November 5, 2019, provided that repairs, maintenance, and upgrades do not expand the capacity of
the systems or increase flows of wastewaters.”
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investment in its proposed project entitlements than would a project proponent that has not yet
received any project approvals, and (2) a project proponent like Green Acres always has the fall-
back option of building its project pursuant to its existing entitlements, which, from a public
policy standpoint, are, by-definition, inferior to later requested modifications — otherwise, the
decision-makers would not approve those later-requested modifications.

In the instant situation, there is no question that the currently pending Green Acres’
application to Malibu for fine-tuning modifications to its proposed hotel and spa project are
substantially similar in nature and scope to the previously-approved project. Thus, the project
location would be the same (4000 Malibu Canyon Road); the proposed land use would be the
same (luxury hotel); the number of guest rooms would be the same (146 rooms) and the floor-to-
area ratio (“FAR”) would be the same (0.15).° In addition, as with the originally-approved
project, the proposed modified project would utilize an onsite wastewater treatment system and
would apply treated Title 22 water to the hotel landscaping at an agronomic rate.

If anything, the currently proposed modifications would be lesser in relevant
environmental impacts than the previously-approved project. Thus, the previously-approved
project had been projected to produce an average of 33,772 gallons of wastewater per day,
whereas the proposed modified project would produce an average of only 26,000 gallons
wastewater per day, a reduction of almost one third.

Based on the substantial similarities between the original project and the proposed
project, it is evident that the updated Rancho Malibu Hotel, if approved, should qualify for
treatment as a “pipeline project” that is temporarily exempt from the prohibition on OWDSs.
Green Acres requests that the Regional Board add 4000 Malibu Canyon Road to Table 4-zz.

Sincerely,

Chaly/

Andrew Oclz
Enclosures

? The modified Rancho Malibu Hotel project would teduce the area previously devoted to ballrooms and
meeting rooms, but it would increase the area devoted to spa uses. Green Acres’ previously-approved project
features for the Rancho Malibu Hotel are described in City of Malibu Resolution No. 98-001 (the 1998 CUP) and in
the 1998 EIR prepared by the City for that CUP request. The currently pending modifications are described in the
City of Malibu’s October 2013 Draft EIR.



ATTACHMENT A



1986 CALIFORNIA COASTAL DEVELOPMENT PERMIT
(AND AMENDMENTS)



" RANCHO MALIRU
CALIFORNIA COASTAL PERMIT

The preject has a current Ca.hfomla Coastal Permit. The priginal permit was gmntcd (with .
nine conditions) in 1986 and subsequently was granied thredamendments. The first amendment
involved a redesign of the entire project and added an additional six conditions to the permit. The
second amendment involved allocation of square foctage, parking and wastewater capacities, the
third amendment approved the grading plan and addressed various landscape, open space and
parking issued. We have included copics of the original permit, amendments and the current
extension. Plesse note that we have grouped all {ifteen ODrldJ.t.[OnS together with the original 1986
. ~approval document for review convenience.
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1

- STATE OF CAJIFORMIA—THE RESOURCES AGEICY

gﬁbfﬁﬁﬁiﬁ COASTAL COMMISSION January 16, 1386
245 WEST BROADWAY, SLHTE 180

LCH{G BEACH, CA 90807

213} 39p0-5071

MNOTICE QF INTENT T 0 I S SUE PERHMIT

I

on January 7, 1986 ., by a vote of 7 to ! .the

California Coastal Commission granted to :
Permit_s-ge-418 . subject to the attached conditions. for

development consisting of i 22,200 . £t., 300-
room hotel complex; 2) a 32,588 sq. %%. commﬁﬁ%fy serv%ng office
structure including Highway Patrol and medical offices; 3) 5 10,000

Sq. fh. res ;4 information kiesk; 5) 1,033 parkin
Spaces: i more specifically

described in the application file in the Commission offices.

The development is within the coastal zone
in_Tos angeles County at Malibu .

The actual development permit is being held in the Commission
office until fulfillment of the Special Conditions___ 1 - 9 .
imposed by the Commission. Once these conditions have been
fulfilled. the permit will be issued. Por your understanding.
all the imposed conditions are attached.

Issued on behalf of the California Cocastal Commission
on Jannary 16 1988 . Lo

PETER DOUGLAS
Executive Director

' oy [

Titfe Coastal Prog. Analyst

The undersigned permittee acknowledges receipt of this notice of
the California Coastal Commission determination oo . .
Permit_5-85-418 . and fully understands its contents. including
all conditions imposed.

Date Permittee

Please sign and return one copy of this form to the Commission
office at the above address. ’



E OF INTENT TO ISSUE PERMIT, Page 2 of 2

cation No. 5-8%5-418

ARD CONDITIONS:

ce of Recefpt and Acirowledgerent, The peruit i3 rot velid and construction shall mot comwence unti) & copy of
pemit. sig Y permitise or avtharized sgent, acknowledging receipt of the permit and acceptance of the
s and conditfons, {5 retormed to the Commiasfon office. T ’
ratfon. 1f comatruction hs rot commenced, the permit will expire teo years from the date on which the Cormissfon

¢ spplicatfon. Construction ahell be pursued 1n & diligent wanner snd completed 40 & resscruble perfed of

Eonﬂ
. Mpplication for axtension of the permit must b made prior to the expirstion date. .

A1l construction myst occur 1n strict coepliance with the proposal s set forth in the gpplication for
Any deviation from the approved plans must be reviewed and

ldance.
1. subject to any special conditfons set forth below.
oved by the staff and way require Comsdsafon approval.

r rethcmi Any questions of {ntent or {nterpretation of any condition w11l be resolved by the Executive Director
BE Toemiaston.
.ections, The CLoomission staff shall be §llowed ta faspect the $ite and th;' deve)opowent during constructfon,
€t to L4-hour sdvance patice. v =

rment, The permit may be assigned to any qualified person, proviged assignee fi1les with the Comission an
33\”1 dccepting a1l terms and coaditions of the permit.

s and Conditions Run with the Land, These terxs and condtitfons shall be perpetual, and 1t 13 the intentfon of the
assion & permitiee €4 Bind a1 future pwners and possesaors of the aubject property to the terms and

dtions.

AT, CONDITIONS: See Attachments -

The documents needed to comply with Condition 2 will be sent
to you from our San Francisco office AFTER the Commission meeting.
When you receive the documents if you have any questions, please

contact Debbiir Benrubi at (415) $43-8555.

R

ol

e




3aga 2
y-85-418 (Adamscn)

') Coastal Commission Permits: 5-82-147 (Neville): P-76-1405
(Segal): Appeal 77-972 (Stein):; 5-83-8%6 (Hodges): 5-82-802
(Pepperdine): 5-82-825 (Pepperdine/Adamson): 5-85-530 {(Ralston):
5-82-780(Parks and Hecreation).

} Lockwood-Singh & Associates, Landslide Study. C. I. 2607 M
23900-24554 [Malibu Boad, Malibu. CA.

} Converse Conpsultants, November 1%, 1985, Phase-II Geotechnical
Investigation, G. M. Converse Corp.

) Converse Constultants, PHREATIC Ground Water Study in Pepperdine
Treatment Plant, July 15, 1982.

) Coastal Commission Permits: 5-85-349 {Malibu Pacific Partners).
5-85-493 (Hughes), 5-85-529 {(Reco)

AFF RECOMMENDATION:
The staff recommends the Commission adopt the following

isoluticon:

Approval with Conditions. R ' o

. Commission hereby grants a permit for the proposed development.

bject to the conditlons below, on the grounds that. as

nditioned, the Hevelopment will be in conformity with the )
ovisions of Chapter 3 of the California Coastal Rect of 1976, will .
t prejudice the ability of the local government having

risdiction over the area to prepare a Local Coastal Program

nforming to the provisions of Chapter 3 of the Coastal Act, and

11 not have any significant adverse impacts on the environment

thin the meaning of the California Environmental Quality Act.

. STANDARD CONDITIONS: See Attachment-X.

I SPECIAL CONDITIONS: This permit is subject to the following
special conditions:

' Parmanent provision for the disgosal of wastewater. Prior to

transmittal of the permit applicant shall demonstrate to the
satisfaction of the Commission that permanent provision for the
disposal of wastewater generated by the pfoject will be
_available by the time of occupancy of the structures authorized
by this permit. Evidence of provison of adequate wastewater

disposal shall include at a mlnimum-
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a. Approval or written evidence that no approval is needed
for the proposed method of disposal by the Los Angeles
County Engineer., the Regional Water Quality Control Board.
the Logs Angeles County Board of Supervisors. and the

"Coastal Commission.

b. Fully executed agreements With Pepperdine University
for the use of any shared pipeline or treatment plant.

¢. Fully executed agreements with the Las Virgenes
Municipal Water District guaranteeing use of any shared
facilities for the life of the approved hotel and

commercial structures.

d. Evidence that the method of disposal can accommodate
the entire volume of sewage generated by the hotel and the

two commercial structures.

&, Evidence of capacity in Tapia treatment plamnt or in an
expanded Malibu Mesa plant to accommodate all wastewater
generated by the approved mehod of waste disposal for the
1ife of the approved project but no less than 25 Years. In
estimating the capaeity, thié wastewater generated by other
development that the facility is’obliged to accommodate

shall be included.

2. Assumptiop of Rigk.

Prior to transmittal of the permit, the applicant as
landowner shall execute and record a deed restriction.
form-and content ac¢ceptable to the Executive birector,
which shall provide: (a) that the applicant understands
that the site may be subject to extraordinary hazard from
earthquake, erosion, landslides, and fire: and the
appllcant assumes the liability from such hazards; (b) that
the applicant unconditionally waives any claim of liability
on the part of the Commission and agrees to indemnify and
*hold harmless the Commission and its advisors relative to
the Commission’s approval of the project for any damage due
to natural hazards:; and {(c) the applicant understands that
consrruction in the face of these Known hazards may make
him ineligible for public disaster funds or loans for
repalir, replacement, or rehabllitation of the property in
the event of any damage due to¢ these hazards. However,
nothing in this restriction is intended to make the
development necesgsarily ineligible for disaster relief
fundi in the event of damage due to natural hazarde. The
documment shall fun with the land. binding all

in a

TR 3 27,
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successors and assigns. and shall be recorded free of prior liens
and encumbrances which the Executive Director determines may affect
the interest being conveyed.

3.

Malibu Public Access Program. Prior to transmittal of the
permit the applicant shall submit evidence of compliance with
P54 and PSE5c of the Adopted Suggested Modifications of the
Malibu/santa Monica Mountains Land Use Plan

a.

The applicant shall agree that no fewer than 156
rarking spaces (the 131 spaces identified by the
applicsznt as serving the community serving office
Jtructure and the 25 spaces identified as serving the
public) shall be reserved and identified by
appropriate signs for public use ‘on weekends and
helidays. The applicant shall agree that the public
may occupy the spaces for a length of time that is
gdequate for recreational use. generally at least four
ours.

The applicant shall submit evidence to the Executive
Director of participation in a fund for public ‘access
improvements in Malibu. -  To participate in this fund,
the applicant shall pay $ 1.50 for each square foolt of
new commercial construction that is not primarily
visitor sefvirdg. The recipient of this fund shall be
‘the Los Angeles County PDeparment ¢of Beaches and
Harbors or other public.agency or nonprofit group that
has demonstrated to the satisfaction of the Executive
Director that it can use the fundg for purposes of
epnstruction, improvement and maintenance of new
pablic beach acecess facilities in the Malibu area of
Lons Angeles County. The Executive Director may
approve one of the following methods of participatlon

in the fund:

1) The .payment has been made to Los Angeles
County and accepted by the County for the
purposes approved in this condition.

Z) The applicant has purchased an interest
bearing letter of créedit or other instrument
approved by the Executive Director that may be
released by the Executive Director to Los
Angeleg QCounty or one of the other agencies

identified above.
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6,

3. The applicant has secured an interest
bearing letter of credit or other instrument
approved by the Executive Director which assures
that the appropriate increments of such payment
will be made prior to occupancy of the structure.

>

Public Tralls and Viewing Area. Prior to transmittal of the

permit the applicant gshall map and identify the public trails
and viewing areas submitted as part of the project description.
The proposed trail leads from the.publicly reserved parking at
Paciflc Coast Highway and Malibu Canyon Read. down the hill at
the south side of the building to the corner of Civic Center Way
and Pacific Coast Highway. Such trails shall be maintained by .
the applicant for use of the public during the life of the
project. The trails and other access improvements shall not be

restricted to guests or customers.

Landscaping and visual impact Prior to transmittal of the
permit the applicant shall submit for the review and approval of

the EXecutive Director a landscaping, signage and exterior color
scheme plan. The plan shall include:

Signs that are :estraiﬁéd in size, limited in number
to two free-standing signs. No sign shall be designed
with interior illumination, and no sign shall flash or

cntate. '

a.

b. - A design for a celor scheme, The color scheme shall
b2 in harmony with the native vegedhtion of the nearby
slopes, and reduce rather than enhance the visibility"
of the hotel. White, red and metallic surfaces shall

ba avoided.

A landscaping plan indicating the use of native, low
water-uge plants endemic to the Santa Monica Mountains.

d. A plan for the landscaping in planters which are part
of the-structure. The plant materials used in these

containers should blend into the hillgide wegetation
in color and form rather than contrasting with it and
be adequate in size and number to screen the strugture
from Pacific Coast Highway and the Civic CGenter.

Height and Floor Area Ratio. Prior to transmittal of the
permit, the applicant shall submit revised, scaled drawings.

grading plang and topographical surveys. The plans shal}
indicate: :
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a. No part of any structure shall exceed 28 feet above the
Present natural grade as meagured by means of an envalope
28 feet Iin height placed over the present natural grade of

the hillsidge.

. b. The Floor/Area ratio, measured as the ratio of the
gross floor area of all permitted structures d1v1ded by the
net parcel gize ghall not exceed .20 (20%).

Archaeological Resources. Prior to trapemittal of the permit
the applicant shall verify in a manner acceptable to the
Executive director that the specific procedures for recovery and
excavation of the archaeological site CA LAn 266 recommended by
the consulting archaeologist {Exhibit 6), as augmented by any
peer conmente, wWill be implemented. The procedures shall
incorporate any comments and suggestions of peer review
statements prepared by the Ventureno Chumash, the Santa Monica
Mountains Wational Recreation Area Native American Advisory
Council and the other archaeologists cited in the bibliography

of the inirial survey.

The applicant shall also verify that a Native American monitor
selected by the Ventureno Chumash and/or the Santa Monica
Mountaing National Recreation area Natjive American Advisory
Council shall be present during recovery and subséquent grading
operations. Should additional archaeological resources be
disclosed during any construction phase of the project, all
activity which could damage or destroy these resources shall be
temporarily suspended until the site has been examined by a
qualified archaeologist (qualified by the standards in the
Interpretive Guidelines ) and mitigation measures developed and
implemented. Before the applicant implements any mitigation
measures, the measures shall be reviewed by the State office of
Historic Preservation and the aforementioned Native American
groups and approved by the Executive Director of the Commission.

Grading Prior to transmittal of the permit the applicant shall
submit revised grading plans that conform to Policies P. 81,

P. 82, P. 85, ahd P. 154 0f the Adopted Suggested Modifications
of the Malibu Santa Monica Land Use Plan. These policies state:

P 81 To control runoff into coastal waters, wetlands and
areas, as required by Section 30231 of the Coastal

riparian
Act, the maximum rate of storm water runoff into such areas
from new development should not exceed the peak level. that

existed prior to development.

P 82 Grading shall be minimized for all new development to
ensure the potentlal negative effects of runoff and erosion

on these resources are minimized.

,
!

- s b
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igram conforming to the provisions of Chapter 3 of the Coastal Act, and wili
: have any significant adverse impacts on the environment within the meaning

the California Environmental Quality Act.

10.

11.

12.

Special Conditions

Landscaping Flans.

Prior to trausmittal of the permit the applicant shall submit for the
review and approval of the Executive Director detailed final
landscaping y1lans consistent with the conceptual plans submitted with
this amendment. The plans so submitted shall be deemed in
substantial :ompliance with Condition 5c, except that introduced
accent trees may bhe employed on the slope areas, consistent in form
with and colur with native vegetation. )

Revised final gqrading and drainage plans.

Prior to issuance of the permit the applicant shall provide approved
final enginecring, grading and drainage plans for the review and
approval of 'the Executive {irector to conform With condition 8. The
final plans shall have received final approval of the Los Angeles
County Enginzering Geologist. The plan shall provide 1) limits and
depth 6F overexcavation, 2) methods of: restoration of the site after
excavation consistent with condition 5, and 10 above, 3) footing and
foundation details, 4) drainage details to direct water awvay from
the existing landslide and building pads, 5) interim siltation
controls, 6) detailed earthmoving pIaﬁs. including amount of earth
to be moved and the Tocation of disposal sites.

Compliance with condition 9.

Prior to transmittal of the permit the applicant shall agree that the
revised site plan for the hotel shows necessary geologic setbacks,
and shall map and record a deed restriction for geologic safety, open
space, and habitat protection. The document 5hall restrict the
applicant and successors in interest from future construction of
enclosed structures within the restricted area identified in the
Leighton Assoc. Beology report of Leighton Assoc. "Report of
Geotechnical Investigation , Rancho Malibu Mesa Project, August 4,
1989, Project No. 3831025-04. The earthquake fault setback area is
also mapped Exhibit three. The document shall further restrict
grading, clearance, vemoval of vegetation except as required in the
approved landscape plan and placement of structures except for trails

‘and flood control conduits below elevation 180 as shown on the

geologic map submitted as part of this amendment application.

The document shall be recorded free of prior liens and encumbrances
except for “ax liens, and shall be binding on heirs, assigns and
successors in 1nterest. and shall be valid for the 1ife of the
structures approved in this action./2. The offer of dedication shall

T e =i o

T
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be irrevocable for a period of 21 years, such period rumnning from the
date of retording.

13, Groundwater monitoring.

Prior to issuance of the permit the applicant shall agree to install
no fewer than two wells on the developed portion of the property, ‘one
to the novth and one to the south.of Fault B, for the purpose of
monitoring the level of groundwater in the rock and sediments beneath
the terrace materials under the site. The applicant shall make
annual reports concerning groundwater levels to the Los Angeles
County Department of Public Works, to such official as is designated
by the Director of Public¢ Works to receive these reports, and to the
Commission. Such reports shall be open for public review.

14, Qrainage system conforming to LUP standards -

Prior to ‘issuance of the amended permit the applicant shall agree to
install Tow flow filtration devices of -sufficient capacity to
accommodate Tow flow and initial (approximately the first 1/2 hour)
flooding From 25 year storms on each of the parking lots. Capacity,
calculations and designs for this system shall be provided for the
review and approval of the Executive Director. The designs shall be
prepared by a civil engineer, and approved by Los Angeles County
Engineering (Flood Control). The system may consist of dry-wells
Wwithin the property, or of other system to disperse and/or filter lou
flow run-off. The applicant shall agree to maintain and inspect the
Tow flow filters for the 1ife of the project.

15. Availability of office parking for beach visitars

The applicant shall agree that no fewer than 258 parking spaces (the
258 spacis identified by the applicants as serving the offices) shall
be reseried and identified by appropriate signs far public use on
weekends and holidays. The applicants shall agree that the public
may occupy the space for a length of time that 1s adequate for
recreational use, generally at least four hours.

" (note conditions 1-9 sti1l apb1§ except where modified)
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NOTXCE OF INTENT TO ISSUE AMENOMENT DECRY W !
Y0_COASTAL DEVELOPHENT PERMIT THE ADAMSON COMPANIES
On _August 8, 199 the caTifornia Coastal Commission granted ! F

ADAHSOﬂ COMPANIES an amendment to

to

permit No. 5-85-418(A1,4) subject to the conditions attached,for. changes to
the development or conditions imposed on-the axisting permit The development
on1g1na11y approvad by the parmit consisted of . .

DESCRIPTION OF PRCJECT PREVIOUSLY APPROVED:

X

Constryction of 222,200 sq.., ft. {300 room) hotel complex, a 32,800
54.. ft. community serving of ffcestructure including highway patrol
and medica1 offices, a 10,000 sq.. f{. restaurant and an
information kiosk and 1039 parking Spaces

CHANGES APPROVED 8Y FIRSY AMENDMENT:

in

Amended site plan changing hoteﬂ buﬂding to eleven smaller
structurses, total square footage not exceeding 222,200 sg.. ft.,
re¢locate entry way, allow 1ntroduc_ed trees as accents on slopes. .

CHANGES APPROVED BY SECOND AMENDMENT e

B3t

at

Changas approved by this amendment consist of

A

mare 5pcc1f1cu11y cfesc'ribed i the aPD'Hcation filed in the Comission offices,

Unless changed by the amendment, all conditions attached to tha existing
permit remain in effect.

The amendment 1s being he‘ld in the Commission officeé until Fulf{illment o? the
Special Conditions 1-17 . Tmposed by the Commission. QOnce

these

1nformation all the imposed conditions are attached.

Allocate approved square footage of structures to: 3.674 sq..
restaurant, 6.209 sq.. ft. one story medical office buﬂding. and a
229,717 sq.. ft. hotel and conventfon complex. Also, reduce parking
to 1017 spaces, 1imit total water flow to total domestic waste water
{ncluding community building to not exceed 55,300 gallons per day.

Pacific €aost Highway and Malibu Canyon Road, Malibu, tos angales County

An amendment to alltow the changes in the grading plan as described
in the California Coastal Commissfon Memorandum (dated 4/24/90)
which wasi. heard by the Cozstal Commission on 5/10/90 specifically
%hese#tms are 1) reta1ning wall at PCH and 2) Reconstructed
ands 1ide

—

conditions have been fulfilled, the amendment will be 1ssued. For your
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. Unlest specifically modified in this amendment the existing conditions of

approval sti11 apply.
1. Condition 5 shall be amended to read!

5. Landsca and visual {impact.

frior to transmittal of the permit the applicant shall submit fgr
the review and approval of the Executive Director a landscaping;
signage and colar scheme ‘pl_un. The plan shall include:

a. Signs that are restrained ia size, and 1imited, in number td two
free standing signs., No siagn shall-be-designed with dnterior
1lumination, and no sign shall flash or rotate.

b. A design for a color schema. The coler scheme shall be in the
same color family and the same saturation as the colors of the

- native vegatation.  of/LHE/AELrBY/SICPEL/ARL/ PEdALE Ll v ELREr 1M EL
ENRARER] /LR IATLXEIXRLA [6L1 EXE/VBLEY LARHTLE /Y Ed 78S Hetallie

surfaces shall be avoided.

c. A/IJn’.Is’fa'#:Tdd/ﬂ'#ﬁ/i’rfd.fc’:fﬂdd}fHd/ﬂid/:ﬁﬂda’iﬂé(‘/m&é
WALAPAALE S ST AA LA e BehT €/ 1A/ ERE/SIRAL IABATLS I NOdREL AL L

foew text foTllows:) : :
(1} Final landscape plans. Prior te 1ssvance of the permit the

$ew and approval of the Executive

appltcant shall provide for the
Oirector final landscaping plans:.that shall show the following: '

fa) The spnpticant shall use o fnvasive non-hative plants ég
any lgcation on the properiv. A short Tist of such-invasiyde

planty appears in the Native Plant society 1ist (Nov 23 1948
€California Native Piant society publication *Recommended Na‘tive

Plant species for tandscaping wildland Corridors 4{n the Sarjta
HMonica Hountains*). Within all areas {with some exception
within the courtyards, shown on the August 1989 plans) the
majortty of plant material shall be low water use plants.

(b} Within the "H{11side revegetation and the Perimeter
tLands¢ape® areas, identified on the cenceptual landscape plan
of August, 1989, the applicant may use non-native trees th?t
are non—invasive {see¢ ¢.1) and conform in form and color with
the ceastal sage scrub community. Howéver, all other material,

e Ty
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including shiubs and groumdcovers shall be fire-resistant plants
which are in the coastal sage scrub community and are natJVe ta
the Santa Honfca Kountains. A short 14st of such plants 3dppears -
in standard reference texts or in the same California Hatjve
Plant_society publication (Kov 23 1988 California Native,Plant
socfety publication “Recomiended Native Plant species fori )
Landscaping Wildland Corridors in the Santa Honica Mountaips).
The landseaping plans shall provide for plants to screen the
drainage ditches, extended foundations and petaining walls from
" Givic Center Way and Pacific Coast Highway.

hc) Within the parking lot and entry areas, the appIican;
cmpyoy a mixture of native and non-native plants, providing that
thae plants conform in form and color with native plant-materials
-#nd. do npt include invasive_plants referred to in item 5, c 1.a}.

(d} Within the courtyard areas the ]andscaping may be as
firovided For in the conceptual 1andsqap1ng p1an of August’,

1989.
2) Condition 10 (referring to 1andscnping) is deleted.

3) . 5ub~t0p1c 11.{2) referring to methods of restoration of the sife
after excavation consistent with condition 5 and 10 above 15 delete
the grading conditfon, and condition 5(c) above 1s expanded and con

18 below 1s added. .

18. Lgndsca91ng methods . ‘ :

a} The applicant shall provide a-soi1 quality/irrigation 'plan
and a Jdetatled 1ist of methods which will be emploved to estabiish
plants required 4n the condition above in recompacted soils. Such
methods shall include use of burlap on sIopes 2/1 or greater aqd usa

of pTants from containers.

b) All cut and f111 s1opos shall be stahilized with p]aqting
at the completion of final grading. Such planting shall be adequate
to prévida 30 percent coverage within: 90 days and shall be repeated

if necessary. to provide such coverage,

from
1tion

' c) Inspection and monitoring. The applicant shall provide for
quarterly inspection and monitoring by a private consultant and the
Coastal Staff to Begin three months after the completion of grading
and to extend 'over a period of three years &Fter the occupancy bf the
structure. Plants which do not establish shall be replaced. |

4)  Revise condition 11, to state:

11) Revised final grading and drainage pians.

The devizlopment of the site shall be in conforfmance with the Grading
plans approved by the Los Angeles County engineer on July 16, 1590.
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Hodifications to this plan, including import or export of earth .

" materials or chhnges in fiefght of retaining wall or extent of gr?ding

5)

&) re

shall be reported to the Executive Director £o determine whether;an
amendment 15 required. The current plans provide 1) 1imits and depth
of aver-excavation, Z) footing and foundation details, 3) draingge
details to direct water away from the existing landslide and buf)ding
pads, , 5) fnterim siltaticen conteols, 6) detafled earthmeving plans,

Delote rﬂference to natural slopes in conditions 1b i 5-85 41842,
re—qnumber 1b as condition 16.

1b re-nymbered as 16 . R RS
Einal_revised pia " thd - ame foject. - h

Prior to tha issuance of the’ permit for the projact, as amended,
the’ app?1cant shall subm1t scaled final drﬁhﬁngs.

a) Tha scaled final drau1ngs shall conform to the 1ndicated
F.AR. (ratio of gross enclosed floor afea to net lot area) not
exceeding .20 or 245,600 square feet, consistent with the i
relative shuare footages proposed in ;he written amendment '

request.

i) The plans shail be accompanied by a revised parking To¢
plan, reduc1ng tha number of parking spaces to no more tham 930
spaces. Excass parking spaces and,assocfated grading shall be
eliminated From portions of the parking lot adjacent to Malibu
Road and adjacent to Civic Center Hay, within the areas
fdentified by the applicant in plans submitted 2/1/90 (the °
steeper slope areas). These dfgdrddéd areas shall be ﬁféféf?dd

AL/ATLAYRX7 4160487 restored with native vegetation, consistent
with conditions 17 and 18, above

~number condition 1b on 5-85-418A2 to 17.

17. publle_Parking

Condition 15, avaiIabiIity af office parking for beach visitors,
shall be ihanged to reflect the fact that there will be no more fhan

41 office parking spacés available for beach visitors:

19) Open Space Easement

Prior to transmittal of the Coastal Development Permit, the appl{cant
as landowner sh3ll execute and record a document, ¥n & form and !
content acceptable to the Executive Director, which {rrevaocably
offers to dedicate to a public agency or private association

-acceptable to the Executive Director, -an easement for open space,

view preservation and habitat protection.

—_———

T,
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1
Such easement shall include all portions of the applicant's préperty
that are within the "“fi11side revegetation and the Perimeter
Ltandseapa® areas, identified on the conceptual landscape plan of
August, 1989, with tha exception of areas designated for approyed
waste treatment facilities, The easement shall restrict the
applicant from all development within the hillside restoration and
perdmeter landscape areas except for development explicitly approved
in this perwit, including the public access paths, drainage difches .

walls and drains.

The of fer shall be recorded free of prior.Tiens and encumbran:és
except for tax 1iens. The offer shall run with the land in faior' of
the People of the State of Califernia,-binding a1l successors and
assignaas, and shall be drravocable for a period of 21 years, éuch

perfod running from the date of recording.




CALUFORNIA—THE RESOURCES AVENCY

GEORGE DEULMENAN, Governar

JRNIA COASTAL COMMISSION .

'AST AREA Fited: 6/11/90
BROAQWAY, SUITE 180 49th  Day: 7/30/30

M, CA 70802 Ce e : 18Gth  pay: 12/7/90 "
07 . Staff: Emerson ? <

Rtaff Repart: 7/24/90
Hearing Date: B8/7-10/90
Copmission Action:

STAFF_REPORT: ' PRRMTT AMENDMENT

3

PPIICATION NO.:. S—85-418A4

PPIL.TCANT: Tha Adamson Cumpanies AGRHTS: Barna Szabo
HinhAaeal Vvignieri

Rhada May A. Dallas

WOIRCT LOCATTON: ;. .. Pacific. Goasht llighway and Malihu Canyon Road
24111 . Paecifiec Gnast Nighway, Malibu, lLas Angalas County

{SCRTPTTON QF PROJEIT PRRVTOUSTY APPROVED:
construction of 222,200 sq.. ft. (300 room) hatal complex, a 32,800
gq.. ft. cammnity serving nffica struchkura ineluding highuny patral
and medical officas, a 10,000 =q.. F#.,rpst;m:ranf and an infarmakion

kiosk and 103y paﬂnng spates.

IANGES APPROVED RBY WTRST AMENDMENT:
Amandad sita plan changing hotel huﬂrhng ta aeleven. smaller

skrietures, tokal square footage not exaaeding 222,200 =q.. Fi.,
relocata enfry way, allow introduced treas as accents on slopes.

IANGES APPROVRE(O BY WRCOND AMENDMENT
Allnaata approved. squara fouokaga of strcturas to: 9,674 sq.. £,
rastaurant, 6,209 sq.. ft. aona story mediecal offica huilding, and a
228,717 =sq.. ft. hotal and canvention complax. Also, reduce parking
ta 1017 spacas, Jimit takal water flow to fiokal damastic waste water
= including community builiding ko not axcaed 55,2300 gallons per day.

'SCRTPTTON OF RRQURSTRD AMENNMENT: _
An amandmant. to allow tha changaz in tha grading plian as desaribed in
tha Galifornia Gnastal Gormission Memarandum (dated 4/24/90) -which
wAR heard by tha Coastal Commission on 5/1/90 specifiecally these
itema ara 1) rataining wall at PCH and 2) Raconstructad landsiide.

HMARY QF STAFF RECIMMRNDATTON: ’

@ staff racommends that the Comwission detarmine that the propased
valopmant. with the proposed amandment is consistent with the requirements of

e Coastal Act

OCEDIRAS. NOTE: The Cnmmissinn's regualatinns pruvide for referral of permit
endment. raquestz ko the Commission if:

————— — — ..
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: ' 1) The !‘wppuhva mrprhlr “daterminas that the proposed amendmant is a
material change,

2y Objaction is made Lo i-ha Rxacutive Drector’s detarmination of
immateriality, or

3) the propnsed amendmant affacts conditions raquired for the purpnse of
protacting a ceoastal razourca of coastal accaess.

Tf tha applicant or ohjactor sn raquasts, the Commission shall make an _
indepandant detaermination as to whathar the propesad amandmant iz material. 14

Cal. Admin. Code 1.3J66.

LOCAL, APPROVALS RECETVED:

Approvad final grading-plana stampad by the los Angeles Caunty
Nepartmant of Publie Works as of July 16, 1990.

(Hokel, mastaurant and offices) l.os Angeles Gounty CUP 2446, ZC
RR-0971, Rancho Malihu Masa Praojact Draft BETR dated ‘August, 1984:
Aganny commants NHovembar, 1984; Final RTR February 1985 Addendum to

final RTR, February 1985; - '

SIRSTANTTVE FILE DOCUMENTS
1)  Goastal Davelopment parmits 5-R5—41R, S—RS—41R A, A2, A3;, $-485,
41RA2, 5-385-41RR3 {(Adamzon): S5-85-520(RRCO), S5085-439 (Malibu Pacific
Partnars), 5-87-576 {(Miser and Gooper): S—-R8-549 (Crass Creek
Prasarvation Assaociation) 5-85-493 (Hughes)

Additional substantive fila doauments listed in appendix.

STAFF RECOMMENDATTIN :

Tha qi-aff recomwnends that tha Gommission adopt tha fnllnwing resolution:

T. Appraval with Conditions

'I‘h@ Commission harnbhy grants an amendment to the permit, subject to the
canditions balow, un tha grounds that, as cooditionad, tha develapment will ba
in ropfarmity -with the provisions af Chaptar 3 of the Califarnia Qoastal Act
of 1376, will not prajudice the rhility of tha Taonal govarnmant having
jurisdiction ovar t:ha araa fo prapara a Local Goastal pragram conforming to
tha provisions of Chapter 3 of tha Coastal Ack, and will nok have any
significant adverse impacts on the envirenment within the meaning nf the

Talifornia Fnvirannental Quality Aetk.
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TT. SPRCTAL CONDITIONS

tnlass specifically modified in this

ampodment. tha existiog conditions of

approval still apply.

1.

Condition 5 shall ha amanded £0 read:

S. Landscaping and visnal "impact.

Prior to.transmittal of the parmit the applicant shall snhmit far the
reviaw And appraoval of tha Rxeantiva Nirector a Tandsaaping, signage

and calor schema plan. The plan shall inclinde:

a.
free standing signs,
iltlmmination, and no sign shall fiash or rotate.

figns that ara restrainad in siza, and Ifmited in numbar ta two
No sign shall hea dasigned with interior -

h. A design for a colar schema . The color schame shall be in
harmony with tha native vegatation of tha nearhy slopes and reduce,
rather than enhanca tha visibility of the hotal. sURTELS/rF4d/4nd

Hatallia snrfacas shall he avoided.

o. Kf Ia(vid!h‘ﬁlﬁiﬂg/ﬁIa(ﬁli'ﬁdf0‘3‘f’fligfi’m‘fld!!ﬂ[df/ﬁﬁfi'#t‘{/Idv&/\#i?ér‘#ﬂﬂé
PIAAKA ARA AT €/ V.t ERA S ZAVER IV OAT AR /AR EATH £/ :

[new text fallows:]) .o
(1) Final landscapa plans., Prior to issnance of the permit the .
shall pravida far the reviaw and approval of the Fxecutive

applicant -
NDirector final landscaping plans that shall show the following:

(a) wWthin all amraas uf thea praoparty the applicant shall use no
invasiva nun-nativa plants. A short 1ist of snch plants appears
in thp Native Plant snciaty Yist (Hov 23 1988 California Native
Plant saaciaty puhlicatinn "Recommandad Mative Plant speaies for
Landseaping Wildiand Corridors in tha Santa Moniaa Honatains®).
-Within all areas (with snma axceptions within the conrtyards,
shown on the Angnst- 1989 plang) tha majaority of plant material

shall ha Inw wakor 11sa plants.

(h) ®ithin tha "Mil1ldide revegetation and the Perimeter
Landsecapa®” araas, idantifiad oo tha concaptnal landscapea plan
of Angnst., 1988, tha appl icant rAy nsa non-native treas that are
nun-~invasive (saa c.i) and confarm in- farm and calor with the
coastal saga serith comminity. Howaver, all othar material,
inaluding shruhs and grenndaovers shall ha fire-resistant-plants
which are in tha coastal sage sarvh commnnity and are native to
tha Santa Monica Mountains. A short list of snech planks appears
in staodard refarance taxts or in tha same California Native
Plant. society puhlication (Nov 2?3 1988 Qalifornia Wativa Plant
saciety panhlication "Recowmanded Hativae Planf species for
Landseaping Wildland cnrridors io the Santa Honiea Mountains).
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Tha landscaping plaus shall pravida for plants to sereen the ‘-
drainage ditchas,; extendad fonndations and retaining walls from
Givie Center Way and Pacifie Coast H:ghway

(e) Within the parking Jot and entry araas, tha appl1cant may
amplay a mixtura of nativa and non.native plan?q, praviding that
the plants conform in form and color with nativa plant” maferlals
and do naot includa inuaqivn plants rafarred to in item S5.¢.1. n)

{4) Within fhP conrtyard areas the landqcnpung may be as
provided far in fha conacaptatal - landqcap1ng plan of August: |

1989,

Condition 10 (referring to landscaping) is deleted.

Suh-topie 11.(2) rafarring to maethads of restoration af the site

aftar axcavation consistent with conditinn 5 and 10 ahove is ‘dalatad From

the grading candition, and condition 5(e) ahnve is axpanded and condition
I8 halow is added. .

4)

18. Landsaaping methads

a) Tha applicant shall provida a =snil gnality I1rr|gaf1on plan
and a detailed list nf mathods which. will he emplayed tao establish
piants vequired in the condition ahave in racompacted soils. Sneh,
rethods shall incalude 11sa of hnriap.an sinpas 2/1 or graater'and use
of plants from ronfainprﬁ.

h) A1l emt and fill slaper shall he stahilized with pianting
at. tha complakion of final grading. Such planting shall be adequate
ta provide 90 parcent coverage within 60 days and shall he repaated,
if necessary, to provide such coverage.

¢) Tnapaction-and monitoring. The applicant shall provide for
quartarly inspaction and mwmitoring hy a privata consultant and the
Coastal Staff to hagin thraemonths after tha complation of grading
and to axtend avar a paciad of three yaars aftar tha occepancy of the
Piant.s whidh do not astablish shall be replaced.

structire.
e

Revise condition 11, to state

1) Ravisad final grading and drainage plans.

The devalppment. of tha sita shall ha in conformance with the Grading
plans appraoved hy tha Los Angeles Connty eanginear on JTuly 16, 1990.
Hodifications ta this plan, incinding import or export aof earth
materials or changes in height of retaining wall ar extent of grading
shall he reported to tha Exeantive Diractor to deft.ermine whether an
Tha curront plans pravide 1) limits and depth
3) drainage

amendment is requirad.
of aver-excavation, ?) finting and foandation details,
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details to direct water away from the existing -landslide and ilding:
pads, , 5) infarim siltatinn cenntrols, &) detailed earfhmnu:ng plang, .

S) Nelete refarenae to natural slnppq in rondif1nnq lh in 5-85 418A2,
re-numher l1h as condition 16.

1t re-numbered az 16 .
16. Final revised plans of the amended prpject. .-

Ty

Prior to the issuanae of tha permit for fhn praject, as amended,
the applicant shall submit serled final drawings:

a) The scalad final drawings shall conform to tha indicated
F.A.R. {ratio of gross anclosed floor araa.to nat lot area) not
excaeding .20 or 245,600 square fnnt, consistent with the

el ativa sqnara footages proposed in tha written amendment
r‘pquest. . 4 .

) The plans shall he accorpanied hy a ravisad parking.lot
plan, radnaing tha numher of parking spacas to no more than 930
spacar. Rxaass parking spaces and associated grading shall be
aliminated from panrtions of the parking lot adjacent to Malibu
Road and adjacent to Qivie Centar Way, within the areas -
idantified hy the applicant in plans subtmitted 2/1/90 (the
staaper-siope araar). Thase dig#dddd arear shall ha gredfdrvdd
AR/ AAVAPAT /AL ipAd! rastored with native vagnfafunn, consistent
with conditions 17 and 18, ahave :

6) re-nnmher anndition Th an 5-85-418A2 to 17.

17. Pnhliac Parking

Condition 15, availahility of office parkiﬁg for heach visitors,
shalil ha changed to raflact tha fact that thera will ha no more than

41 offica parking spaaas availahle for heach visitors.

TV. FINDTHGS AND DRCIARATTONS

A. Project Description and Higtory.

The Commigsion approvad this parmit for a hotel, an offica structure and a
rastaurant in Tanpuary 1984. Tha priujact, tha Rancho Halibu Hasa Project has
haan amended twica, once with raspert to the sita plan and tha relationship to
the Malihn Coast Fault, and a sacond tima in rasponse to gnestions on the
amonnt. aof ‘sewage genaration and on the mathods of compliance with a condition

imposed hy the Comrission limiting floor area ratio.

Tn its first amendment., 5-85-418A, granted on Getohee, 17, 1983, the
Commission permitted the applicant to changa tha zite plan aof the haokel from
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ona massive structure’ set ioti the ‘hillside 'tn a nnmher of smailer hnnld:ngs.
Tn granting approval ta this request, the Cammission added a condition o
address final grading plans. Tha condition said:

11. Raevised final grading and drainaga plans.

Prior to issnance of tha parmit tha applicant shall provide approved final
enginaering, zrading and drainaga plans .for tha raviaw and appr-ova_l of the
Commission to conform with condition 8. The Ffinal plans shalil have
racaivad final approval of tha Tos Angerles County Rnginaering Gaologist.
Tha pian shall provida 1) limits and depth of aver-axcavation, 2) wethods
of restoration of tha sita aftar exeavation consistent with condition’§,
and 10 ahbave, 3) fuoting and fuundation details, 4) drainage details to
direct watar away from tha existing landslida and hnilding pads, 5)
jntarim siltaiion controir, 6) detailed emarthmoving plans, including the
amount. of aarih to he mound and fha location of disposal si tes.

Tn the second amendment, tha applicant redncad the fioor area Tatio in
conformance with an earlier cundition and offared fo reduce sewusage genarated
to comply with cormercial generation rates imposed on the county sewar
district hy tha Cnmmission. As part of that amandment. the commission required
that the parking Tot size he reduced 7Tn order to reduce grading.

All earlier actions hy the Commission were taken 6n the bhazis of conceptual
planz. The ariginal appraoval showed a six level structura set inko the face
of a hill, and showed nn details ahont =sliope or grading. The Commission

impased conditions to address grading and Tamiscaping. Condition 5 requires
tha nsa of native Jow watar-use plants enderic of tha Santa Moniea Mountains
for Tandscaping, and Canditinn 8 requires tha grading plan to minimize land

form alteration.

When tha appliicant provided tha Cummission with revised plans, changing the
hotel structure f£o 11 smaller huildings, thara was a conceptual geading plan
providad. Thae conceptnal grading plan did not inciude any indication of the
amanint. of grading and tha dapth of the euts and fills, but instead indicated
tha sita pian overlain on tha natural tapography. 7Tn rasponse fo concerns
abmit. the depth of the aut necessary to place these structures, the GCommission

asked for raview of the final grading plans.

tm April 5, 1980, tha Adamson Cumpanias snhmitted final grading, iandscape,
and drainage plans that compiiad with tha Tog Angeles Gounty enginear's most
racent pian corrackions. Tn Hay, 1990, the Commirsion reviewed thase plans.
The Commission daterminad that tha pians axeeedad tha scope of its original
approval and required the applicant tn satmit an Amendmant. to the parmit to
accommadate the grading. Tn May, 1990, tha applicant submitted an amendment.
ta aliow tha final grading to procaad according to Connty approvalis. QOn July
J6, 1990 the grading plans recaivad final approval from the County engineer.

Tha grading plans show a total of 247,566 anhic yards; 143,783 anhie yards cut
and 143,783 enhiea vards fill. The County has regnired trimming hack and/or
filling of all slopes an tha periphery of the site to slopes with a safety
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factor of 1.5. O mast of the sita, this results in an enginaered slopeaf”
2:1 . (n the steapest siopes, tha County has pearmittad 1.5:1 cut slapes”
(Northeast slaope st Civie Centar Way and Wintar Canyon). The Connty has also
reqnired the axcavation and recompaction of twn landsiidas, plao:ng, of V-ditch
drains along the sinpas and placmrnnt of a variahla haight retaining wail
along Pacifie qoast Highway.

A. Alteration of Jandforms. .

Tha Coastal Aat praovides for prasarvation of natural Jandforms in two
sactions: Saction 30251, addressing visual quality and Sechtjon 30253,

addressing safaty and stability.

The hotel is sifed on a 130 foot-high masa overlaaking tha flaod plain of
Halitm arark. A sacond aeraaek, Winkar Greek, enters the flood piain near the
aagtern adge of tha proparty. Tha edgas of tha mesa have haan nndearecut -
slightly to allow far tha constrnction of Qivie Gentar Uay, which initially -
followed thea deprassion cut hy Wintar CGraek. Pacifie Goast Highway has heen
ent inta tha sida uf. tha mesa in ardar to go from-tha fload plan {about
elavation 120 to the top of the masa alavakion 230. This ent is located at the
smithern edge of the praoperty, reaching the hiuff top grade at the soith west
corner, the corner af Halibu Canymn Ruad and Pacific Coast Highway. The '
appiicant. proposas to loecate tha hotal un tha mass top, and grada parking lets
and tennis conrts an the portinns nf tha land that slopa toward Civic Centar

Naj (Winter Canyon).

The sliopes on the wdges of the pruperty snpport a mix of introduced plants and
anastal sage saruh, The applicant contands that thesa slopes area not "natural
slopas" hecansa thase siopas wara avarsteepened hy the construaction of Civia
Gantar Way and Malibn Ganyon Rnad. Hnwavar, hecause tha sliopas-ara irregniar.
and have revaegatatad with native plants, they appear natural. 'The applicant
contends that tha Connty has required fhat the slopas surpounding-the site be
raconstruched to a factor of safety nf 1.5. Although tha stability of -the
hota] is not. dependent. an tha stability of the slaopes, accaording to the
applicant. it is Gounty palicy to require that slopes surrounding a develnpment

hava €actors of safety of 1.5% or graatar, .

Po conform with f.os Angéles Cmunty requirements, tha applicant has provided
sgrading plans with enginaared slopes complately surrounding tha davelaopment.

Aa) Slopa next te Givie Oantar Way. Tha plans show a shallow £fil] near the
comer af Civie Qanter Way .and ¥alili canyon Road and a shallow cut . more
sonth-aastarly, along tha slopa closar to Givig Center. Portions of the
hill will ha trizmmad hack-tn creaka a 1.5:1 slope. The slape adjacent to
Civie Gentar Way averagas 40-50 feet high, but extands np to 90 fael high
from the toa to the top of tha trimmed slape at the Winter Canyon/Civiea
Canter Way eonjunetion. Undar hnilding tan, the ent will resuit in fhe
grade nndar the hnilding baing loweraed 20 feet, so that the finished grade
will he at 175 and the finished flnne will he at 213, Trimming will
ramove tha nato-~al convexity of the hiil and flatten it omt, It it will
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make no changes in-tha height of tha hill. Drainage along Civie Centep i,
Way will ha hy threa paraliel “V'" ditches. Tha slope will he recompacted.

h) Variahle height retaining wall next &1 Pacifiec Coast Highway. The
applicant’s final carrectad plans show a 2:1 slope adjacent to Pacific
Goast. Highway that varias in haight fro= 20 to 40 feat. Tha slaope will be
areated with altarmata cuts and fillg, and will provide for same
undulations. At the toa of tha slopa tha plans indieate a variahle height
cement. hlock retaining wall at tha proparty lina axtending approximately.
700 feat. Tn achieva a uniform 2:71 slopa the applicant. is requirad to do
soma cnt and soma fill that will rasalt in A changa in the mouldiag: of the
landform, not a changa in halight.. Tha wall is nacaszary ta accommodate a
widaned 15 fant wida fira access coad on tha fsonth side aof the hotel.

e) Reconstruction af tha landsiide. Tha pians -show remaval and
reconstimetion of. two Jandslidas, inaluding an 80 foot high surficial
slide on tha sastern hillside avarlooking tha Civia Center. The matarial
will he henchad and recompacted, and drainad with threa vows of "y
difches. The drainage system will he conduited to tha toa of the slape
then ninder a partion aof the adjacant property and then to a culvert
leading nnder Pacific Coast Highuay.

d) napth of excavation. The highest point an the site ig anrrently
ahout alavation 230. Tha finished flioor of the confarenace center jis-at
217, 13 feet lowar. The cut. material is radistributad on the site, under
parking Tots and in herms hetwaen pads, suech as hetween tha temnig courts

and the parking lot.

The appliaeant contends that tha praopuazed grading is required hy the County in
order ta assare f£he stability of the slapes snrrounding the site. The
applicant also contands that tha fi11 siope next to the commar of Civie Center
Uay and HMalihu Ganyon Road will radiuce the visnal impacts of the project
hacansa the steepar slaopea will seraen tha parking lots from the view of

travalers on the road.

The Malihu Land Use Pian addrasses alteration of natnral iandforms and removal
of vegetation in thraes sactiuns: Ganlagie stahility, Visnal quality and

Habitat. .

1) Gealagie stahility. Tha JLUP states as follows:

¥149 Continmia to raquire A genlngiac repart, prapared hy a ragistered
ganlogiat, to ha sutmittrd at tha appliicant’s axpensa to tha County
Rnginaar for review prinr ta approval of any proposzad davelopment
within potentially ganlogicalily unstahle areas inclnding iandslide or
rock-fall araas and tha patentially active Maliln Coast-8Santa Honicea

Fault Zane. The raport shall ineinda mitigation maasuras proposed to

ha uged in the fdeval opment.

The propased development as amended cunforms to tha reaquirements of policy
149, The Commission reviewed £his pruject for geologie stahility and required
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that. devel apmant- ‘ha sat” hack fram pnfanhally nn"an Faafurt;?:',m;-m'r‘r':ﬁly the
earthgnake fanlt. and the landslide identi Fmri on the’ face of fha slnpe.
ovarlooking Qiviec Center. Tha (‘nuni'y s r‘qur‘p wnts, arcnr-mng ta the
applicant, are hazad un pr-nfm-.hnn uf r'nat!q and nFmeP . praparty Fr-nm slnpe
faiinre and Fr'nm dehris Frnm tha slnpas.
2) Visnal quality. Tha Malihu LUP idantifias Pacifie Coast }th@ay :aq a
scenia corridor. Tts analysis of the Pacific Coast Highway view corridor
identifies natural landforms and un'mfnrﬁxpfpd viaws of tha foothills, the
typical vegetation as fyp1f'y1ng tha \nnw cor-r'ldor'. Tha policies state:

Pi25 New davaloapment. shail he sited ‘and designed to protact pnblic views
from T.CP-designated seaenic highways ta and along the shoreline and to
seenia coastal areas, incinding puhlie parklands. UWhere physically
‘and aconomicaliy Faasible, davalapment on sVaped terrain shnuld be

set. halow road grada.

PI3Q Tn highly =cenic areas and r-ilnng ‘scenic highways,:_nalw devél‘oprnent
(inacinding huﬂdingq, fencasz, paved areas; signs, and Jandscaping)

shall:

ha nited and designed fn protect views to and along the acean
and o and alung nther scenic Fpafuxrpﬂ, ag dpfjnad and
identified in the Halihio l‘.&"P- -

minimiza the altearatinn of natural landforms.

he landscapad to eanceal raw-cut slopes.

he visnally enmpatihie with and subordinate to tha character of
its setting. ’

hn sited so as not to- significantly jntrude into the skyline as
seen from public viewing places.

Tha present. plan will result in a Maza that is tha same hajight as the existing
“Jandform, hiut that will have heen re—graded tn remnva irregularities of form,
such as ovarhangs, gullias and the landslide. As a resiult of the grading, all
vagatation will ha ramovad from the land. Tn addition, the siopes will be
stahilized with ¥V ditches which can he sean froz long distances. Finally, a
700 foot wall, whiah tha appiicant statas will ha variable in height will be
Placed adjacent. to pacific Goast Highway. : '

T™n ordar to minimize tha visual impacts of the grading and tha placement. of
tha wall, the applicant prapnsas to landscapa the sidas and top of the Mesa,
Condition 5, in tha pravious action providad for landsecaping with native
Vegatation and prowvided that tha colonr aof the structnre "hlend with native
vegatation. Tha anlor scheme cundition was appliad ta the massive, six level
structure that has heen amendad ont of the application. The applicant is now
Proposing a "Spanish villa' style hatal, and the Cum_mi ssion deletes the
condition that wnnid furhid £he nze nf red and whita as inavpraopriate to the
Vo
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new plan, and nnracassary now that the hiuildings =ay bhe made less conspicunus
hy landse’Rping alaona. HOWPVF\P, thae CQummission notes that Iandsfcaplng is the
oniy method availahla to saften the geonsetry of the newly graded slopes. The
final grading praposad has impacts un tha vegatative cover, hoth vigsnal and .
hiolagical, and makas ravegatation rare diffienit dne to the diffian) ties of
planting nativa plants in compactet soils, than the plan that was reviewed

with the amendment.

The original landseaping conditions. wara simpla. Thay assumed that areas

outsida tha footprints of tha strucknras wonld ha laft in the prasent native
vagatation. Tha 2ondition addressad how ta Tandscapa the structures to hlend
in with adjacant vegatatiun. The landscaping condition (5) addrassad colorsg,

signs, landscaping and rontainer plants.

When the applican®: changed the sita plan, the applicant provided a coneeptual
landscapa plan. dgain withmit a raviaew of tha vegetation that it would be
nacassary to ealear to aonstrnet tha projact, tha Commission accepted a fairly
Tonsa intarpratation of thea plan, and allowad tha nze aof intraoduced trees in
ordar ta soften the impacts of the haildings, ahd sime introdnced planks in
parking lots and mext to tha highway. The reasons for this were that these
piants womlid he a small partinn af tha hinmass oan £ha property, tha applicant
presented evidence that tall treeas, which are not native to tha coastal sage
serub commanity coild reduca the visual ispacts of the threae _story huildings
propased, and third, tha courtyard and parking lof landqcapung wniild naot be
visihle from ontsi da of the projact, and tharafore wanld conform to the visual
impact. policy of tha IDP with rpgar-d tn campatihle landscaping in the Pacific

Goast Highway carridor.

The landseape plan suh=itted hy the applicant divides the property into five
zonas: Hillside ravegetation, Parimatar landseaping, Rnfiry drive landscaping,

Parking lot iandseaping and Ornamental (enartyard) landscaping.

Tn this case the greater alearanaa required hy the final grading pian will
inerease tha visnal, and as sean haluw, the habitat impacts of the project.
Tn ardar to hland in with tha mmmtains hehind and with fha Keller's sheltar
promontary on the nastern sida-of the flandplain, tha majority of the visibla
plants shonld ha nativas. Tha Comwrission has impnsed an opan space easement
on tha sidexz of the knoll jidantified as Keller’s shaltar (0’Gonnar). Since all
the pliants on the nita will now ha pianted hy tha appliicant, tha Commission
has ravisad its landgeaping aondition to reflect the landseaping conditioa
generally impased on larga gprading prajects. Tha plan as revised reqnires 1)
nsa of plants from containars, ho gat anvarage, ?) nsa of moistare refention
davicas, inainding hnriap on eleared and compacted siopes, 3) nse of all
aativa plants on tkhe periphary and hiliside partion (with tha exception of
trees, which are not nativa to this plant eammmity), and 4) placement of
‘a"'SP-"' plants and tmshas to scareen the wall and the drainage ditches, 5)
tonitoring., As conditioned, to rertore cut slaopes the project will have.
rednced visnat impacts and cnnFnr'r' to Section 30257.

1) Hahitat. Thig pruject is Ineated cluse to the Haliha Canyon Significant
satershad and npstream of the Malihu Lagono. Recause Malihie Creek is a
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perennial stream, many introdicaed piants that cight not thrive in: chaparral
can escape and replace natiwva plants. MHalihn Ganyon and Malihn Lagoon are
locatad in Malitu Craek State Park. Section 30240 of tha Coastal Act stater:

{a) Fnvironmantally sensitiva hahitat armas shall ha protacted against
any significant disruption of hahitat valuas, and only nses dapendent on
snich resouraes shall ha allowed wufh'm siuuch areas. :

(h) nNevalapment. in areas adjacant. fo anviranmentally sansitiva hahitat
araas and parks and reacreatinn araas shall he sited and designed to
pravent impacts which wonld significantly dagrade such araas, and shall
ha compatihla with tha cantinnance af sneh hahitat areas.

o comply with these seckions, tha Maliha Santa Hontea Hounktaing LUP has
identifiad six alaszmes of anvirnnmentally sensitive resonrces. This
development. ir not locatad in any of the idantifiad sansitive anvironmental
resourca areas, it it is within .a milae of ana af tha most prodnative of the
Significant Watersheds, Halihit Craak. The Commiszinn finds that tha Jass of a
gignificant nnmher of hillside pliants, and tha -estahlishment of a Varge
raservoir of seed haaring non-native plants could remnit in impacts on the
acasystam of the ecanyon. Tn anrder to rednce these potential impacts, the
Commisaion haz regnired that the zlapas which right zapply food and cover to
native anizals he ravegetatad with native plants; and that the projeat as a
whals aveid tha use of plants wlnoh haVa haen identified as pofentially

invasive.

Althongh thare ara numerous texks on tha snhject, the Commission hag found a
hrief and helpful snmmary fo ha fomnd in a native pliant society puhlication:
(Nav 23 1988 Califarnia Hative Piant socierty, "Recommended Native Plant
specias for Landzeaping Wildiand anrridors in £he Santa Monica Manntains™)

The seaond hinlogiecal impact is pntential sfilfatinn during grading and after.
Tha applicant has providad a siltation confrni plan, and the conditions
raguire use of hurlap, container piants, and inspaction af tha vegetatad areas

to inshnra that the vegetation estahiishes.
Az conditionad the project is consiatant with the hahitat,, visnal gnality and
grologic aafety provistons of the Coastal Act.

563D
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STATE OF CALIFORNIA —THE RESOCURCES AGENCY ARNOLGC SCHWARZENEGGER, Governor

CALIFORNIA COASTAL COMMISSION

SOUTH CENTRAL COAST OISTRICT

89 SOUTH CALIFORNIA STREET, SUITE 200
VENTURA, CA 93001

(805} 585-1800 . FAX (B05) 641-1732

" www.coastal.Ca,gov | | . April 17, 2008
COASTAL DEVELOPMENT PERMIT EXTENSION

Re: Extension Request for Permit No. 5-85-418-E21
Original Permit No. . 5-85-418
Original Permit Expiration Date;  January 7, 1988
Extended Permit Expiration Date: January 7, 2009

Rancho Malibu, LL C
P. O. Box 6528
Malibu, CA 90264

Dear Rancho Malibu, L L C,

The Executive Director has determined that there are no changed circumstances affecting the -
conformity of the subject development with the California Coastal Act. No objections to this
determination have been received at the Commission office. Therefore, the Executive Director
grants-an extension of the subject Permit, subject to the same conditions approved by the
Commission, to expire on the Extended Permit Expiration Date indicated above.

Sincerely'.
PETER M. DOUGLAS
iye Director

By: BARBARA CAREY
Supervisor, Planfing & Regulation

cc: Local Planning Dept.
Gaines & Stacey L L P, Attn: Fred Gaines

@C CALIFORNIA COASTAL COMMISSION




STATE OF CALIFORNIA == NATURAL RESOURCES AGENCY ARNOLO SCHWARZENEGGER, Governor

CALIFORNIA COASTAL COMMISSION

SOUTH CENTRAL COAST DISTRICT

89 SOUTH CALIFORNIA STREET, SUITE 200
VENTURA, CA 93001

(BO5) 5851800 FAX (B0S)841-1732
www.Coastal.ca.gov March 17. 2009

COASTAL DEVELOPMENT PERMIT EXTENSION

Re: Extension Request for Permit No, 5-85-418-E22
Original Permit No. 5-85-418
Original Permit Expiration Date:  January 7, 1988
Extended Permit Expiration Date: January 7, 2010 -

Rancho Malibu, LL C
P. O. Box 6528
Malibu, CA 90264

Dear Rancho Malibu, L L C,

The Executive Director has determined that there are no changed circumstances affecting the
conformity of the subject development with the Califomia Coastal Act. No objections to this
determination have been received at the Commission office. Therefore, the Executive Director
grants an extension of the subject Permit, subject to the same conditions approved by the
Commission, to expire on the Extended Permit Expiration Date indicated above.

Sincerely,
PETER M. II_)OUGLAS

BY- R
Supervisor, Planning & Regulation

cc: Local Planning Dept.
Gaines & Stacey L L P, Attn: Fred Gaines

{& CALIFORNIA COASTAL COMMISSION




ZTE OF CALIFORNIA  NATURAL RESOURCES AGENCY ARNOLC SCHWAHZENEGBER, Govarnor

ALIFORNIA COASTAL COMMISSION

QUTH CENTRAL COAST DISTRICT

9 SOUTH CALIFORNIA STREET, SUITE 200
JENTURA, GA 93001
{BO5) GES1B00  FAX {808} 641-1732

www.coastal.ca.gov March 9, 2010

COASTAL DEVELOPMENT PERMIT EXTENSION

Re: Extension Request for Permit No. 5-85-418-E23
Original Permit No. 5-85-418
Origlnal Permit Explration Date:  January 7, 1988
Extended Permit Expiration Date: January 7, 2011

Rancho Malibu, LLC
P. O. Box 6528
Malibu, CA 90284

Dear Rancho Malibu, L L C,

The Executive Director has determined that there are no changed circumstances affecting the
conformity of the subject development with the California Coastal Act. No objections fo this
dstermination have been received at the Commission office. Therefore, the Executlive Director
grants an extension of the subject Permlt, subject to the same conditions approved by the
Commission, lo expire on the Extended Permit Expiration Date indicated above.

Sincerely,
PETER M. DOUGLAS
Execulive Directer

B> BARBARA GAREY
Supervisor, Planning & Regulation

cc: Local Planning Dept,
Gaines & Stacey L L P, Atin: Fred Gaines

@& CALIFORNIA COASTAL COMMISSION



STATE OF CALIFORNIA-—— NATURAL RESOURCES AGENCY EOMUNGC G. BROWN, JR., Governer

CALIFORNIA COASTAL COMMISSION

SOUTH CENTRAL COASTOISTRIGT
89 SOUTH CALIFORNIA STREET, SUITE 200
VENTURA, GA 93001 ‘
1405} 5851800 FAX (805} 641-1732

www.coaslal.ca.gov March 15, 2011

COASTAL DEVELOPMENT PERMIT EXTENSION

Re: Extension Request for Permit No. 5-85-418-E24
Original Permit No. 5-85-418
Original Permit Expiration Date:  January 7, 1988
Extended Permit Expiration Date: January 7, 2012

Rancho Malibu, LL C
P. O. Box 6528
Malibu, CA 90264

Dear Rancho Malibu, L L C,

The Executive Director has determined that there are no changed circumstances affecting the
conformity of the subject development with the Californla Coastal Act. No objections to this
determination have been received at the Commission office. Therefore, the Executive Director
grants an extension of the subject Permit, subject to the same conditions approved by the
Commission, to expire on the Extended Permit Expiration Date indicated above.

Sincerely,
PETER M. DOUGLAS

EWI

By: BARBARA CAREY
Supervisor, Planning 8 Regulalion

cc: Local Planning Dept.
Galnes & Stacey L L P, Atln: Fred Gaines

& CALIFORNIA COASTAL COMMISSION



STATE OF CALIFORNIA— NA TURAL RESOURCES AGENCY , EDMUND G. BROWN, JR., Govarnor

CALIFORNIA COASTAL COMMISSION

SOUTH CENTRAL COAST OISTRICT

B9 SOUTH CALIFORNIA STREET, SUITE 200
VENTURA, CA $3001 .

(805) 585-1800 FAX (805} 641-1732

www.coastal.ca.gov : I August 14, 2012

COASTAL DEVELOPMENT PERMIT EXTENSION

Re: Extension Request for Permit No, 5-85-418-E25
Original Permit No. 585418
Original Permit Expiration Date:  January 7, 1988
Extended Permit Expiration Date: January 7, 2013

Green Adres, LLC
P. O. Box 6526
Malibu, CA 90264 .

Dear Green Acres, L L C, '

The Executive Director has determined that there are no changed circumstances affecting the
conformity of the subject development with the California Coastal Act. No objections to this
determination have been received at the Commission office. Therefore, the Executive Director
grants an extension of the subject Permit, subject to the same conditions approved by the’
Commission, to expire on the Extended Permit Expiration Date indicated above.

Sincerely,
CHARLES LESTER
" Executiye Director

By~BARBARA CAREY
Supervisor, Plannind & Regulation

~ cc: Local Planning Dept.
Gaines & Stacey L L P, Attn: Fred Gaines

£ CALIFORNIA COASTAL COMMISSION



STATE DF CALIFDRMIA - NATURAL RESQURCES AGENCY EDMUND G. BROWN, JR. Governor

CALIFORNIA COASTAL COMMISSION

SDUTH CENTRAL CDAST AREA

B89 SOUTH CALIFORNIA ST. SUITE zo0
VENTURA, CA 93000

(Bos} 5854800

APPLICATION FOR EXTENSIQON OF PERMIT NQ.

NOTE TO APPLICANTS:

1. FEiling. Application for extension of a permit for a period not to exceed one year
where construction is not expected to commence prior to the expiration date of the permit
may be made by submitting this form completed and signed, together with the applicable
filing fee, to the Commission Area Office. Such applications will not be accepted more than
90 days prior to the expiration date of the permit.

Extensions must be applied for prior to the expiration date of the, permit, but filing of
an application for extension will automatically extend the expiration date of the permit until
the final action of the Commission on the request. Construction may not be commenced
during this period of automatic extension. 14 Cal. Admin. Code Section 13169 (a}(2).

2. Procedures. The Commission regulations require the Executive Director to
follow the following procedures (Cal. Admin. Code Title 14, Section 13169): If the Executive
Director determines that there are no changed circumstances that may affect the
consistency of the proposed development with the Coastal Act of 1976, notice of such
determination shall be posted at the project site and mailed to all parties who may be
interested in the application. The necessary forms are available from the Area office. If no
written objection is received at the Area office within 10 working days of publishing notice,
the determination of no changed circumstances is conclusive and the extension will be
granted, If the Executive Director determines that due to changed circumstances the
proposed development may not be consistent with the Coastal Act, or if objection is made to
the determination of consistency, a report shall be made to the Commission. |If three
Commissioners object to the extension, the application shall be set for a full hearing as
though it were a new application.

SECTION 1. APPLICANT
1.  Name, address and telephone number of applicant:
Green Acres, LLC

P.Q. Box 6528, Malibu, CA 90264 (310} 457-8130
(Zip) {Area Code) (Telephone No.)

2. Name, address and telephone number of applicant's representative, if any:
Fred Gaines, Esq. / Gaines & Stacey LLP

16633 Ventura Blvd., Suite 1220, Encing, CA 91436 (818} 933-0200
(Zip} {Area Code) (Telephone No.)

TO BE COMPLETED BY COMMISSION:
Date Received: Application Fee: $
Date Filed: Date Paid:




SECTION |l. INFORMATION REQUIRED
1.  Date of issuance and number of permit: January 16, 1986 / 5-85-418

2. Is this a land division? No.

3. Attachments. The following documents must be enclosed with this application form
completed to ensure prompt processing of your application.

a. Documentation evidencing permit holder's continued legal interest in the
property.

b. Copy of original permit showing that it has not expired.

¢. Documentation of completed or proposed satisfaction of permit conditions,
if any.

d. List of names and addresses for all known interested parties and property
ownersftenants within 100 feet of project site, plus one stamped,
addressed envelope for each person on the list.

SECTION |ll. FILING FEE

This application will not be deemed filed until payr:nent of a filing fee of $538.00 for single-
“family houses and $1076.00 for all other developments. 14 Cal. Admin. Code 13169(a).

SECTION |V, CERTIFICATION

1. | hereby certify that | or my authorized representative will complete and post the
"Notice of Extension Request” form fumished me by the Commission in a
conspicuous place on the development property upon receipt of said notice from
the Commission,

2. | hereby certify that to the best of my knowledge, the information in this
application and all attached exhibits.is full, complete and correct, and |
understand that any failure to provide information requested or any misstatement
in the information submitted in support of the application may be grounds for
either non-acceptance of the application, for denying the application for
extension, or for the seeking of such other and further relief as may seem proper
to the Commission.

Signature of Applicant(s) or Agent
#SEE ATTACHED SIGNATURE PAGE
NOTE: N signed by Agenl, Applicant must Sign
below.
SECTION V. AUTHORIZATION OF AGENT
I hereby authorize Gaines & Stacey LLP to act as my (our) representative
and bind me (us) in all matters concerning this application.

Signature of Applicant(s)
*SEE ATTACHED SIGNATURE PAGE



SIGNATURE BLOCK FOR GREEN ACRES LLC

GREEN ACRES, LLC
a California lymited liability co:

By:

Name:/Adushand Sohaili
Title:, ager

a Califorpid lipated liabjlify company

Name: Richard Weintraub
Title:  Manager



COASTAL DEVELOPMENT PERMIT EXTENSION NO. 5-85-418

SECTION II. INFORMTAION REQUIRED

3(b) Attachmeni:

The Coastal Commissicn granted an extension of the subject coastal development permit through
January 7, 2013 (attached hereto). On December 21, 2012, the applicant filed its application to
extend the coastal development permit for an additional year, until Janvary 7, 2014. To date, the
Commission has not acted on the extension application filed on December 21, 2012.

Section 13169(e) of the California Code of Regulations states that, “[aJny extensions applied for
prior to the expiration of the permit shall automatically extend the time for commencement of
development until such time as the commission has acted upon the extension request; provided,
however, that the applicant shall not undertake development during the period of automatic
extension provided in this section.” The applicant has not undertaken development and,
therefore, the subject coastal development permit is subject to the automatic extension provisions
of Section 13169¢e).



1998 CONDITIONAL USE PERMIT, VARIANCE,
AND SITE PLAN REVIEW



RESOLUTION NO. 98-001

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
MALIBU APPROVING, WITH CONDITIONS, CONDITIONAL
USE PERMIT NO 96-003, VARIANCE NO. 96-010 AND SITE
PLAN REVIEW NO. 96-013 TO CONSTRUCT A 146 ROOM
HOTEL (106 ROOMS INITIALLY AND 40 ROOMS
SUBSEQUENTLY) ON PROPERTY LOCATED AT THE
NORTHEAST CORNER OF PACIFIC COAST HIGHWAY AND

MALIBU CANYON ROAD.

The City Council of the City of Malibu does heveby Find. Order, and Resolve as follows:

AR

Seotioni,  Application, OnMarch 27, 1996. conditional use permbt. variance and site plan
review applications were duly filed by the Malibu Land Company requesting approval to eonstruct a
hotel and cultural heritage center on propesty located at the northeast corner of Pacific Coast Highway
and Malibu Canyon Road (APNSs: 4458-028-015. 4438-028-019. and 4438-030-007.) The requests are

as follows:
Conditional Usg Permic
a. allow hotel use on the subject site
b. allow lighting of two tennis courts
Variance
a allow a FAR of 0.20 where the maximum permitted is 0.15
b. setbacks
. a25 foot front yard setback in lieu of 259 feet,
2. a 23 foot side yard setback int fieu of 97 feet.
3. all0 foot cumulative side yard setback in lieu of 241 feet, and
4. a 143 foot rear yard setback in lisu of |94 feet.
¢. Grading .
. 119,000 cubic yards of grading where 1,000 cubic yards are
allowed,
2. manufactured slopes up to 30 feet in height where 6 {eet are
allowed,
d. Parking

I. 492 parking spaces whcre |,207 are required
2. parking spaces to be located more than 300 feet from the use they

serve




City Council Resolution No, 98-00!
CUP 96003, VAR 96-0t0 and SPR 96-013-Ranctio Malibu Hoel

March 25, 1998

e. Height
gl. a rohinda tower 10 be 33 feer in hreight where 2§ feet is thie maximum leight
allowed. .
ie view
a. allow construction over the b-ase height of 18 feet up to 28 feet
b. permit construction on slopes between 2.5:1 and 3:1.

Section 2. Planping Commission Public Hearing. - On November 3..4997. the Planning

Commission held a duly noticed public hearing regarding Conditional Use Permit No. 96-005, Variance
No. 96-010. Site Plan Review No. 96-015 and Centification of tha EIR pertaining to the subject hotel
and after considering all testimony, written and oral, relative to consideration of the proposed hotel,
on November 3, 997 the Commission adopted Resolution Nos. 97-042 and 97-043 cettifying the
EIR and denying the variance to construct with a FAR of 0,20, respectively. Subsequently, on
November 17, 1997 the Planning Commission adopted Resolution Nos. 97-044, 97.043 and 97-046
approving, witl conditions, the subject applications.

Section 3. Apgeals. - On November 26, 1997 the Malibu Road Property Owners’
- Association in conjunction with the Malibu Townshtp Council appealed Resolution Nos, 97-044.
97.045 and 97-046. On December 1, 1997, the project applicant also filed an appeal of said
rasolutions.

Section &, Citv Coupcil Public Hearinzs, OnJanuary [2. 1998. February 3. 1998, March
9. 1998, and March 23, 1998 the City Council held a duly noticed public hearing regarding said

appeals.
Mitigation Monitoring P

Section 3 The City Council hereby adopts the mitigation monitoring programs attached
hereto as Exhibits A and B to monitor the changes to the project which have been adopted or made a
condition of project approval in order to mitigate or avoid significant effeets on the environment.
Exhibits A and B is incorporated herin by this reference as though set forth in fizll.

Section & Based upon the initial study and other information contained in the EtR, and
the record of the hearing, including comments and responses to comnments, the City Council finds that
the Rancho Malibu Hote! project, as conditioned herein, will not cause stgnificant environmental

impacts with respect to land use, seismie hazards, groundwater. adequacy of wastewater treatment. .

consistency with the Air Quality Management Plan..the Congestion Management Plan, parking,
stormwater runoff, obstruction of scenic views or vistas, and terrain modification.

Page ?
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Cily Couneil Resolution No. 93-001
CUP 96.005, VAR 96-010 2nd SPR 96-013-Ranche Malibu Horel

March 15, 199§

Segtion 7 The City Courcil finds that the mere certification of the proposed EIR would
rot and did not result in any adverse impacts. However, the EIR identifies potentially significant
environmental impacts with respect to rural character. slope stabilitv, soils, drainage. grading and
erosion control, zero balance, zero runoff, groundwater monitoring, dust emisstons from grading,
traffic and circulation, biological resources, and cultural resources which will likely result from the
implementation of the proposed Rancho Malibu Hotel. The EIR identifies fcasible mitigation
measures that reduce the impacts described above to levels of instgnificance.

Section 8§ The Cily Council finds. in accordance with Public Resources Code Section
2108 1{a), that changes or alterations have been incorporated into the proposed Rancho Malibu Hotel
which avoid or substantially lessen the potential for environmental impacts with respect to seismtic .
hazards. slope stability, waterAvastewater, biological resources, and cultural resources. The nature
of the impacts under each of these topics and the changes or alterations proposed to mitigate those
impacts are summarized in the EIR. Brief rationales for the conclusions that each of these impacts will
be avoided or substantially lessened follow: 2 more camprehensive rationale with respect to each
impact is set forth in Chapter 2 of the EIR. which has been incorporated into this Resolution by

rcference:

a) Seismic tazards. A building setback zone ranging from 70 to 95 feet wide has
been established by the property owner along the branch of the Malibu coast fault zone erossing the
southern portion of the site. All of the habitable structures are located outside the delineated zone:

b) Slope stability. Cersain existing slopes in the eastern portion of the site do not
uteet current safety standards. The grading plan includes remedial arading to re-engincer the slopes

to meet safety standards.

c) Waer/Wastewater, The Rancho Malibu Hote! project has been designed in
order to achieve zero balance and zero runoff. The hotel includes an on-site wastewater treatnient
facility. The hotel project has been sized and the landseape plan has been designed so that all of the
project’s treated wastewater can be disposed of on-site through landscape irrigation. Tlie wastewater
system includes monitoring devices to ensure zéra runofTof the treated wastewater.

d) Biological resources. The Rancho Malibu Hotel project includes use of the 30
acre Francisco property a5 off-site mitigation for biologiral resource impacts.

e) Cultural Resowrces. The Rancho Mlalibu Hotel project includes in-situ
preservation of prehistoric cultural resources by capping or covering the deepest and most sensitive
portion of the CA-L AN-266 site, including the CA-LAN-1715 area. Abou? 90 percent of the site will
be capped. [n addwion, the city will require the developer to implement a cultural resource
management plan (CRMP) covering 100 percent of the sita. The CRMP's conditions will be
incorporated into deed restrictions for the property to ensure the protection of this archaeological site
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City Council Resolmion No. 98-001 .
CUP 96.005, VAR 96-010 and SPR 96-013-Rancho Malibu Hotel

March 23, 1998

in perpetuity for future generations. The implementation of the CRMP will preserve 90 percent of the
CA-LAN-266 site, including the CA-LAN-17t3 area, and protect the remaining ten percent of the

undisturbed site area.

Section 9 The EtR dascribes eight alternatives to the project. These constitute a
reasonabte range of atternatives to the proposed Rancho Malibu Hotel. Five of the zlternatives mitght
fulfil] the basic objectives of the project; three of the alternatives would not. The objectives of the
project sponsor includc: developing the site in a manmer consistent with the land use designation for
ttie site contained in the City’s General Plan, which is compatible with surrounding uses, and that will
provide an economic return through room and service charses. The Clty’s objectives include
development of the site consistent with the Malibu General Plan and Interim Zoning Ordinance and
ensuring the site’s development does not harm the natural resources and aesthetic values of the area
and preserving the rural residential character of Malibu.

Of the altematives consistent with these objectives, one altérnative would have greater
environmental impacts than woutd the proposed Rancho Malibu Hotel: Alternative B - Luxury Hotel
and Theme Restaurant/0.20 FAR.

Four alternatives have lesser environmental tmpacts than would the proposed Rancho
ivialibu Hotel: Altemative D - 230 Room Business Suites Hotel0, 15 FAR; Alternative E - Luxury
Hotel and Cultural Center with Restricted Spa Use /020 FAR: Alternative F - Luxury Hotel and
Cultural Center /0.t3 FAR: and Altcrnative G - Larges! Hotel With On-Site Water Balance nnd On-

Site Habitat Preservation.

The EIR contains two altematives which would have greaier impacts than the proposad
Rancho Matibu Hotel and would not fulfill the project objectives: Alternative A - No Project (Visitor
Serving Commercial Use 7 0.15 FAR) and Altzcnative € - Condominium Complex 7 0.15 FAR.
Rejection of these attemnative is justified on both environmental grounds and because they fail to meet

project objectives,

In addition, the EIR contains one altermative which would have lesser impacts than the
proposed Rancho Malibu Hotel but would not fulfill the project objectives: Alternative H - No
Development. However, this alternative is infeasibte because the project site is private property that
can be developed in accordance with the City of Malibu Land Use Plan,

Section 10,  Following review of the project and alternatives the City Council approved a
modified version of Alternative F - Luxury Hotel/0.[5 FAR. The approved project provides for a
luxury hote! with 106 rooms and uttimately no more than 146 rooms, no more than a 0.15 FAR, , and
a reduction in the combined size of the ballroom and meeting rooms (6,000 square feet). This
alternative has less impacts than the project originally proposed by the applicant. In addition, the City
Council required the hotel to be constructed first with-106 rooms and made issuance of the
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City Council Resolution No, 98-001
CUP 96-005, VAR 96-010 and SPR 96-013-Rancho Malibu Horz!

Mareh 23, 1998

construction permits for 40 additional rooms by the Planning Commission cortingent on dentonstration
through mitigation monitoring that 106 rooms can be successfully mitigated and docs not result in any

significant impacts after mitigation.

The mitigation monitoring program provides the project sponsor with the option of preparing a new
traffic report for the approved project and for the potential alteration of traffic mitination measures
should the new traffic study show that a lesser level of traffie impact would result from the project as
approved, Revised traffic mitigation measures may be substituted for the measures contained in the
mitigation monitsring plan at the discretlon of the Director of Public Works as long as the measures

ntitigate all project traffic impacts to a less than significant level.

Sgction tl.  The City Council finds'in accordance with Public Resources Code Section
21081 (a)(3) that specific sotial and zconomic considerations make infeasible that portion of mitigation
measure 1.1, as contained in the EIR, which prohibits the moming (7:30 - 1 1:00 a.m.,) operation of the
liotel s public uses. Mitigation measure [, | has been modified in the mitigation monitoring program
in accordance with the finding to limit public use of the meeting and ballrooms from 7:30 2.m. to 12:00

am.
iti e it - Hote

Section 12. The City Council, having heard all oral and written testimony and considered
all relevant evidence and argument in accordance with Section 9423(D) of the Municipal Code. finds

as follows:

) The proposed use is one conditionally permitted within the subject zone {Commercial
Visttor - 2) and. &5 conditioned, complies with tle intent of all of the applicable
provisions of the [ZQ in that the hotel use, subject o the imposed eondhions, will
satisfy the |.Z0’s general requirements,

b) As conditioned. the proposed use would not impair the integritv and character of the
zone in which it is to be tocated in that all of the development is not concentrated in
one large monolithic structure but i divided into smaller, separate, one and two story,
structures in a campus setting that is compatible with the scale of sutrounding
develapment. Furthermore, the site is isolated from surrounding properties by three
major roads and ingress and egress from the site is from Malibu Canyon Road. acrass
from an expansive lawn on the Pepperdine University property and away f'rom the
residential uses fronting Civic Center Way.

In addition to the physical ci-naractcrisﬁc of the stie. there are operational characteristics
and restrictions that will cause the proposed tise 1o be consistent with the zone in which
it is tocated, Specifically, the project is conditioned to prohibit outdoor amplified
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City Council Resolution No, 95-001
CUP 96-00%, VAR 96-010 und SPR 96-013-Raneho Malibu Hote!

wlarch 23, 1998

c

d)

e

music: the spa is restricted to use by hotel guests and residents of Malibu only; and
there will be an annual review, paid for by the applicant and conducted by an
independent consultant, of the on-site drainace and wasiewater systent,

The subject site is physically suitabte for the type of land use being proposed in that
the topography #nd size of the site is adequate to accommodate the proposed hotel, the
aneillary uses and the necessary on-site support facilities and infrastructure without
creating significant enviraonmental impacts that cannot be mitigated.

As conditioned. the proposed use is compatible with the land uses;if any, presently on
the subject property and in the surrounding neighborhood in that there is a diverse mix
of uses and development type In the surrounding neighborhood. There are institutional
uses (Pepperdine University. Our Lady of Malibu Church. and Matibu City Hall and
County Library and Municipal Court): commercial uses (Matibu Colony Plaza and
Malibn Country Mart); recreational uses (Bluffs Park and Community Center):
residential uses (Maison de Ville, Malibu Canyon. and Malibu Pacifica condominium
complexes and Malibu County Estates): light industrial usas (Los Angeles County
maintenance and storage yard) and vacant land (south and east of the site) within the
immediate vicinity of the project site. Furthermore. the design and fayout of the
proposed hotel is compatible with existing surrounding development in that it s of
similar, or smaller bulk. size and height and has similar or greater setbacks, Therefore,
e proposed hotel project would be a complementary addition to the uses in the

neighborhood.

As conditioned, the proposed use woutd be compatible with existing and future land
uscs within the zone and the general area in which the proposed use is to be located in
that hotels are conditionally permitted within ther subject Commercial Visitor - 2 (CV-
2) zoning district designation and the proposed hotel is lacated in an area consisting
of 2 mix of altowed and existing tand uses,

There would be adequate provisions for water. sanitation. and public utilities and
services to ensure that the proposed use would not be detrimental to public health and
safety and the project does not affect solar access or adversely impact existing public
and private views, as defined by the Staff. An on-site waste water disposal system will
be utilized. Wastewater will reccive tertiary treatment and last stage sterilization (as
described in the conditions of approval} on-site and be used for all landscaping
irrigation needs on the site, The applicant is required to demonstrate that the project
plumbing does not excecd the water use budget established in the mitigation
monitoring program . Solar aceess will not be affectcd by the proposed project in that
the ' maximum structure height proposed is 28 feet. the smallest setback is 25 fect (most

Page 6




City Council Resolutjon No. 93-001
CUID 96.003, VAR 96-010 and SPR 96-013-Rancho Malibu Hotel

svlarch 23, 1998

h)

structures are setback 33 feet, or more, from the property lines) and the site does not
adjoin any other parcel since it is surrounded by public roads.

Thers would be adequate provisions for public access to serve the subject proposat in
that access will be from Malibu Canyon Road, an existing arterial rozdway with
adequate carrying capacity. All traffic impacts of the project can be mitigated.

As conditioned, the proposed use is consistent with the goals. objectives, policies, and
general land vses of the Malibu General Plan in that the proposezd hotel is consistent
with the General Plan land use designation for the subject site which is Commerciat-
Visitor - Tweo (CV-2) and is consistent with the following policies of the General Plan:

LU Policy LU Policy 2.2.1: *The City shall requite adeguate
infrastructure. including but not timited to roads. water. and
wastewater disposal capacity, as a condition of propased
development.”

The conditions of approval of this project require that infrastnicture improvements,
including rondw:ly improvements. and an on-site wastewatar treatment svstem be
provided to service the hotel.

LY Policy 2.2.3: “The City shall require adequale wastewater
ntanagement for development.,™ -

An on-sie wastewater treatment systém is provided for the project.

LU Policy 4.4.3: “The City shall regulate design of new bed and
breakfast inns to foster ‘country-inn type’ establishments and regulate
the sizc and design of other hota! development to cnsure development
compatible with a rural residential community and discourage
convention hote! devetopments by limiting on the same site ancillary
uses such as banquet and meeting rooms and limiting réstaurants to a
capacity necessary to serve guests of the hotel only.”

The size and design of the project is subject to conditions which assure that the project

is residential in scal¢ and compatible with the natural environment as required by the
Geneml Plan. As acondition of approval, the combined size of the ballroom and all

meeting rooms is limited to 6.000 squars feet.

Conservation Foliey .2.3; “The Chy shalt mitieate net loss of very
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i)

i

k)

threatened plamt communities.”

In order to mitigate the loss of the coastal sage scrub, a threatened plant community
located on the project site, 50 acres of undisturbed chaparral located on an altemate site

shall be preserved,

In addition to being consistent with the goals, objectives, policies, and general land
uses of the Malibu General Plan, the hotel use is also consistent with the Interim
Zening Ordinance in that the site is zoned Commercial -Visitor-Two {CV-2) and hotels
are permitted in the CV-2 zoning district subject to approval of a conditional use
perniit. Furthermore. the applicant has demonstrated compliance with Section 9442
of the Malibu Municipal Code which tequires a market analysis that indicates a “’clear
and compelling economic and sacial need in the City for the proposed development,
and demonstrates its economie viability, and impact on City services™ be submitted.
The applicant lias submitted a report. prepared by PKF Consulting, that indicates that
their is a "clear and compelling economic and sacial need in the City for the proposed
development” and the Final EIR indicates that they are adequate City services for the

proposed liotel.

As conditioned, the propased project complies with all applicable requirements of state
and local law In that the use will be"inspected by the City Building Department to
ensure compliance with local building codes and will be subject to a mitiantion

nonitoring progratn.

As conditioned. the proposed use would not be deimental to the public intercst,
ltealtls. safety, convenience or welfare in that the proposed hotel use witl be subject to
the conditions of approvat which incorporate the mitigation monitosing program of
the Final Environmental Irnpact Repoit, as modified by the Planning Commission and

the City Council.

The project is not locatad in an area known to be at risk from flooding or liquefactton,
and although the project is located in an area known to be at risk from earth movement
and wildfires it ts subject to the seismic safety standards of the Statc and local building

codes.

Seetion [3.  On the basis of the foregoing findings, the City Council hereby approves
Conditional Use Permit Application No. 96-005 to allow the constnuction of a hotel on a 27.8 acre
property tocated at the northeast corner of Pacific Coast Hi ghway and Malibu Canyon Road, subject

to the conditions set forth in Section 14, below,
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In order to assure that the project Is constructed according to all applicablc State

and local laws and will mitigate impacts to surrounding properties it shall be subject to the conditions
of the Mitigation Monitoring Program’ which s a part of the Environmental Impact Report prepared
for the Rancho Malibu Hotel and attached hereto as Exhibits A and B and the following conditions:

a) General Conditions

1.

i

The proposed development shall be constructed in substantial conformance
with the plans. including the aschitectural design and materials as presented at
the hearing and submitted to-the Planning Department on October 7, 1997. and
the plans as modified by the City Council at the January 12. 1998 and Febroary
3. 1998 meetings.

Evcry 2 years. the Planning Director must report to the Planning Commission
on the applicant’s compliance with the terms and conditions of the conditional
use permit. If the project is not in compliance. the City may initiate
proceedings to revoke or modify the conditional usc permit unless compliance
is achieved,

Prior to approval-in-concept, the applicant shall obtain approval in the
planning phase from the City Geologist and the City Environmental Hzalth

Specialist.

Prior to final Planning Department approval. the applicant shall obtain

"California Coastal Commission approval for the project as modified and

approved by die Chty Coutncil. a

Prior to issuance of a building permit, the applicant shall record a Lot Meraer
with the County Clerk 1o combine the three parcels that the praject is proposed
on inio one parcel. ) ’

The permit and rights conferred in this approval shall not be effective until the
applicant first files with the City Clerk an executed affidavit accepting the
conditions set forth in this Resolution. The applicant shall file such an
affidavit within 30 days of adoption of tlie approval of this Resolution.

b) Plan Conditigns

I

The appropriate Mitigation Monitoring Program shall be printed verbatim on
any and all plan sets and included in the construction plan set submited for all
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[

Building and Safety reviews and approvals.

The plans shall be revised so that the hotel is constructed with 106 auest
rooms. An additionat 40 guest rooms may be construeted if the applicant
demonstrates (o the satisfaction of the Planning Commission compliance with
all of the performance criteria established in the mitigation monttoring program
attached hereto as Exhibit “A™ for a period of 5 vears or for any two year
period for which the average occupancy is at least 72 percent. Upon issuance
of the construction permit for the additional 40 rooms, the muigation
monitoring program attached hereto as Exhibit “B” shall replace the monitoring
program developed for the first 106 guest rooms.

A villa complex shall not contain more than three structures and each structure
shall not ¢xceed 6,000 square feet for a 1otal of 18.000 square feet per villa
complex. Villa stcuctures may be connected by breezeways,

The sizc of the ballrooms and meeting rooms shall not exceed 3 combined total
of 6.000 square feet of net floor arca.

The cuttural resource center proposed as a stand alone structure at the corner
of Pacific Coast Highway and Malibu Canyon Road shall be no more than
0,000 square feet in net floor area and shall be sstback no less than 180 feat
from Maltbu Canyon Road and no less than 97 feet from Pacific Coast
Highway. The structure shall not be greater than one story and shall not
exceed [§ feet in height.

A storm water managemen!t plan shall be prepared by the applicant, approved
by the City Engineer. and implemented in accordance with the City"s Storm
Water Ordinance (Ordinance t37) and shall set forth the actions the applicant
shall take to assure that no storm water is generated from the site.

A plan whieh demonstrates compliance with the transportation demand and trip
reduction measures required by 1ZO Section 3342 shall be submitted to the
Planning Director prior to issuanee of any permits.

A complete landscape and irrigation plan shall be submitted for review and
approval by the City Biologist and the Planning Director prior to final Planning
Department approval. Treated water from the on-sitc treaiment facility shall
be used for irrigation needs.
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Mature and native plants shall be incoiporated in the landscaping plan.

An allernate emergency evacuation route that provides egress from the eastern
portions of the site to Paeific Coast Highway or Civic Center Way shall be

provided.

Parking stalls visible from residences in Malibu Country Estates shall be
sercened with the use of vine covered arkors, or other open beam construclion
and landscaping materials, - :

The Ciry’s traffie engineer shall analyze the effectiveness of a “V* lane south
of'the entrance to the hotel site along the east side of Malibu Canvon Road and,
if determined necessary by the City Engineet, 2 *V*" lane shall be required.

The Building Offfeial shall review the grading plans and determine the
minimal amount of remedial grading which is necessary to achieve a safety
factor of 1.5. No moie than the mintmal amount of necessary remedial grading
shall be performed, '

Graded slopes shall be undulated and eontoured to mateh as closely as possible
the existing natural contours,

In ordei 10 determine the required number of parking spaces for the subject
project, a parking demand siudy shall be prepared by an engineering firm
seleeted by the Planning Director and paid foi by the applicani.

Prior to reeeipt of Planning Departinent appraval-in-concept, the applicaht
shall submit a site plan to the City Counctl to ensure that the site plan is
consistent with the Council’s approval.

The property owner shall mitigate in a manne; approved by the City the impéct
of the project on the demand for affordable housing in the Clty a3 established
by a study prepared by the City and paid for by the property owner.

& Qperational Congiti

2.

The spa shall be limited to use by guests of the hotel and restdents of Malibu.

Use of the meeiing rooms shall be limited to the hours of 7:30 a.m. until
midnight.
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w

A consultant shall perform an annual review of the drainage and wastewater
system to ensure performanec in compliance with the ivlitization Monitoring
Program. The consultant shal! be approved by the Planning Director and all
consullant costs shall be paid for by the applicant.

At |zast one year priol to constiuction, appropriate water level measurement
equipment shall be installed and data collected to eslablish a baseline giound
waiei level. Data collection and reporting shall be prepared by 2 consultant
seleeted by the City and paid for by the applieant.

An emeigeney piepaiedness and evacuation plan acceptable to the City, tl;nt
addresses earthquake, firz and flood hazaids, shall be prepared.

An emergency palable water supply shall be provided for the guests and
employees of the hotel.

No outdoor amplified sound shall be permitted.

All reclatmed water, that s sprayed, shall receive last stage sterilization whieh
eliminaies fecal eoliform (ro more than 0.0 parts par mL) and viruses by
ozonization, uitraviolet treéatment or any othei sterilization process which
achieves thie same standard {0.0 parts per mL).

~onditioril Use Pecmit - Lishted Tennis Cou

Sectign 13-

Tl City Council having heard all oral and written testimony and eonsidered

all relevant evidence and argument in accordance with Section 9425(D) of the Munieipal code finds

as follows:

The propesed use would not impair the integritv and charzeter of the zone in which it

is to be located in that the tennis eourts are adjacent to a major arterial that is lighted,

Furthermore the surface of the courts wilt be painted in a dark matte finish, the light

fixtures will be shiclded to prevent light'and glare from spilling beyond the coust end

a dark screen will be attached to [he fencing around the perimeter of the eourts,

Section 16.  On the basis of the foregoing findings, the City Council hereby approves
Conditional Use Permit Application Mo, 96-005 to install tennis cowt lizhts on a 27.8 acre propetty
located at the northeast corner of Pacific Coast Highway and Maltbue Canyon Road subject to the

following conditions:
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The sarfaee of the courts shall be painted in a dardk matte finish in order to redue:
teflection from the surface of the couit into the air above the court.

2. All of the light fixtures for the tennis courts shall be shielded to prevent light from
spilling beyond the boundaries of the courts.

3. A dark sereen shall be attached to the fencing around the perimeter of the counts.

4, The tennis courts shall not be used afte: 10:00 p.m,

Section 7. Findings. - The City Council having heard all oral and written testimony and
considered all relevant evidence and argument in accozdanee with Section 9423(D) of the Municipal

code finds as follows:

There are special circumstances o1 exeeptional characteristics applicable to the subject
property, including size, shape, topography, location, o1 surroundings such that strict
application of the zoning ordinance would deprive such property of privileges enjoyed
by other properties in the vicinity and unde: the identical zoning elassification. The
large size of the project site results in unusually large setbaek requirements. In
addition, the combination of the triangular shape of the parcel, the steep slopes along
Civic Center Way and Pacific Coast Highway, the earthquake fault, and the
archaeologieal site ereate additional consirzints, as described in detail below, which
justify the setback, parking and grading variance requesis.

. The large parcel size, Strict appiication of the zoning ordinance’s development
standards would result in setback requirements, parking standards, giading
limitations and retaining wall keight limitations jn excess of what is required
to meet the City’s land use goals and polices.

Setback requilements are based on the average parcel dimensions, The subject
sit¢ has an average depth of [ 300 [inear feet and an average width of 963
linear feet. MMC Sectlon 9307 (A) (2) requires a minimum front yard setback
of 20 percent of the parcel depth {260 feel); minimum and cumulative side
yard setbacks of 10 percent (97 feet) and 23 percent (241 feet), respectively;
and mintmum rear yard setbacks of 15 percent (195). In addition, MMC
Seetion 9334 (A} (2) prohibits parking within the 1equired front yard setback
area. :
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Earthwork is limited by MMC Section 9507 (A) (3) to 1000 cubic yards of
grading and & feet in height, which are standards appiopriate to coitstruct
single family liomes or residential szale commercial butldings. Without
approval of a variance, the subject 27.8 acre site is limited to the same quantity
and height of grading as a small 1/4 aere parcel. Lastly, MMC Section 8334
{A) (1) requires parking spaces to be within 300 feet of the use they serve. As
a result of the large size of the parcel and the large number of spaces required,
approximately 50 percent of the tequired parking spaces 2re more than 300 feet
fiom the structures they are intended to serve. However, the hotel operators
will provide a shuttle fitney service, (using eleetrie vehicles) to transport
visitors from the parking area to theur rooms.

The triangular shape, When combined with other unique features of the
property, the triangulat shape of the parcel creates site design and layout
constraints. As the parcel tapzrs and eventually ends in the rear yard at a point,
struetuies nearest the side property lines encroach into the required side and
rear yard setbacks. Shifting the development west and north, toward the
intersection of Malibu Canyon Road and Civie Center Way would move the
structures out of the required side and rear yard seibacks. However this is not
possible because an archaeologically sensitive area, located near the northemn
corner of the property, and an earthquake fault, located just north of the Villas
along Pacific Coast Highway, further restrict placement of structures on the
property. Furthermore, with the exception of ihe Cultwal Heritage Center,
whieh is located near the inteisection of Pacifje Coast Highway and Malibu
Canyon Road, all of the other structures that encroach into tie required rear
and side yaids are still a significant distance from tle pioperty lines. For
example, the proposed site for Villa No. 2 is the closest stiuciuze to Pacific
Coast Highway yet it is still setback 73 feet fiom the side pioperty line. The
proposed site for Villa No. 6 encroaches into the rear yard; however, itis 143

feet from the 1ear property line.

The site boundary is defined bv three major roads, Sinee the property is
surrgunded by three major moads, portions of any development on the site will
be visible. If the development is setback further from one 10ad, then it will
become more visible from the road on Ihe opposite side and vis-versa.
Therefore, the unique surroundings have been given consideralion in the

variance requests,

{ts elevation above its residential neiuhbors. The subject site is at an elevation

significantly highei than the residential neighbors north of the site. Given the
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30 to 50 foot difference it elevation, the impacts of allowing a reduction in the
setbacks are lessened. Furthermore, the closest stiucture on the project site
will be approximately 230 feet from the nearest residential structurs to the

northeast.

The presence of an archeological site on the property, As discussed above, the

archeological site on the property significantly constrains the developable
portions of the site and presses development into setbacks.

Fau ite, The site for
Villas 1, 11, I1i, and 1V, and the spa, are located between the carthquake fault
and the side yaid setback. As a result of the proximity of the fault to the
setback area, portions of these structures are located in the side yard setback,
Placing these structures on the north side of the fault results in further
encioachment into the side yard setbacks on the opposite (northeast) side of the
property and the foss of land otherwise suitable for development.

The steep slopes along two edees of the propery, In addition to ail the other

physical constraints of the site, steep slopes make up a significant portion of
the property. The stopes along the north property line at Civic Center Way and
the soutth property line at Paeific Coasi Highway are steeper than 3:1.

Development of unique preiect, Many aspects of the proposed hotel project

are unique for Malibu and the Interim Zoning Ordinance does not contain
provistons that adequately address this tvpe and scale of devzlopment. 1n
addition to the aforementioned unique phvsical characteristics of the site, there
are no other vacant parcels in the City with the same zoning designation.
Standards which are better suiled for the type of development allowed by this
pioperty’s zoning are being ereated thiough the Civic Center Specific Plan

. process.

The granting of the variance will not be detrimental to the public interast, safety, heaith |
ot welfare, and will not be detrimental or injurious to the property o1 improvements
in the same vieinity and zone in which the property is located in that while the
setbacks, parking, and grading proposed do not comply with the 1ZO standards, all
propased strctures will still maintaln significant setbacks from the propesty lines, and
the amount of grading is not excessive in relation to the size of the paicel. In addition,
three major roads surround the site and provide an additional buffer between the
subjeet site and surrounding properties.
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)

The granting of the variance will not constitute a grant of special privilege to the
applicant or property owner in that the seibacks, parking and grading would be
equitable given the size, shape, and topography on the pioject site.

The granting of such variance will not be contrary to o: conflict with the general
purposes and intent of this Chapter, nor to the goals, objectives and polieies of the
Generzl Plan in that the subject project is consistent with tha General Plan Land Use
Map designation for hotel use on the site,

The variance request is consistent with the purpose and intent of the zone in which the
site is Joeated in that the site is zoned Commereial Visitor-2 (CV-2) and hotels are
peimitted in the CV-2 distriet.

The subject site is physically suitable for.the proposed variance in that the topography
and size of the site are adequate to accommodzte the proposed hotel, the ancillary usss,
the necessary on-site support facilities and the infiastructure without ereating
significant environmental impacts which cannot be mitigated.

The variance complies with all iequirements of state and loeal law in that the use will
be tnspected by the City Building Department to ensure eompliance with local building

eodes.

All or any nacessary conditions have bean imposed on the vaiiance as are reasonable
to assure that the variznes will not be detrimental to the healtl, safety and welfare of

the City.

Seetion 18.  Setback, Parking and Grading Variance Approval, - On the basis of the foregoing

findings, and subject to the condition set forth below in Seetion 19, the City Couneil hereby approves
Vartance No. 96-010 to allow the construction of a two-story hotel with a reduction in the minimum
setbacks required, 2n increase in the maximum volume of grading permitted, an increase in the
maximum manu factured slope height, an inerease inthe maximum distance parking spaces may be from
thz uses they serve and parking standards based on a parking demand study as follows:

a. Setbacks  |.minimum 33 foot front yard setback for tennis court fenees and 130
feet or the cultural tesouree center (all dther stzuciures shall comply
with the fronl yard setback requirement.

2. minimum 75 foot side vard setbacks along Pacific Coast Highway,
3. munimum 130 foot cumulative side yard setbacks, and
4. mintmum 145 foot rear yard setback .
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b. Grading  I. upto 119,000 eubie yards of grading
2. manufactured slopes up to 30 feet iz hejght

e. Parking |. parking spaces to be located more than 300 feel from the use ilhey
serve, as indicated on the plans presented to the City Couneil.

2. parking standards based on a demand study as conditioned in the
condittonaf use permit.

Seetivn 19,  Conditions of Approval, - In order to assure that the pigject is constructed
according to all applicable State and local laws and will miligate impacts to sirrounding properties it
shall be subject to the conditions of the Mitigation Monitoring Program adopted pursuant to Conditional
Use Permit No. 96-003.

Height Variance
Section 20, Eindings. - The City Council having heard all oral and written testimony and

considered all relevant evidenee and aigument in accordanee with Seetion $423(D) of the Municipal
code finds as follows: ‘

There are no special circumstances or exceptional characteristics applicable to the
subject property, including size, shiape, topograpliy, locatton, or surreundings such that
strict application of the zoning ordinanee would deprive suelt property of privileges
enjoyed by other properties in the vicinity and under the identical zoning classification.
While there are spacial circunisiances and exceptional characteristics applicable to the
sitbject property, such circumstances and characteristies do not make it impractical nol
impossible to construct within the maximunt allowed height on the subject site.

Sectign 2!,  Heieht Variange Denial. - On the basis of the foregoing findings, the City

Council hereby denies VananocNo 96-010 requesting approval to allow the construction of a 33-foot
high rotunda towe.

ite P view - Heis

Section22.  Findinas. - The City Council having heard all oral and wrilten testimony and
considered all retevant evidence and argument in accordanee with Section 9423(D) of the Municipal

Code finds as follows:

a. That the project does not adversely aftect the neighborhood character in that the hotel
is designed in a campus-like design, which includes a numbe; of smaller structures;
1ather than a single large structure. In addition, constritczion of the project is on three
separate levels, joined by stairways, multiple-level buildings, meandering waiks and
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ramps; uses extensive landscaping, and incorporates landscaping of parking areas,

That the project, as conditioned, proiects the natural resources and eomplies with the
City's land use policies, goals and objectives, as definad by stafT in that as a result of
the pioject appioximately 50 acres of undisturbed habitat will be preserved off-site,
The area selected for preservation is an area that has been designated as a high priority
acquisition by the Santa Monica Mountains Conservancy. In addition, all waste water
generated by the project will receive tertiary treatment on-site and will be used for on-
site trrization needs.

That the project provides maximum feasible proiection to significant public and private
views, as defined in Section 9303 (A) (17).

l. Northyest; Properties to the northwest will ret2in piimary views due to the
elevational height differences batween these properties and the subject propeny. The
nearesi structures to the notthwest are a part of the Peppeidine Univeisity and are
appioximately 80G - 900 feet away from the subjeet property and approximately 100
feet higher. A laige expansive lawn in front of Peppeirdine University is located

direetly wast of the site.

2. Norih: There is a large Los Angeles County storage and maintenance yard
located directly north of the project site. Northeast of the site, there are three
condorninium complexes. Views front the condominiums are primartly o the south
and southeast, However, a few of’ the eondominium units are otientad toward the
project site. The units closest to the proposed hotel will be approximately 550 to 600

feet away.

3. South: Properties to the south are primarily vacant with the exception of
Malibu Bluffs Park which is located to the south and southwest, These properties will
retain their ocean views to the south.

4. Easht Properties to the east are located at a lowe; elevation and remain vacant.
Other properties to the east, in the Civie Center Overlay area aie at least 300 to {000
feet away. Portions of the development on the subject site will be visible from these
properties, however, no protected views will be impaired by the projecl.

That the projeci does not affeci solai access, as defined by stafT in that there are farge
sethacks and there 212 no developed properties immediately adjacent to the pioposed
project. The project site is bounded by three major roadways. All shade and shadow
effecl of the project are confined to the project site,
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' That the project is consistent with the General Plan in that it is consistent with Land
Use Policy 2.1.5 whieh states that "the City shall protect and preserve public and
private acean and mountain views by striking an equitable balance between the right
lo reasonable use of one's property, including the maintenance of privacy, and the right
to protection against unrcasonable loss of views.” The proposed hotel project does not
result in an vnreasonable loss of mountain nor oeearn views,

f. The proposed project complies with all applicable requirements of state ang local law
in that building permits and inspeetions will ultimately be required to assure the
projeet’s compliance with State law and local law.

Section23.  Site Plan Review Appeaval. - On the basis of the foregoing findings, the City
Council hereby approves Site Plan Review Application No. 97-013 to allow the construction of a two-
story hotel, eultural resource center and ancillary structures up to 28 feet in height, subject to the

conditions set forth in Section 24 of this Revolution. .

Section 24 Conditions of Approval, - In order to assure that lhe project is eonstructed

aecording to all applicable State and local laws {itcluding the City's General Plan) and will mitigate
impaets to surrounding properties it shall be subject to the conditions of the Miiigation Monitoring
Program whiel is a part of tlie Environmental impact Report prepared for the Rancho Malibu Hotel and
the following conditions:

a, The second story area of all Villas shall be limited to 1wo-thirds of the size of
the first floor azea. . :

b. The Villas and structures visible from Civie Center Way and Pagific Coast
Highway shall be set back at least 20 feet from the top of the existing 3:1 slopes
and be limited to 18 feet tn height in orde: to reduce visual impaets. n no ease
shal} the Villas along Paeific Coast Highway be closer than 75 feat to the

piroperty line.

c. ‘The final design of the project shall be subject to review and approval of the
Planning Director.

d. No structures may be crecied on slopes steeper than 3:1.

Seetion 23. Fingdiaes. - The City Couneil having heard all oral and written testimony and
considered all relevant evidence and argument in aceordanee with Section 9423({ D) of the Munieipal

eode finds as follows;
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March 25, 1998

City Council Resolution No. 98-001
CUP 26-005, VAR 96-0]0 and SPR 96-015-Rancho Malibu Horel

That the project adversely affects the neighborhood eharacter in that constritetion on
the slopes steeper than 3: | creates negative visual impacis because of the prominence
of the slopes on the site and such construetion would be inconsistent with the General

Plan.
Section26.  Site Plan Review Denjal. - On the basis of the foregoing findings, the City

Council hereby denies Site Plan Review Applieation No. 96-013 to construct portions of a two-story
hotel on slopes steeper than 3:1

Section 27,  Cedification of Adoption. The Deputy City Cletk shall certify the adoption

of this Resolution.

PASSED, APPRGVED AND ADCPTED this 23 day of March, 1998,

_—
RN
"-;__._,»"_' rd 3 S
JEFFREY D. JENNINGS, Mayoj
k] —

ATTEST: i

Lo el

HARRY EZFTEACOCK. City Cleik

| CERTIFY THAT THE FOREGOING RESOLUTION No. 98-001 was passed and adopted by the
City Council of the City of Malib at the regular meeting theteof held on the 23 day of March,

1998, by the following vote:

AYES: 4 Couneilmembers: Jeunings, Van Homn, Kelle:, Harlow
NOES: { Councilmember: House .

ABSENT: 0

ABSTAIN

Ao prgw/.

HARRYE/ PEACOCK, City Clerk
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Chiy Council Resolution No. 98-001
CUP 96-003, VAR 96-0/0 and SPR 96-013-Rancho Malibu Hote)

March 23, 1998

Interested parties may petition the court for judicial review of this decision, Pursuant to Code of
Civic Procedure Section 1094.6 and Matibu Municipal Code Section | 300, any such petition must
be filed no later than 90 days from the 23 of March, 1998, the date in which this decision became

final.
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MEASURE
NO.

MEASURE

RESPONSIBLE
PARTY

MONITORING
AGENCY

MONITORING
PHASE //

DATE _1
DONE

it

The project’s condilions of approve! shall inciude Emialions on [he hours of oparations
of ke hole's public uses. Pubhic uge ol the mealing and balkooms shall ba fimiled lo
T30 a.m lo 12:06 am,

2]

Planning Deparimenl

Phaning Direclor

The projact shsll undeigod tha CRY de valopinent review process, which inglodés raview
and spproval of all project grading and davalopmenl plans, design reviaw, and
compialion of any addilional gentechnical enalysls es requirod by lhe Cily. The Cily
requlremants Includa implemantalion of soff englnaming meesures prepared by
ceified englneers, conslmction In secordancs with the Uniform Building Cede and
maasuras praprred by & mgisieied englnesr, haviag sn ndependenl chserver on Lhe

silo lo obsarve compllanes with grading measures and plans, and olher similar
measurea.

Prolect A pplicanl

Direclor of Publie
Works and Tty
Building Qfficial

2.2

The applican] shall submi a revised hydrology report which sccounls forihe spetiiic
slle ptan and fandscapity plan lo be daveloped and which provides for the on-sile
relantion of stommealats, Jar ravisw ind spproval of the Public Works Ditaclor pric? fo
Issuance: of 3 frading permit,

23

Prejsct Applican]

Direcior of Public
Works

The final plan [o¢ the proposed waslawaler Irealmenl’and disposal syslem shall ba
reviewed and apgeoved by u gaolechnlesl consullanl sppsoved by lhe Clly, In erder lo
snsure [hal Iha final design will nol adversely impact logal siopa slabilly end off-sils
landsiides. The lindings of the geolectinical consullant sh3l be subinilled to and
|_approved by |ha City Geologis), fiior lo issuanee of the building pefmi.

24

Project Applican]

Cily Geologlsl

Tue ptoject shall develtp and impiemanl a Sfale Srorm Waler Pollutlon Preveniion
Pian snd Cily Sfomm Waler Managemenl Plan in accordance with requitemanls of the
County of Los Angeles NPDES permil and of the Clly of Malibu's Ordinance 157 in
order lo comply with Ihe Federal Waler Poliulion Control Act.

Al

Prolsc! Appiicant

Direclor of Pubkc
Works

Prics loThe issusnce of Ihe buiiding parmit for tha hotel, [he epplicam shalt submil lo
Ika Cily 2 Plumiblng and Apptiance Plan and shall demonsirale lo lhe Cily, using the
WAVE soflware of other softivare deemad scoaplable by the City, thal [he final deslgn
Blhe holal ahmi nol exceed a walerbudgel of 18,57 1,000 gatians per ysar (equivatenl
lo wastewslar gansralion of 8,610,000 galions per year), Tha Flumbing and Appiiance
Plan yubmilled shall specily lhe spacific plumbing fixlures and waied-uging applisnces
lo be tncarporzled In the helel design and shall contzin 3 Copy ol the modol runs
damansiraling that use of tha planned fixdures Wil not excesd lhe walerbudgat. The
projecl applicanl shall nal daviale fiom lhe fistures and appiances speciiied in [he

plumbing and apsfiante plan wilhoul the prlor wrillen approval of lho Ciy.

Project Applica nl

Cily Buikilng Olficial

nr MORITORING PHASE KEY:

1= Plan Check - Danonsieation thal tha rsqulred slemenls havs been Included in tha project plans or ths aperoprizie in Esu feos have been paid prior 10 issugnce 8l any ConsWuCLEnN permels
2 = Goastueion - Moroing of deccribed tonsicuction reisiod aciivitles,

3 = Presaccy - Demonsiralion o] miligation compdsnca ausl b detmonsir sed pdar ko [y suBnea of scrupatiey peAni.
= Mnigawnpffm pedadic compliance sumnashaion U'rounhoul profact opaniion,

A




MEASURE
NO.,

MEASURE

RESPONSIBLE
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MONITORING
AGENCY

MONITORING
PHASE /1/

DATE

DONE |

32

Tha applicanl shall cacoply with the minimum slandads of the Cily of Makbu Unilorm
Phimbing Code,

33

Prolecl Appllcanl

Clly Building OHiciat

1.2

Prior lo oceupancy of lha holel, ive applicanl shall prepare a plan lor disposing of any
excess reciaimad walar price Lo seaching sloraga capacily. The plan can Include any
combination of measuias lg meet tha parfomance criterla of 2ero wasiawalsr balance
and zero runofl and wddeess any polenlial wastewsler excess. These measures may
Include measurse lo disposs of excess wesiewaler such o spacificallon orfand
commilment lo olhar usera for the project's raciakmed walar, uss of dual plumbing,
provisions 1o hook-up lo Ihe Clvie Canler Wasiewaler Trezimen| Facifly when
available, procwing s parmid Ip dispose of axcess ractalmad water tn Los Virganes or
olher regional faciilies, using eff.alle laundry service for lhe holel, or msthads lo
reduca wasimwsler generation $uch as plumbing rolrofits, 1f Bllls Park !s used as a
dsposal sila forthe wasiewaler, the project sppfeant shiall be responsibte fos fh ful
cosl of lha Installation of Iha defivery syslem and assoclzled permitting cosls, The
Plan shall isciuda spproprials penalias for faikize 16 meel e parfoimancs objectives,
lo the sali=laziion of e CRy Allotney. The Plan shall be reviewsd and approved by
tha Publfic Wnrks end Plenning Director prior fo 3susnea of [he Bulidisg Petrit,

J.4

Prolecl Appiicant

Clly Ailarnay, Public
Works Direclor,
Planning Dlreclor

Tha projact shall hciude on intagralad waslewaler managemenl and igalion Syslem,
which tlial, al 2 minimwm, mesl lhe slondords of tha -sysism proposed by lhe
spplicanl ard dasciibed In [his EIR, The syslem shall ba raviswed and approved by
Ihe Publlc Works Dirgclor pioe [o Issusnce of Ihe building permil for Lhe holal.

Prolsct Applicanl

Disector of Pubfic
Works and Cily
Builging Olficial

- The project applicanl shail provide the Clty Building Olficial with dsia shout waslewales

fows, irrigatlon wsaga of reclaimed water, slorage capacily, and any alher infesrmallon
required I deferming thel {ha on-sila waslewaler sysiem |3 maeling Hs petfetmance
objective of *zer0 balanca™ and "zaro inofi*, This nformation sheil ba submilled on
2 schedyie esiablished by [he Cily. bul no less thon svery 32 moaths,

16

Projcct ApplicantHolel
Qporalor

Cily Bukding Official

The projecl's groundwater moniloring 3ysism design sholl be subject lo raviaw and
approval by Ihe Public Works Dieclor pilor lo lssuance of the Bulkding P ermit, The
Public Wocks Dirsclor shak have the suthodily Lo rsqulte sddltions! wells er monlinring
devices, If desmed necesssly aflar sysiem design raviesy, The groundwalsr
monfloring plen submillad shafl Include:. 1l an evafualion of any kenlified water
bearing unlt for potenlial inclusion In te groundgwaler menftoring sysiem, 2} retpgation
of Well 4 1o tha downgracien? parioa of Ihe Winler Caayon aguller, 3} a tochnlcal
program for the groundwaler mocloring, Wcluding dsla collection and dala

intarprelallon znd 4} quidelnes for eorreclive measures as needed,

Projecl Applicanl

Direclor of Public
Works and City
Bulkiing Official

1] MOHNITDRING PHASE KEY:

1 = Plsn Chach - Damonsishon that I requiced elaman|s have bsen ml'uderl in the profRc plans or e Bppedpriale by fiau lees have beon pakl p2kv 10 issuance ol sny cBnsifucion peinuls,

z = Constrockon « Monliaring of deteribed consiiuction rafsled activiiies.

; x Pf.-umpanw Dmmﬁmﬂmm compiance mus! b dsmonsirated ga 10 3MSNCE 81 occupancy permil,

demangustion throughoul feofact

b 3 ¥

3




MEASURE RESPONSIBLE MONITORING MONITCRJNG DATE
NO. MEASURE PARTY AGENCY PHASE 11/ DONE

Az The finsl plan for he proposed waslewaler lreslmenl and disposal syslem shallbe | Preject Applicant

mviewed and epfwovad by x peolechnical consuliant approved by lhe City, In order lo
ensurs [hal fhe Gnal design complles wilh the requiremenls of these miligaton
meagures and the design proposed by Lhe spplicanl and Snalyzad In |he EIR. The
findings of tha geclechnical consullsnt shall be subwmilled lo and approved by the Clly
Gealoglsl prior to Issuance of the buliding permnil,

3.8 In order [o a3labiish ha naturel ground waler level, plezomsler shali be Inslatied ul the

epphcanty axpense and (o tha setisiaciion of lha Dissclo: of Pubfic Works ul lassl one
yaur balfore construclion of Lha holel slarts. Tha graundwalar favel shall be monllored
o 8 scheduln ezlabiished or deerad scoapluble by [he Director of Pubtic Works In
order o sslablish dala on lhe Esazonal Nucivalion In groundwaler fevely, Phor to
Issusnce of tha corstruction pemidt a repod shall be submilted documenling Ihe pre-
consirucllen ground water lavels, The eport shall lackide an analysis of he
correlation batwasn Muctualions in groundwatar lavels and pracipilslion, s well &s any
olher factors requested by Lhe Dirsclor of Public Woiks.

4.l In the wvent thal substantis| scoumulatien of dusl i the ab over lhe grading opargtions | Prolect Applicanl
Is observed and a combinstion of kw wind tpeed and high slablily resulls in
subslantial dust concentralions al the schools or condemintum complexes fer u
conlinucus patiod of mora Than ona hour, one of more of (he foliowing additdonal
miligalion measwes shall ke pwt in place as upproprixte vatl Ihe wind candilons
changa lo make these medsures unnecessary: grading shalt ba halled, or; grading
shall bs mavad Lo # localign on [he sile more gislant o2 Such tal substanlisl dusl Is
| no Jonger eariad téward the schaals or condominfen comploxes, or: waler trucks shal

spray conlinvously behind or knlo grading vahicles to subslanfiatly reduca Iha smounl]
of dusl rzised Inlo Jhe alr.

Clly Geologisl |

Public Works Direclor 2

ur. MONITDRING PHASE KEY:

12 Plan GhecX - Damonstislion thst [ requirad slemanty hova baun inthuded Us the projuet ptnnr or Ui spprapriale b iy 1883 hovie busn pald pior 18 IsTuaic8 af nuy CB1SI UELOO Derirds
2 = Construction » Moriiing of descried toasineciion reiled aciivities.
3 = Fra-ocoupancy » Oemonsiration sf miigation complisnce must be demonalraled peioe 18 3uknce of cocupancy sarmil,
A= Mitigalion requiring pedodic complisnce demaonsiration thraughoul projecs cparsiion,
1
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MEASURE

RESPONSIBLE

MONITORING

MONITORING DATE
NQ. MEASURE PARTY AGENCY PHASE 71/ OONE
4.2 The proposad pesjecd, In conformance with the Clly of MaFbu General Plan policies, | Projecl Applitcant Direclor of Publls 2
will Implemant the following measucas consislent with Ihe SCAQMD CEQA Ai Qualily Works

{1
@

{3)
“}

B)]
&
@}
18)
9
(10}
(I
(12
{13)

Heaobook, 10 reduce shodt-tenn conslruction impacls as delermined approprsie by
lhe City:

eonfigute constrytiion parking lo minkmize laalfic inlederanse:

provida lemportry braific cantrcl dudnp sll phasea of consiruclion aclivires 1o
Improva Iraffic fow (e.9., lag parsoa);

schaduls constiuciion acilvilles thel sifect Iralfic Row Lo oft-peak hours {e.g.,
betewen 7:00 p.m. and 6:00 am. end belween 1030 a.m, end 3;30 p.m.);
develap 4 consiycilan traffie minegernl plan lhal Inciudes bul s nol limilad
lo: rerowting consliuction tutky off congeslad sireeis! constildaling lruck
deFveriss; praviding dedicaled lura lases for movemanl of construcfion tnick and
equipment on- and off-slle! use elackicily kom gower polos ralher then
lempotary disbel or gasoling powsred genaraloss,

reduca inatfic spaeds o all unpaved ronds lo 1S miles par hour of jess: |

pava constucton roads hat hava a trafflc volumna of moe than 50 daily trips by
construction aquipmenl or 150 lfal daky Wps for all vehicies:

apply spprovad chamicsl soff slabiizers scoonding lo manydactuars’
spacificafions [o sl inaclivs consltuclion sruss {e.g.. pxeviousty graded arass
laaclive for four daye of morel;

rupleca ground cover in dighubed aress a3 quickly as possible;

enclose, cover, walar twics daily, or apply spproved aeil binders sccording lo
manufaciuran’ specificalions, fo exposed plies |8.g., gravel, send, dit):

welar active sies 3t faas| twice daily:

cover al frutks hsLdnyg dit, sand, soil, or other looso maledals, and malnlain al
taasl lwg feel of Ireaboard {Le,, minimum verlical dislance belween lop of lhe
ioad wnd lop of the tralies):

swoep strashy al [ho end of the day Uf vigibles soil maleral Is carled over lo
adlacan| roads [recommetd waler Swecpars wilh recizimad walar);

nsla wheel washers whars vehiclas enler and exi unpaved roads onla pevad

nr

5 = Puan Check -
2 = Constnction - Monifiordng of de

3=p

4 = MJigaton requisng p compiance sxcabion thuoughoul profact opee

roads, or wash off Lnicks and sny squlpment leaving (he sits,

MONIYORWG PHASE KEY:
Dwmonsiation

tonstruslion ralaled sctivilles.
uuumw.haormm wmpﬂanolmﬂ be damonw.md

3

10 lisugnce af occuplncy permi,

thal the requiced elamenly hnl badn ingtuded b ha projact plans o [he Sperapriata in Kay 2o have bean paid piof to i rvance of Boy constiuckan permils.
peribed




MEASURE
NO,

MEASURE

—
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MONITORING
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MONITORING
PHASE /1/

DATE
DONE

43

To reduce king-arm impacty, consislen] with lhe Clly of Malibu General Plan pollcies
ihe applican] will implemant tha foliowing moasures as delerminad feasible by the City:
(1} provide preferenitsl parking spaces for campools end vanpools; {2) implemenl an
an-sile circudalion plan by parking lols Io reduce vehlcle quewiag: (3) use solar or iow-
emnission walzs bantees;, (4) use cenlral waler heallng syslems: (5) use buiitdn sneigy-
efficiani sppliances: {5} provids shads keet Lo leduce buikiing healinglcooling needs;
(7) use enamgy-aficienl and automaled ¢onlrols for air condiflanlng; (4} use dguble-
gless pansd windaws: (9) 4sa enarygy-afiicien] low-pressure sodium parking lol Lghls:
(1) use Sghllng contmls and energy-alficient Nghling: (11) subsillule malerials whare
feasibls {u.9., Use wilanbased painis and olher msledials which have row Ilie-cycla
emissions); {12} synchuenize Lralfic Sghis on siraelx Impacted by developeenl; (13)
reschedule kuck deliverias and plekups lo of-peak hours: (14) provide on-sie lrck
a ones: (15} pievids shuills secvice for guesls and visiors.

§D

Projeat Applizanl

Planning Direclor

3

Miligation maaswea 5,2 1o 5,8 below ate based on (he Iraffic enalysis for the picposed
250 room hoied, The projeci spansor mey submit a revigad irsific analysly for (he
approved projecl prior fo fasvance of the bullding pesmils for the epproved project. If
following review snd approval &I the Iralfic anatysls by the Public Works Declor, Lhe
Public Works Diraclor delarmines tha project 33 approvad will hava lewer |ralfic
impacts ihan the 250 room holel, thal sl impacts can ba mifgaled Lo a level which Is
le 33 than sigrificant weough implemealation of welsed mifigalion measures, and Ihal
2 modificallon b Iha traffic mifigation meastNes raquiced [o be cansieuctad by the
projact applicant ks &pprepriels, Lhe Public Works Director shall nollly lhe Planning
Direclor and the Planning Dkeclot shall madily e Mitigalion Monilering Progran
accordingly. Tha projact sponsor shal! be responsibie for Lhe level ol mifigalion

_apptoved he Public

k3 Dirsctor.

&l

Projecl Applican|

Public Works Direclos
and Pianning Direclor

Erolect Entre Drfve and interpal Clrculotfon: The primary project enlry drive on
Malibu Canyon Road shall be localed spproximalely 500 feql north of PEH o the
satisfactlon of Ina Clly's Traific Englneer. The pegject's Intemal clreulation shafl be
recdenled [o anauss [hat (he northatly driveway funcllons as the primary egress from
Iha sis. The eniry shall peovide el bam access & and oul of the project sile, The
main access difvewny stiould be siripad o allow for bwo kanes snlering (he slle, which
may necvow o & single lans on site, and wo [anes, one felt and one righl-lurn lane, for
sxlling the slle. The lolt-um fane musl be a minimum of 75 fesl In langlh. This
intersection shad be designed and signalized al lhe daveloped's full axpanss lo |he
sulishscilon of the Cay's Trallic Englnaef.

hr

| ® Plan Chaek » Dymonsiesion that Lha required sismeniy have besn ncluded inthe projsc] Bans of the 3ppropriant bn lisy fecs have baen paid prior Yo lsguance af any consUuclion permns.
Z= gmlwcunn - Momtoring of
33 Prs

Projecl Applicanl

City Traflic Engineer

MDHKITDRING PHASE KEY: -
deseribad conglrrcton relaiad setvities.

ek damonalistion thoughout prijact operglion,

.cecupancy - Demonyination of ;iigalion comelancs Murl be d3inonsls! #d pior [0 3usnca of otcupsacy pemi.
4 = Mitig giion requiing periodic com e

| | ’




MEASURE
NO,

MEASURE

RESPONSIBLE
PARTY

MONITORING
AGENCY

MONITORING
PHASE 1/

DATE
DONE

§2

To ensure [hat tha xppdcen] pays an squilsbls shars of ke cosl of miligsling luture
Insnspodtalion impcovemen(s and programs made nacessary by cumudative Impacls
of |he projact combivd with olher projecds, including Mos s improvemenls thal may
be construcied at the latersstlion of PGH 3nd Mallbu Canysn Rosd, PCH and Webb
Way, Malbu Canyon Road and Clvls Cenler Way, Makbu Canyon Rozd/Las Vigenes
Rogd al Mulhottandg Dive, PCH al Cross Creek, PCH ul Las Flores Canyon Roed, snd
any oitrers tratfic miligalion maasuies al inlersestlons or along roadways wherts tha
projecl can ba reasonably expecled 1o contritiude trsffic, wnd [raffic mitigstion I&
Wciuded In 5 ransporation fecilities developmant fes or equivelent requiremanl, he
sppicanl shall psy any lransportation lacililies davelopment fae or participale ln any
skdlat financlag machanism that Is sdopled by the City 83 padt of, or In canjunclion
wllh, or In rasponse lo, the Civie Cenler Spacilic Plan,

Furthermora, if the arsount of such les has no| begn kstablished al tho lims kel The
fes would ctharwise be due and paysble, Lhe appdeant shall pay such fzs wilhin Lhiny
days aller [ha smount of tha fas has been eslablished by tha Cily Councll Ifihe
swaunl of lhe fos hes ol bean eslablshad belots occupancy of Ihe project, than pior
lo accupancy of \na project, the sppiicasl shall enler lnto an agresmnand with the Clly
lo pay Ihe feo wilhin thidy deys sltet the smaunt of lhe fee Is satabilshad by Lhe Clty
Counck or such longer pariod as s esiablished by ordinence. Addiionedy, the
agrecment shall provide ihat if the Cily dalerminga [hsl the Clvie Canlar Speciic Plan

. a1 baan indafinkaly dalayed of i Iha Usndporation devalopmant [es appaars unlikely

to be adopled then tha applicanl shal consiruci (or shal relmburss Lhe CRy ler
conslrocting) Ihe Impievemeénts idenitied in this EIR a3 miligslion for the picjaci's
impacis. The preposad projact sheil conlribirle ks [k share to ony such program
wdapled far he sntira Civig Canler eres lo mitigale summer weekend miidey pesk

lraffic impucis of developmant, waless (he Cily delermines Lhal he impacls a1e nol
siqnificanl.

rr

T » Plan Chack - thal tha recuicsd 8ismanly have bean includad in By profect plaas of e eppropriole in lioy leas nava Ddoon pakd price 10 iS3Uance B1 any consiuclidn paiians,

Projecl Applicani

Planning Diceclor and
Cily Allosney

3

MONITDRISG PHASE KEY:
Demonsization

2 e Comduciion - Woniiosing of dusabad construciion reisled setiviies., i i
3 2 Pra-occupancy - Damonsiralion ol miigation carplisnce thust ba demensizsiad pricr Lo lssusnce of occupancy paimi.

4 = Milignilon requiring paricdic complianca.dsmensusiion theoughad peoject oparslion.

{
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N
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MONJTORING
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MONITORING
PHASE 11/

DATE
OONE

53

PCy el Maliby Canvon Rond: Under iha full atoess scenarlo, ha project woukd add
lwo parcentage poinls to tha inlerseclion capacity ullfization In he p,m. peak hour
(0,73 18 0.75, LOS €L This impact ¢an ba Nully mlligaled by convering lhe uxisting
right-lum fana fom Makiu Canyon Rowd lo PCH o u fres righl Iurn lane fwhich iliows
conlinuous gt lums regerdiess of the slgnel eycle wihow! siopping so Lhel righl lums
do nol ipledara with theaugh and lak-lurning braffich and residping the southbound
lanes lo & lefi-uin and & lofl-lhreugh combinalion tane. This mezswe may ragqula
acquisklon of dghl<cl-way lrom Pepperdine Univarsfly, The free righl lum weuld
requice 3 satisfacivry apcalaralion lane along PCH 5o that righl-lurning rrovements
could merge with weslbound traie, N Xanan Road Is retgened fo [hraugh Iraffie, the
nurmbar of vehicles making tha right luin f1om Mslibu Canyon Read lo PCH mighi be
reduced and this measure may no longer ba sequined, However, because Lhe
intersection would candous to apsrale al #n ecseplable LOS C wilh tha proposed
project, and becauss cler knpiovamants may be aeedud I this inlerseciien Lo meal
longdsim cumalative lravel demands. W project showid be required o conlribule s
fair share lo kmprovamaals nesaded al fhis intarseciion bzsod on develapmenl
identifiad in [he Code Cenber Specilic Plan, Linder (he no-i-turm-agress scanatlo, lhe
proleci dots nol have » polaniially significant affect al this inlersestion on weekdays
and ¢ Improvemenl would be necassary. Howsver, lhe nprovemenl would be
necessary for Safurday summer dalic under the no-lef-luin-sgress scenaro, If the
Cily delermines thal (ha Civic Cenler Specific Plan hss bean indefinlialy dalayed or
ilthe transponation deysiopmanl fes appaars unlkety 0 ba adoplad then the applican]
shalt construct lor shall relmburse the Ciry for consiructing) lhe described
improvecand.

Prolect Applicanl

Oirecior of Public
Woiks

3

54

M3ty Canuon Fgad #Y Clvle Cenlar Way: The profect will rosull In a two
peroanizgs poiet Incrasse in tha ICU value al this Interxection inihe p.m, peak hows
10.8% 10 0.83, LOS D} vadar eliher Ihe full access oplon of lhe no-laf-lum-egress
opion. T miigals [ha knpact, the norhbound Ires fighl furn tane shall be efininaled
ang a second northbaund through lane providad. Major skinar modificptions would be
raquized, and tha Wraffic signal waukd need io be maoved fo provide lhe addilional spase
for the nanbbound throvgh lane. This miligalipn massure wookd provide suificienl
capacliy lo impeenve e lavel of gervics fo compansala for {68 fwo parcentuge painl
reduction in Inlarsaciion ecapacilty ullizetion resulting from peaject irafiic. i the Chy
delenmnines that the Chvic Canler Specific Plan hes baen Indefintiely delayad or if e
Iranapixtation Gavelopment fes appaars unkiedy [o ba sdopled then e applicant shall

construct {or shalt relmburse Whe Clly for consinucting) lhe described lmpeovemenl.

rnr

1 = Plan Chatk -Cemensiation [hal the fequinn elemenls h
z * Conslruchion - Monkioring of dascribad

3= Prs

Projac] Applicanl

Qir=clon of Public
Wiorks

HMDHITORING PHASE KEY:

terpUuction mixid Sciiviles.
Derconslialion of

oparalion,

¥ - miliioc compliance mudt b damongireied pAOF 18 Is3UARcY BY RLoupIncy RRIMIL
& = Miligation regquiring peciodic complitnes demonsiralion throughul projecs

2y boun #chuded in IhE projoct pland or tha appropriaie in Geu 1083 Nave bean paid prigr fa IFsuBnCg BT Bny CBASITUCTBN pajeis




MEASURE
NO,

MEASURE

RESPONSIBLE
PARTY

MONITORING
AGENCY

MONITORING
PHASE 1!

DATE

- DONE

5.5

s Under aliher acoass scenario, he project will slso resuh in a lwo
percanlage polot lncreada ln tha ICU vskoe af the lnlersection of PCH and Webb
way fnthe p.um. peak howr, This impaet can b fully mifigated by providing u Ifird
westbaund thtough Iavd an PCH 30d delating the weslbound cght lurn lise, I1he
City delmsmings that Iha Civic Cenler Specific Plan has been indefinilely delayed or
It he anaporiation developmenl fua appeats uniieiy 1o Do adopled ihen (he
n&&aﬂl shall consliug] {or shal rylmbunie tha City for canglructing) the described

vameal.

Project Applicanl

Biractor of Publie
Woiks

3

5.8

Tha lolowing mwasure would midigate tha projact’s swamer vallic logtacls. The Clly
has nol yei adopled thresholds of significance for summer Iraflic imgacls, made a
policy daclsion thsl existling theasholds apply lo summer micday Iralfic, or made a
policy of tequidng miligation of summer raffic kmpacls, For lhese reasons, lhe
Planning Commisylon andfor City Council may choose lo rejact lhiy mitigsion
measure: The amounl of tha Civic Canter franspodation faciities gavalopman lee
agsigned o the piejest shall Includa o felr shase conlribution for mitigalion project
impscis al PCH and Crass Craek Fload

5.7

Ptanning Commisslon
andfty Cay Counc,
Projecl Appficanl

Direclor of Public
Works

The fokowing measune would mitigal s the prolect's summar lralfic impacls, Tiw Cliy
has ned yel adopled Ihrashokla of sigaificancy for summer Lalfio mpacls, mads &
poficy decisian that existiag thrashalds spply lo sumemer midday [ratle, or made &
policy of requidng miligation » sumeer ralfic knpacis. Fod these reasons, lhe
Planning Commisslon endior City Councd may chooss [0 relzey [his mitigution
maastre! PCRALAS Flores Caovga Aa sddilonsl westbound theough Lac I3 needed
@ mitigale impatis st i Inlecsaction under tither of lhe Walf: distibulion
alternalivat. This lang ¢an be proviiad by converting Lhe weslbound right-win-only
tane o & theoughiighi-hum lane, The depidum skis of the intersaction would need Lo
ba widenad i provide the thiid wesibound lans unid this Iraffic can marge inlo o
fanes. This miligalion messwy woukd provide an XCU valve of 0.73 and Level of
Service C.

Planatng Commisslon
andfot Clly Council, .
Project Applican|

Directas of Pyblic
Works

5a

The foliowing Maaze woukl mitigals tha praject's summer Irallic impacts. The Cily
has nol yat adopied Sresholds of significance for summer frallic impecls, made a
policy decision that axisting [hreshoXis sppty 10 summar midcay talfic, of made a
policy of requking miligetion a suenmer bralfie knpacts.  For hesa tassons, lhe
Plsaning Comniiaslon sndios City Gouncli may cheose [o rejecd This miligation
measure: POHICroze Crask Boald: An additfonz] lane lo provide s Ihird wes [bound
thiotgh lane wil ba tequlitd [0 Migate impacts af tis Inlersection under ither of (ha
Iwo Laffic distribullon atternatives, This miligation messuie would provide an ICL

4 ® Mitgation peguidog

velye of 0.50 and Lavel of Sendce €.

Planning Cormmission
anclor City Council,
Progect Appicanl

Direclor of Pubiic
Waorks

RONITORING PHASE KEY:
1= Plan Chech - D dration
2= Constuction « ol duscribad zonaifucton refsied sclivillesy.
3 Pryoocupaney - taa of

eocnpilavek Semontirtiion eaoghou! project aperstion.

r

miligsiion compdanca mus] be damoasissied pect [o lesusice af oecupsncy pesmil

| Ihe raquived sramems hava esn incudud in e Srojacl pians o¢ e spprepisia in o [cas have baon paid prict b lisugnce o any comstrucken pansis,

e i et ST et



MEASURE
NO.

MEASURE

RESPONSIELE
PARTY

MONITORING
AGENCY

MONITCRING
FHASE /1/

DATE
DONE

6.l

Tha iandscaping shall incorporale Celilornla black walaul {Juglans californlca) ress
In the soulheast cornar of ha 338 Inlo Lhe landstape design to lhe satislaclion of Ihe
Cily Blologisl, The sxlaling Slack walnul lrees ara expecied fo rasprout alier being
bumned by tha Oclobar 1098 fire. | the axisling aes aro shown lo be Rilled by [ha firs,
an addilonal 2:1 teplacament Calilorala black walnul iees shak be Incorparated Inlo
ihe landsespe desiqn |9 tha s#{lafaction of [he blofadial,

6.2

Pioject Applican|

Cily Blolaglsl,
Planning Direclor

Mitigatian for impacis resuiting lrom tha foss ol 8.04 acres of undisiebed coaslal xoge
scrub habilal shall be accomplshed by providing 30-aties on tha ‘Francisco Propanry”
or an sllemalive location (hal bellar maels [he lofiowing ceideds as off-aile raplacemanl
habitat: {1) simifar vegsialica lype (in bhis cxso, coaslal sags sciob dominaled by
Califamia. encelia, coyole brush, California sagejrush and sawloolh gokienbush),
wildfie habilal chargclacistics, habial corneclivily, amounl of habilal srea, lapography
and scoassiblily, proxkmity to the peciact slla and Lhe likefbhood of lulurs habilsl koas
dua lo davelapman potential; () acreege shall nol ke less than a raplacement rallo
ol 2:1, ON.gie miigation shall bs subjecy lo review and approval by Ihe Cliy Slolagisl
prios 16 lasuanca of the bulkling penmit for the projecl. Devrlopment on lhe miligation
sila shal ba restricted theough » conservalion sssemwnt, deed reslriction er olhas
machanlsm desmed zppeopriala by Iha City Allomiey. Presesvation shak be ensurad
lo Ihe salisfaction ol the Cily Attoraey plios lo Iha Issuance ol the occupancy parmil
for the profact. To lhe degres faasible, any cosstal sage sciub cauged.lo be r2moved
by any grading of buidiog requirsments shall ba salvaged in consuitalion wilh the Gily
Bialogist, and shall be removed in such a mannas 3 lo relain lha ool sliuciwres inlact.
Salvaged casalsl sege $crub thall be used for on-slle coaslal sage ycneb resloralion.
Il unable 1o be accommodated on site, sslvaged coaslal 3age scivh may be localsd
lo angiher sppropriala asloration sils,

6.3

Profacl Applicanl

Ciy Blologisl,
Plannlng Giraclor

The applicani shall submid grading, stcrmwaler manzgenani, wasiewaler disposal and
landscaping ptans consislanl with grading, coasis! xage miligalios and slormwaler
management sequirements and a plant lisl lor approval by the Clly prior lo
conslruction, The planl fsl shal} emphasiza nalive droughl-toleranl species io the

exlenl foasible considering tha need lor on-sila disposal of imaled-elllvenl, The planl
tshai aveld nvas: fhyq spocles Including glive and 3

st shal] av.

5.8

caciF.

Project Applicam

Cily Biologial,
Planning Otreclor,
Dlraclor ol Public
Woiks

To minimize nighl Ighiing impacts on tha surounding habiial asea, (he ouldaor ighting
syslem shalt be low Intensily and facusad Inlo holsl lacililles, 1l shall ba subjac| lo
review and approval by Lhe Cily Building Offietal priot 10 Issuante of he building

Projecl Applicant

+ Clly Bullding Olficial

i

| « Plan Check - Osmonsiration that Ihe requiced elgment

MONITORING PHASE KEY: -

2 * Copmnuclion = Monilorng of described conslroclion ralstod 2civitias, .

3 3 Pra-pocupanty - Dermonalralion of eiligalion tompik mus| &a d

4 Mitigation r4quicig periodic complync ¢ demonslration throughoud pioject aparalion.

shava boen incixded Yt fua projact plans or 1h appioptioto ln Bau faes havo been pald por 1o issusnco of any constuction permits.
sialed grlor Lo issuance OF ocropandy peimil,




MEASURE . RESPONSIBLE MONITORING MONITORING DATE
NO. . MEASURE PARTY - AGENCY PHASE /1/ DONE

.1 Design Revipw. Tha daveloper shak submil the lellowing fof review and approval prior | Prelect Applicani
lo davalopment. Tha gensral conditians (o be mal and crileda lor Ihis review as [hay
telale lo visual impact ary oullined below. Exceplions [o Ihese condillons where
necassary o proviie for unique and demonstralad excellenca and creplivily n dasign
may bs grantsd a4 he distrelion of tw City,
». Mylaripls gnd Snishey - Malerfals and alshes used on all exposed audacos within
1he project shall ba specified n wrchitaciwval drawings which are provided lo the Cliy
for reviaw and appraval prior lo inalaatlon, The Cily's review shall ensure that lhe
foliowing goners} deskjn alandards sts mel: The project shalt have a predominant
design thame wilh a specific imbted palketie of Zolors, malerisls and finlshes which are
used throughou! the project. Such malestsls and fnfshes shall have [he lollawing
peneral characsasivlicsi Major bulkding swinces and accanis. Msjor bulding surfaces
shall be Vghl colois and malla Aalshes which ceflecl tha ¢haracler of tha nalul
envircweal iy the vicially of tho projsct. Accant colors used for dacoralive panels,
yindew ang doof Gamas, toof Iim, and reof Ues or piher [oof malerlaly may kciude
darkel, mora azturaled calors as appropriale, The colora of nalurgl sand, sea, sky,
eanh, leaves and bak found fa the najural onvie ni surrpunding he alts, orunique
lo nalural madasdals vsed in consbuclion, shall be uted pradominalely. Garlsh, bright
and uonalural golors or ebloe comiiaslions shall nal be used where Thay wouid be
visible hom a distanca outside Ihe profect slie. Tha Inleni of this gukdebos is [hal tha
budinga end other canslructed fealures ol [he prolect should nol draw allendlon [o
Ihemselves by conlast by colar lo I nalural landscape, CQualily of Conslruclion
Malaﬁ::. Bulkting mslarfala which raflect a character of qualily and permanence ghak
be wyed.

Planning Diraclor |

b. - Landscaping shall b& used lo soften lha appadrance of buiidings.
Treas which sl maturify sro 5§ [aX as lhe racls ¢f buikdings shal] ba veed throughaul
tha pédiphery of the davelopad aress of the sllo Io bieak up Ihe visual appesrango ol
Iho sile and hie sinuscluran so thal the land scaping wilhin 20 yesrs Is desighad lo
cenceal 8 minimesn of 50% of each major buliding audaca thal would otharmiso be
visiola from of-alie ocslions. Species which minknize firo risk shol be used, 51
appioved by the-Fira Dapariment. Shrubbery arownd [he basa of siructures shafl ba
usedd [0 soften the Une of the bullding aleng tho ground. ‘Where basernent lavels of
slruclures azo visible lrom surounding sreas because of the potliion of siruclures on
the siope, giving ihe bullding 30 appearanca ol threo-slovy heighl, shrubbery shall ba
uses o substantiolly concaal [he lower lsvel. A Iandscape malntenance plan ahall be
submétied for appeoval by the Planning Direclor snd Flro Depardmenl, The landscape
mainlenance plan shal provide fos lhe ragular pruning and thinning of vegstalion lo
nimize fuel supply and fiew danger. In undevalopad areas ol tho slie, nelujal, law-
scala vegelation shal be praserved and reslorad ta tho exient fessibly whilo providing
lor yutficlen] gn-gite disoussl of iraated afvent,

n MONITORING PHASE KEY:

| = Plon Chack - Damangiretion (haj Tha raqulied elemanis have beon includad in [ha picject plana of tha sperop+isis in iy fens have Been pold Prior [o Issuznce ol any consiruciion poiniits,
- 2 » Conslruction - Moniloring of dascribed construciion ralared sctivities. .

3 % Pra-scoupancy - Domonsiraion of miligations complanca mus| ba damonsicaled price 1o isusnce ol accupancy permil.

4 Miigation requiring plaodic compliance demonsiralion Uwoughoul pojict opermlion,




MEASURE
NO,

MEASURE

RESPONSIBLE
PARTY

MONITORING
AGENCY

MONITORING
PHASE /1/

DATE
DONE

7.1 Conl.

. tighting, Lighing shall ba used as necessary fo¢ inlernal circutaion and circulalion
lo and Kom Iha site aa nocassary only, and not [o draw altenlion [o [he sie o lis
lealuras, Limbted low-lavel decorative lighling ol lnlernal landscaped aross shail be
permiltted within this WoRatlon. Al exierior lighting shall ba dibacted downward snd
Inward 1o the slis, and shialded lo prevenl visibllly ol Ihe seurcas al Whi from a
dislance or podution of the nighl sky by unnecessary upward-dicectad illuménalion. Al
exleriar lighting flxluras of grealer [han 150 walla shall use low-presaure fodium
Fghling fo conservo enargy and limit pollution of the nighl aky,

d. Slgns. Signs shall be Smited [o thase necessary [o kdenlify the slle and is [ocalion,
and [0 provide [or sale tircwlation by people and vehicles. Inlsinally diuminalod signs
shzll be fimilad lo signs nacassary lo polnl ot amesgency raules. Signs shall be
compatibla with the resirictions on malerlzls and finishes auilined obove,

e, Building Facudes. Large blank araas ol bullding lacades visible [o [he publlc shall
nol permilled. Such {acades shall ba broken by michilectural fnalures such as
decogalive sculptural panafs, selbacks, windaws, columns, lexiured surfaces o1 other
archlieclural-dalais as approphiale. Bullding facades should seflcal @ commen theme

}h:oughwl tho project, and ahovid show comviion paliems and rhylhms of
[engslralion, $tgtural deialy, eiz,

12

Scub Gurden Gomponent of Landscapa Pian, The landscapaplan shall provide an
area for native scrub landscaping lo presenys [ha nalucal visual appearanca of tha site
lo the extent feasile within the Emilalicos of sie dévelopmaent and onsite dispesal of
lizaled efffuent. A minitum of ons acre ol scnib habllal shall ba included within the
landscape plan, For maxdmum visusl eflect, scrub Fnds¢aping is encouraged atong
Ihe margins of tha sile, akong [he public palhway atong Lha slope on Uio noslh aide of
Ihe slle, ond along slcep slopes balow siruciutes on llio nofth, eas| and adutheas|
siopes of Lhe sile, Thelandscaps mal{:tunmce plan shall provide lor regudar thinning
of scrub landycaping lo mintmize lusl subpty ang resylling e danger,

B.1

Projoct Applicon(

Planning Qirecler

l.4

The applicant shall implemenl a Cullisal Resource Managemen| Plan [CRMP) a3
approved by lhe City's aschaeelogisl. The CRMP shallinciude dalsiled inslruclions
lor remaval of vegelation, apping, and aurface collzction/mapping of asch specific
sub-araa of [ha aite, monlarkng, curation ol any recovercd archagological malersials,
gocumenlalion, and uifzation of thess malcrlals for displays end terpralive progsams
about prehisiofc Nafive Amesicana wha lived In Ihis area, The CRMP shall be
Imptamenied undar the Clly's supervision. Mo consliuction aciivily in any alfocled
area shalt be p&rmitled unlil the City delermines thal the CRMP lor thal area Is fulky
completad, -A fepresanialive of Ihe area’s Niallve Amarican peoples shall be

consyllad, presenl, andior othsnwise approprialely Involved In the implemeantalion of
1he CAMP.

Projeci Applicant

Cily Archagciogisl,
Piznning Bitaclor

fnr

I's Plsn Cheek « Demonstalion ihal the required siomeris (va boon
2= Conztiuclicn - Morioing of désesibad construction relsted acthdlin.

3 » Pre-octupany - Demonlnalion of miligation compliance musl be damons|ratad price o [ssvance of ocgupancy paimi.

"MONITORING PRASE KEY:

4 3 Miligotion taquirioy périedic comphznce damonsiralion (hroughowk projsct opsrolion.

inchrdad in [he proje<] plons of tha eppropiialo i beu [eag have bern pai@ priof 10 iSsusnco of any conshutlion permily,




MEASURE RESPONSIBLE MONITORING MONITORING DATE

NO, MEASURE PARTY AGENCY PHASE 1/ DONE
8.2 In |ha svent thal = major new arehaecioglcal discovery s made, construction aciivily | Project Applicam Clly Aschyeologisl, 2
. . in [hel a7ea shall be letminaled and the Ciy ahall be nollfiad of sush likwsings. Tha Planning Dkoctor

Planning Diracior, Ia consullstion wilh the Cily Archaeraloglsl, shall delasetina CRMP
procaduses ba ba knplermentad sl the slfected location, lncluding any modilcations lo
$he CRIP a5 sppiopriale,

8.2 The projsci shall inchwse Chuntazh cullural mollls In lobby ant and clher Inlslior | Project Appiicant Planning Direcior 3
decoration as appiopriMe [o provide a maans 1o [acogniza Lha cullural origins ol the
prolecl ake.

tr MONITORING PHASE KEY: - . o

I * Plon Check - Damojsialion thal ths reauirod clemons [ava baon inchuded ki Uto projac] plans of tho sppropiiato a fiey foos ['ova beon pakl priar [o isstzanco ol any Cangiuchon puintns.
7 = Conslryclion - Nonodag of dascribed constiuction relajed aclivilles, .

1 Pracccupsicy - Demonsization of mligstion compilance mys] b demonsirotad prioe (o [asuence of pccupmncy pamil.

4« MiligsTion ety paroic compk K Maiion theougloul projee] oparalion.

)

M




EXHIBIT *B”

MITIGATION MONITORING PROGRAM
(40 ADDITIONAL GUEST ROOMS} RANCHO MALIBU HOTEL

MEASURE
NO.

MEASURE

RESPONSIBLE
PARTY

MOMNITORING
AGENCY

MONITORING
PHASE {1/

OATE

OONE |

L1

The poject's conditions of sppeoval shall lnclude ﬁ;g‘uliom on the kours ol operalions
of tha holel's publia usea, Publicuse of iha meellny 2nd balkonms shalibe imllad lo

2l

230 x.m o $2:00 sm,

Planning Bepanmenl

Planning Diector

The project shall undergo the Gty davelopment raview procass, which Includas review
and approval of slf projeet grading and devalepment plans, daaign review, and
complation of any aditilianal geolschnical unalysiy as requited by Ihe Cily. The Gity
requiruments Wweiude tmplementalion of soil engineesing measuras prepared by
celfied enginsars, consbivelion In accord ancs wilh the Uniledm Buikiing Code and
maasures prepatec by a regislered enginees, having ar Indapendent obsesver on [ha
sila [0 observe compRanca wiih grading moasusss and plans, end other similar

meeswes,

2.2

Plojact Applicanl

Dlrector of Public
Works 2na City

8ullding Official

The applicant shall submif a revised hydrofody repoit which acsounts ior the speellic
sile plan and landscaping plan 1o ba develoned and which providas Jor tho onusite
relenlion of slommwalers, for roview and approval of the Public Works Direclor pilof lo
Issuance of a grading peroil.

23

Project Applicani

Oweclor of Public
Works

The linal plan lor (he proposed waslewater trsalmen| and disposal syslem shall e
reviewed and approved by a geclachnical consullenl approved by [he City, In ordar |0
ensita [hal the final dasign wil ned sdversely impaci lecal sicpe slablily and oll-slie
landsfides. Tha findings of tho géctachnieal consuilent shal be submitied [o andt

24

approved by lhe CR oJoqitl. pilos lo Issuonce of lhe budlding pernw).

Projecl Aplpl“».cnn[

Cily Geologlsl

The project shall devalop apd knplement a Stale Slorm Waler Polulian Preveniion
Plan #nd City Sloom Water Manapeman! Plan b sccordansa wilh requiromenis of lhe
Counly of Los Angeles NPDES permilt and al lhe Cly of Msieu's Ordinance [57 In
ordey lo epmply whh the Fedaral WWajer Polhuiion Control Ach.

31

Prolecl Appheanl

Dieclor of Public
Works

Prios lo #u¢ Issusaca of [he buikiing parmit for Ihe holel, he appficani shall submit lo
tha Clly a Plumbing atd Appliance Plan snd shalt demcnslrala [o The Cily, uslig Uie
WAVE sefturate of elhar software desmed acceplible by the Cily, thal Ihe finaldesign
ol Iha holz) shall not exceed & walar budgel ol 10,57 1,000 gictions par year [aquivalent
lo waslewaler gendralion of 9,510,000 gations par year), Tha Plumbing and Appksnca
San sybmilted shai specify Ihe spechic plumblng fitures and weler-using appliances
lo be Incerporaled in the holel design and shall contaln a copy ol (he modol funs
demonsiraling tial use of Iha piannad Rilures will nol exceed [he waler budgel. The
project apgiicant shali nol daviale lrom tho fixlures and appkzaces specifiad I the

Project Applicanl

Cily Buiding Official

piurnbing and appllance plan withoul Ihe prigr wrillen 2pproval of the City.

1 MOMITORING PHASE KEY; R .

[ % Plan Check - Damanslralicn Shat [ha requiced slements hava been incutied in tha project plang oc [he approptiale in lsu [res havo bean pald price o Isgpance Of aNy €onSifUCtion pefmils.
2 = Constncion + Monkiving of daucaibed consl:uarion fall [od 2 Tilins. .
2 s Pra-occupancy « Osmonsieiion of miligation compiiance mug| ba damonslaled prior to igsuance of occupsncy paumil,
4 % Mitipalion reguiTng patkod ol demoasiralion vaoghaut profost sparalion.




EXHIBIT »B8"
MITIGATION MONITORING PROGRAM
{40 ADDITIONAL GUEST ROOMS) RANCHO MALIBU HOTEL

MEASURE
NO.

MEASURE

Jr-‘

RESPONGSIELE
PARTY

MONITORING
AGENCY

MONITORING
"PHASE /4]

DATE
DONE

2

The applicant shall comply with tho minimumn standards of the Cily of Makby Unlform
Piumblag Coda.

Preject Applicaal

Cily Buiiding Officlal

1.2

13

Prior lo cecupgngy of Lha holel, Iho applicant shall prepare a plan for diaposing of any
excess reclavnod wales prior 1o teaching slaraga capacily. Tha plan can Includs sny
eorripinalion of measiyes ko meel lhe parformance cxilens of 2aro wastewales balance
and zero runelf and addreas any polential waslewsler axcass. Theae measifeca may
Inchide maasires o disposo of axcoss waslowplar such as specificalion offand
eommilment lo sther users for tha profecl's roclakmed wader, use of dual plumhing,
provislons to hack.up lo the Civic Center Waslewaler Trealmanl Facllity when
sveilabla, procuting a pamy o dispose of excoes reciaimed weler [n Las Virgenes of
olher coglonal faciilion, yaing off-sila [aundry aervice for [he holel, or melhads o
reduca waslewstel gensration such as pluenbing retrofils, I Blufls Park |3 used as a
dispasal sia for the wastawalar, tha project applicant shakf be re spansitia for the ful
coal of ha inslsiation of the delivasy sysiem and ssseclaied permiling cosis. Tho
Ptan shak includs appropriale panatilss for fallure [o meel he perormtance objociives,
fo [ salistaciion of 1he City Allomay. Tha Plan shall ba reviewsd and npproved by
lhe Public Works a nning Dlrecios piiod [o lssvance of Ihe Buiiing Pormil.

34

Prolect Applicant

City Allormey, Public
Works Direclor,
Planning Director

The preject shak inchide an lnlegraled waslewslsr managamand and Inigalion sysiem,
which shadl, al » minimum, meel Ihe sizndsids of [He sysicm proposed by the
appticanl and describad i this EIR. The syslent shall ba reviewed and spproved by
_the Public Warks Dimclor griot Jo lesugnca ofTha buliding permil [or the hajal

A5

Prejeci Appllcant

Diettor of Public
Woska end TRy
Bullting Olficial

The projact appican shall provida tha City Buiiding Oificial with dala aboul wasiewnler
liows, iigalicn usaga of reclaimed wales, slorago capacity, and ony olher Inlocmalion
requiced [0 Jalercoita Lhad tha on-si{ s waelewaler syslem Is mealing lIs pedormance
objaclvo of *zeso balsnce” and *zero funodi*. This Infoemtallon shall be submililed on

L 1:3

2 schedule ay[abls| ho Ci [ no Jesa than avery 12 monlhs,

Projec! Applicant/Halel
Operalor

Cily Building Olticiat

The project’s groundwaler manitoring syslem design ehall be subject [o review and
appravel vy tha Public Works Diector priaf lo lasuance of the Biilding ParmR. The
Public Waorks Dtracior shail have The stihacily [ [equira additfonal wells of moniloring
devicas, I deamed nscassary after sysiem doalon revisw. The groundwaler
monitoring plan submilied shall lcludet 11 sn svalvalion ol say idenlified wates
bemsing uat for polential knciesion in the groundwaler monilaring sysivm, 2) relogation
of Well 4 Io the downgradienl pacion ¢f ihe Winler Canyon squiler, 31 a lechnical
program for the grewndhwaler monitoring, incfuding dalas eofieciion and dala
Intarprelation and, 4) qukdelines for corraclive measuias 85 needed,

Projsct Applicant

Director of Public
Works and Cily
Byilding Qlfcial

i MDNITQRING PHASE KEY:

[ = Plan Chick - Domonsimbion that Ihe requiced elsmunlia have bean lnciuded in tha projact plans or [ sepcopriale in SaU faes hilva boen paid prior |5 ltsusnce ol any construclion pesmits.
2 » Consbiuction » Ronlladng of Yescribad tonsiruction relaled sctivitas, ]

3 3 Pra-otcapancy « DWRGMYES0N of mitipation compiianck mutl be sunacatinied prde fa [ssuagcn o esupancy paimil
4 % WAGETEN agUIoD PArOSE Lompkants demonsiration heoughoul peojacd npefabion.
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| NO.

=
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MONITORING
' PHASE 14/

DATE
DONE

7

The final plan for ho proposed wasiewaler (12alment and disposal sysiem ahall ba
mdewed and spproved by a geotachnleal canstibant approved by tha Clly, In order [0
snsura thal ¥e Onal dasign complies wilh lhe [equiremants of [hees miligalion
mengwes and the design proposad by lha applicant and analyzed In the EIR, The
findinga of the geclachnical consulfant shall ba submilled [0 and approved by lho Clly
Geologlsi prios le tssuance of tha building permit.

Preject Applicant

Clly Geologisi

In ordar [o establish tha nalyral ground wales lavel, piexomeler shall be nzloled al the
applicants expsenss and to the salislaction of the Direcior ol Public Works al kzasl one
yeaf before consinsetivn of the holel slards. The graundwaler lavel shall bo monilored
on @ schedule astablished or deened accepiable by the Difaclor of Publle Yorks [n
ordar [o eslablsh data o [he soasonal Nuctuaiion In grolndwatar lavels, Prior [o
kssuance of the constrpction pesmil a repon shall be submillad decumeniing Lhe pre-
consljuclion ground waler lavels, Tha repod shall lnclde an onalysiy ef Ihe
carratation batwmen fuctuailons In geouncwator levels #nd pracipialion, &8 well as any
olhes factors requesled by Ihe Diraclor of Puble Works.

4.0

In the event thal substanilal accumulalian of dusl i the alr over [ha grading epecalion
is obaarved and a combination ol low wind speed and high slabilily résulls in
subslanllal dusl cencenlrallons ai lha schools of condominlum complaxes for a
conllnuous peried of mars than one hour, ane or moro of the following addilionat
mikgallon measures shall be pul ko place s appropriale unlil the wind condillons
change o make theso measures unnecassary: grading shall bo helied, er; grading
shall be maved [o 2 Wpcalion on the sile mare distanl ar such [hal subslaniizl dustls
no longer eariad [oward (he achodls of condominlum complexas, of; waler lrucks shalt
spray conlinuously behind or tnlo grading vehicias lo subslantiaky redute [he amaunl

h

I = Praa Check - Oemansiralion that the requirad slemands have bean included in Lhy projact plans of [ha 3ppioprla [ i 64U facs hava baen paid pror Lo [ssuance o! any consliuchion perets

Profect Applicanl

Public Works Dlreclor

MONITORING PHASE KEY:

2* Conslruction + Mankioding of dascribad tonsiuction ralaled acliies.
3 1 Pig-pecupancy ~ Demonsiration of miligation my31 ba demoaitrolad priwlohm}ncaolwcwmpem

4 % MiGgRLon faguking pariodc compliance dmsunmwwwywtop«lm _ I -

—u
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EXRIBIT *B"
MITIGATION MONITORING PROGRAM
(40 ADDITIONAL GUEST ROOMS) RANCHO MALIBU HOTEL

MEASURE RESPONSIBLE MONITORING MONITORING DATE
ND. . MEASURE PARTY AGENCY " PHASE 11/ DONE
4.2 The proposed piofact, In conformants wilh [he City of #alibu Ganeral Plan policley, | Projael Appheani Direclor of Publie 2
witl inplemant the following easuns consisien wilh tha SCAQMD CEQA Air Quallly Works

Hendbook, 1o teduce shodstarm construction impacts as delermined appropriata by

the Cliy:

(B} <conlfigum construction parking 1o minimize Yalfic Inlerferencs;

[21 pravide lamporary trefiic ¢ankrod durdng sl phases of consimclion acliviles lo
improve Usific lows (e.g., Nag personl:

131 scheduls tonsinecilon activiliaa thal affect laffic flow la oll-peak hours [e.g,.
betwean 7:00 p.a, and §:00 am, and belween [0:30 a.m. sad 3:30 pm,)

14) cavelop » conflucilon iralfic msnagemani plan that inchudes bul ks nol Nmited
10; rerouling conslruction frucks oll congeslcd siraeis; consofiduling Iruek
delivaries; providing dedicaled tum lanea for mavamen of consinuciion tnxk and
aguipment one and off:tiie; uke eleclricily lrom power polea ralher than
lemporary Shese! of gasoling powarad ganerafora;

15) taduce ratfic speeda on Bl unpaved roads lo 15 miles par b or fese;

[6) pave constrectian moads thal have a ralfic volurns of mara than 50 dally kips by
eonytrpcion equipmunt or 150 lotal daily krigs for all vehicles:

() wpply sporoved chemical soll stablzers sctording lo manulaciurers'
spacifications 16 sll inxcilva construction sraas (8.9, praviousty graded areas
Insclive for faur days or motel:

1B}  repluce ground cover b disturbed areas as quickly as poasibla;

19) enclose, covar, watds twice dally. or apply approved soif binders accartfing lo
mianuiacturets” spacificalions, lo expased pilea (8.g., grevel, sand, dink

1101 waler activa siles al feast hwice daky;

1) cover sl tucks hpukng dit, sand, soit, o olhér loose malarials, snd mainisin at
leas! bwo feel of [reabownd [7,8.. minimum vertical diglance belween top of |he
foad and lop ef the tmlien; .

[12) sweep siracls ol Ihe end of (ba day ¥ visibin 30il malerial Is cardad over lo
adjscent rads (recominznd waler sweepers wilh recisknad water];

(13] Wnstawhas) wazhees whero volvicins snler and exil unpaved roads enfo paved

ads, of wash olf {rucks snd uloment lea Sie.

" MDNRITOHMNG PHASE KEY:

[ = Flan Chuck « Damonsicstion thal the requiced alesents have bean Inctwded In tha profeci plens of e appraprisla i Feu feas hava beon paid pvicr o Issuance of any sonstuclion permifs.
2 s Conslruciion - Moniioning of Siacrited consiructon relaled activides,

3% Pra-pecupancy - Damonstiation of milkyation comeisnce must be demonsiialad pridr to lisusnes of decupancy parmit

4 = Miligallon raqliring parodic conpisnce damontlmation Eoughout proict persion.




EXHIBIT “B"
MITIGATION MONITORING PROGRAM
(40 ADDITIONAL GUEST ROOMS) RANCHO MALIBU HOTEL

MEASURE RESPONSIBLE MONITORING MONITORING DATE
-NO, MEASURE PARTY AGENCY * PHASE 1/ DONE

: ¥

43 To reduce long-term impacis, consisient with Ihe City of Malibu General Plan policies | Projec| Applicanl Planning Direstor 3

Ihe appleant will inplemant tha folawing maasivoa as delumibned leasibla by lhe Clly;
(1} provide profesential paklng spacas for carpools and vanpoals; (21 implernent an
oii-sRe clrevdatlon plan Jn parking lofs fo reduce vehitls queuingt (31 uss solar of k.
emission waler hoalers: {4) usa cenbral waler heating sysiems: £5} usa buiil-In energy-
ificiant appkancas; [6] provide shade ireos lo leduca bulliding healingleaoling needs;
{7) usa energy-afficheni ard sulomsdad sontrols [or alr condiioning; [8) use double-
plass paned windews: (0) use ensrgy-sticiant low-pressure todium pariing Jot ighls:
(10} use hghiing conirols and energy-eificiznt lighting: [11) subslivie malerlyts whera
fanslbla [e.¢. use walsrhasad paints and cliver malesials which have low lllo-cycla
emissionsy; | 12) syachironize lralic Ights oa streels kapacled by developmant; | 3]
reatiledulo truch defivadits and plekups lo oifpeak hours, {141 pravide on-siie truck
lnading zonas: {15) pr shullle’setvice for quaals and vislioss

50 Mitigation mansures 5.2 to 5.8 belaw are based on the lraffic analysls for the proposed | Project Applicani Public Works Direclor I
250 room hatsl, Inthe event [hel tha project spansor submilled a revised alfic and Planning Direclor
analysls for tha firal 106 tooms of the hatel project which was raviewed and approved .
by Ihe Pubic Works Clractor and consiruclad lrallic miligations fer ths hoiel consislent
wilh'ihe millsgation meaaures specified bn a ravissd traffic sludy for » 104 reom holel,
Ihe project sponheor may eliver subimit » Iraffic anatyals fos development of the prajecl
al [45 rooms for raview and epproval by Ihe Public Works Direclos, or consiruct
miligation enwasines 5.2 o 5.8, Inclusive, prlor 10 issuznce of the bukding ponnlls for
Ihe approvad profect, Uf fatlovdng feview end approval of [he Iralfic anolysis by Iha
Public Works Ditsclor, Iba Public Works Direcler delemnines the prolect as appreved
will have tawar trafic Impacls than the 250 room fholel, thal all impagts can ba
millgaled to » lavel which I lesy than significani through implementalion ol revised
illgation masswes, and [hal & medificalion In tho l[alfic miligalion measures
ragulred [o ba consitucied by lho project applican Is appropeizie, lhe Public Works
Divocfor shalk noltly tho Flanning Director and the: Plansing Divecior shall medily tho
$ltigation Moniloding Program accordingly. Tha project sponsor shall bo rasponsible
oz the leusl of mitlgalion spprovad the Sublic Works Olrector,

1l MONITORING PHASE KEY:

[ » Plan Chack - wlion thal Lhe raquired eismenis bave bean includad in tha project plans or [ha appropriala in lige [ess have baen paid poor [0 issuanca of ony CoNsruClion penmis,
2 a Songtruction « Moonkatiog of desoritied contirucion relatad .

3% Praocgup « Gamontieation of iligation il musl b d slrofed lo [ssu of aeaupancy pefril, :
4 Mnmmmmm m:ﬁmw«nmprdmmgr ke




EXHIBIT “B"
MITIGATION MONITORING PROGRAM
{40 ADDITIONAL GUEST ROOMS) RANCHO MALIBU HOTEL

MEASURE RESPONSIBLE HONITORING MONITORING DATE
NO. o MEASURE PARTY AGENCY - PHASE /1 DONE
e . =
LA

Prolact Entry Drive and ttteraal Clrcalatlon: The primary feofact aniry deive on | Profec Applicant CRy Traffls Englnear T3
Maliw Canyon Rosd shall be localed approximsisly 300 feal north of PCH lo tho

saliskaction of tha CRy's Traffic Engineer, The projects Infemad circulatlon shall be
reodlected [0 ercture that the norlardy detveway funclions 23 the primary egress frum
the ske, Tha sabry shakprovide full ek um sccenstin and out of the projact silo. The
main access diveway shoud ba siiged Lo aliow for tae lanes anlaring tho aite, which
may narow [0 2 aliple lsna on slle, and two fanes, ona kel and ane righl-lsn Lane, for
oxiling Ihe alla. Tho Jaftlum I2ne tmisl e a minkmure of T8 fe# la lenglh. This
Intersatlion shall be dasignad and signafized ol [he daveloper's fll expenis fo the
salislacilan of (he Cliy's Tealhic Enginapr.

5.2 To casure [hal lhe spelicant pays an equitabie share of Ihe cosl of mitkgaling folura | Praject Applicanl Ptanning Dlrector and
transporialion knpiovements snd programs mada necasaary by cyuaislive kmpscls Cliy Atlernay

ol [ha addiBonal 40 reoms combined wilh olher projacts, lnciuding thos e knprovements
thal may ba conatructed a2 ithe Interseciion of PCH and Malty Cenyon Road, PCH
and Webb Way, Maiiy Ceayon Road and Chis Canlar Wiy, Mskbu Canyon
Rosdias Vigenes Road al Mutholiang Deive, PCH M Cross Cresk, PCH 4l Lya Floiss
Canyon Road, and any other traflic miigation maasures st lnlersoctions or wleng
readways whers the project €30 ba ressomably sxpected o conlribule iraffic, snd
Intiic maigaticn I Wwluded In 3 tranypedalion fackiliea davelopmaonl [ee of equivaiant
fequirerent, (ho appcand shati pay any transportation lsciiilos developinon fee or
parlicipale in any similar finsncing meshanlsm [hal Is adopled by tho Ciy ay part of,
ot i conjunciion with. or In response lo, the Civic Cenlar Spacific Pisn,

Furhermore, If tho satount of such feo hs nol been eslablished el tho ima [hal tha
Iag would plhemwisas b due snd payatis, ine applicand shall pay such fee wilhin Iy
days alter (ha amoun? of ihve fua has been exiablishad by tha City Councl. [l lhe
amounl of th fee has nal besn esiabllhad balor cccupansy of (e project, then prier
lo terupancy of tha peojact, v apphicant shzil enler nto an agresmanl wilh tha CRy
10 pay the faa wittin thidy days after the amouni of tho fea is astablishad by the Clly
Coundil or suth loriper pariod a3 I eslabilbhed by ordinance. Additicnally. the
sgrecrmmnl shak provide thal #iho Gty delenmines thol the Civic Canler Spacific Plan
has been indefakaly dalayed or § tvs kansportalicn developmant fae appears unlikely
I be adopind then the apphcanl shal consiruct jor shall reimburae ihe Ciy for
consinzeling| the improvernenis anilfied Y this EIR as miigalton foc ha projecl's
impacls. The proposed project shall conlribulo Xa lalr share ko any such pragram
sdoptad for tha antita Chvic Cenler scan [0 miligals summer weekond midday pask
laific impacts of devajopmenl, uiless [he Cliy defermine s [hal the impacts &re nol
shonifcant,

n MONITORING PHASE KEY: i

§ » Plan Chack - Demonsization Dut the required alemanis bave badn incivdad In s project plsns of tha appropeiate i KU fees hava been pald paot [o [ssuance ol any construchion paimite,
1= Coaslruchon - Menilodeg of daxcribed construclion rétated scivillas. .

3 « Pre-cccupsncy - Demaniation of mitasiion complisnce mus] be demonslirated piior lo I5tuapea of socupancy parmil
4= iiligalion raquiiag pedod Pl o Lenbon shraughoul profuct oporation,

e b




EXHIBIT “B"
MITIGATION MONITORING PROGRAM
{40 ADDITIONAL GUEST ROOMS) RANCHO MALIBU HOTEL

MEASURE
NO.

MEASURE

RESPONSIBLE
PARTY

MONITORING
AGENCY

MONITORING
" PHASE N/

DATE
DONE

5.3

PCH at Mallhiy Catcgn Raads Underthe full access scenarlo, the projact would add
two percanlage polils to the Infersection tapacdy slkzallon I Ma p.m. pesk hour
10.73 10 0.75, LOS C}. Thia impac! can be lully millgalad by converding Ihe oxlsting
righl-{uen fane from Malbu Canyon Road lo PCH [e # freo righl lurn lane {which alows

“confinUous figh! luins regacdieas of tha signal cycle witholl stopping 30 Ital right kims

do nol Inledero wilh through and lell-lurnlng traffic) and pslriping [he soulkbeund
lanas lo 2 leA-lum and a lali-through comblnalion [ane. This meastna may require
acqulsilion of righl-obwiy Ircemn Pepperdine Unlvesaty. The frea tighl lun would
requive a salisfactory acceleration lane along PCH 30 [hal righl-lurming movemanis
eoukd mange with wesibound [raiflc, If Kanan Road Is reopenad [o [hrough [ralfie, the
number of vehilas making the right him from Malbu Canyon Road lo FCH mighl be
reduced and [his measure may no longar bo required. However, bucause [he
inlersection vaukd continue [0 operals at an accapiable LOS C wilh |he plopased
project, and because oiher improvementa itay bs needed [o this Intzrsaction [o meel
tong-temn vandalive [rave | demands, Lhe project should ba required (e contribule lis
fair shard lo knprovemsnis needed al [his hlllr:eaﬂon baged on davatopmenl
idenliied iy Mve Civic Canisr Specific Plan. Under the no-ieh-lum-agross scenaric, the
projtct does nol have a polenllatly signiflcant effact al this Wlesseclion on weekdays
and no Improvemant woukd be nacessary, However, tha kvprovemanl wouid bo
nectssary Yor Salurday sumaer Iratfie under the na-felt-lurn-agress scanardo. I (he
Cily deleimnlnes Ihaltho Civig Center Spacific Plan has been indafiniely delaycd or
il the [ranspartalicn development lee appears unikely [o be adopled Ihen Ihe zppiicant
shall censtruct (or shall leimburso [he Clly for conslruclingl Ihe deseibed
Improvernenl.

Prolecl Applicant

Director of Pullic
Works

3

54

Mollsy Canyon Sopd 3l Clyls Cenlor Wyy: The projecl will resul in 2 [wo
perceniage point Increass In Iha [CU vabee al this inlerseclion Inlhs p.m. peak howr
10.21 lo 0.23, LDS O} under aither tha fu) accase oplion or the ne-lef-lum-egresa
oplion. To riligale Iha kmpacl, Lhe nardhbound freo righl furn lane shellbe eliminaled
and 3 second nodhboynd [twough lane provided. Major signal modificalions woukd ba
required, and the Lt signa} woukd need to be moved lo provide lhe additional space
for the nohbaund twough fane, This miligalion measure would provide sulficlant
capacily lo knprove [he lsvel of servica lo companaalo for the bwo perceniage polnl
reduehion I intersection capaelly uizatlion reseiing lram profscl tralfic.  H the Clly
delsardnes Inal the Chvig Canlar Spacilic Plan has been indefinllely delayad or If the
taasporialion developsnant fee sppears unikely ta bo adopled then 1he spplican| shall

Projeel Applicanl

Direclor ol Public
Works

cgnslnel for shallrekrborse the Chy for constsucting) the descrined inprovemant,
" NONITORING PHASE KEY:
I = Plan Check » Demonsiation

2 = Conslreclion - Monlofing of desceibud combruction relaled acthile
-oocupancy + Dermonsts

1 Plo-
4 % Mitgalion 1

g pedios compiipnce U Blion iheaughaul projact apalion,

stisa of m‘uglm complioncy mugl hdumonsuu[nd prior [n Isguapea of cocoupaney poinit

ihal the rsquiced slemsnls have bean mmd in U propect plans ¢ 1he sppeopdals in hau [2as nave been pald peior [0 issuance of any conshibgtion ponmis,




EXHIBIT *B”

MITIGATION MONITORING PROGRAM
{40 ADDITIONAL GUEST ROOMS} RANCHO MALIBU HOTEL

MEASURE
NO.

MEASURE

RESPONSIBLE
PARTY

MONITORING
AGENCY

MONITORING
 PHASE /1/

DATE
DONE

5.5

BH at Wek Wav: Under eXhar accass scanarko, the profect will atse rasull In 8 Iwo
percgnlaga poln Increzse bn tha 10U vilus a| the Inlarseclion of RGH and Waebb
vaay I 1he p.m., paak hour, This impac! can ba fully miligaled by providing 2 thid
waslbound Lhrough land on PCH and delaling the wasibound righl lum lane. If lhe
City detetmitas Lhal fre Civio Centar Specific Plan hae beon indafinllely delayad o
# the transpodtation davelapmin] fee 2ppeaars unlkely fo be adoplad Ihen the
applicant shall constnued [or shall relmburse Lhe Clty for eonsiruciing) tha deseribyd
Imprmvoment,

Projeci Applicaal

Disactor ol Public
Waotks

3

5§

The lollowing measve wauld mifigalo the prajacls summer Iralfic Impacls. Tha Cily
has not yet adopled Buashokis of significanca for summer kaflic kopacls, made a
poficy decision that exisiing threshokia apply lo summaer midday traflis, or mada a
poficy of requiting mitigallon of aummar talfic impacls. For lhise raasons, lhe
Flanning Commission andlor Cily Couniell may choosa le raject {his mitigallon
meaturs; Tha zmount of ha Chic Centes ransportallon faclilss devalopmanl faa
assigned lo Lhe pivjct shak include w falr shata conltioution lar mitigation project
_impacts 3t PCH and Cross Creek Rosd

57

Plannlng Commission
andior City Counch,
Pigleci Applican]

Olrector of Public
‘Works

has nof yel adopted theeshokdn of significanca leris ummar traffic impacls, made a
policy doclaton (hal exisling threahclda apply fo aummer mkiday lrallic, of iade a
poficy of requisyy mitigation & sumwner traffic Impacis. For lhese reasons, he
Planning Comaissicn and/or City Councll may chaoso lo reject this milgation
mazswe: PCHAYS Flores Cacvott; An additional westbound Ihvough lane is noeded
le miligale impacts al this interieciion undar aRhsr of lhe Laffic distibution
alternslives. This lans can ba provided by converting the wesibound righl-lum-only
lans lo # thiubiviighidtm lana, The departure skie of 1he inlessection would need 1o
be widened & provide thw hird wasibound lana unti) Lhls lraflic can marge Inlo twd

lanas, Tiis miligalion measire would provida an ICU value of 0.73 and Level of
Sarvica G,

The foflowlng marsime woult tiligole tha projact's sumemer wallic knpecls. Tha Clly

Plannlng Commisslon
andfor Elty Councd,
Project Applican]

Blraclot of Publiy -
Works

rir MOMITGRING PHASE KEY: .
I ¢ Plaqg Check « Damonateation tha! the raqulred stsmanls have baan incoded It 1he peojact plans or the approguiate in flew laes have betn paid price [0 [Sausnce of any construction parmits.
g- gonnmcﬁm « Modilodng of detcied sontruction reliled activiies.

» Pre-ottupanty

» Damonsiration of midgalion compkancs mutl be demonalalad prior ko Miuspve bl acoupsncy Farmi,
4 v Miliguion requiring parodic compisnca dempnstrstion throughoul projedt nperstioa,

—_——————
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The loliowing mensui e would milipala Ihe projecl's summar tralfic impacls. Tha Ciry
has nal yal sdoptsd Ihragholds of aignificance for summer Iralfic knpacls, made a
pelicy declsion thal axisiing Lhresholds apply fo summer midday !raffie, or mede 2
policy of requising milgalion @ sumnar traflic dnpects. For thess masons, lha
Pianning Comunission gndior Cilty Council may chaose 1o rejecl lhls miligalion
measusa PCH/Croes Greak Rodd: An addilional lana le provida a (hird wesibound
through lane will ba ragulred (o miligale impacts al lhis interseclion under sither of Lhe
Iwo Lraific diskibulicn atamalives. Thls mitigallon measure would provide sn 1CL
value of 0.30 and Levnlof Service C. :

Ptanning Commisslon
andfor Clty Council,
Projact Applican]

Sireclor of Public
Works

“PHASE H/

3

B.1

Tho tandstaping shall Incorporale Catlfornda black walnul (Juglans cakifomica) rgas
Tn tha toulheast carney of tha slle Inlo Lha landscape design 1o lha sallafaction of Lhe
Cily Blotoglsl. The sxisling dlack walnul trees ere expecled lo reapioul of(ar being
bimed by the Oclober 1996 fira. If tha oxlaling Uees are showa lo be kiked by the fee,
an sddionzl 2: [ repincemanl Calffornta black walnuldraas shal be incorporsled o
the tandscage design to Lhe satlsfaction of the Cily bloteg’s].

5.2

Projact Applican|

Cily Biologlst,
Planning Dikector

Miligation for impacts rexuling from the Joss of .04 acres of undislwiiod coasinl sage.

serub trabital shallbe accomplished by providing 30-gefers on the “Francisce Propeny'
or an allernalive localion Lhal batine medls [he following cciena as off-sile replacemanl
habitas: {1} sioillar vegelatian type Lin [his case, coastal sige a¢rub domingled by
Calllornia ence¥a, coyola brush, Califomie sagebrush and sawlooth poidanbush),
witdlife habilal characlanslics, habitzl connactivily, ameanl of habilol ared, lopography
and accessibitty, proximity lo the projacl sife znd [ha likeliheod of fuiure habila! loss
dua lo devalopmenl potential; {2) acraage shall nol bg lass than a replacaman rolio
of 2:f. Oif-sie mibigation shall be sublect ko review 2nd appravil by the Cily Biologlal
priae |0 Issupnca of (he bokfing peruil for Lhe projecl, Devaiopraenl on lhe mikfgation
site shall ba restricted Ihrough a tonservallon sasemanl, deed resiriction or other
machanism deamed dppeogisia by the City Allemey, Prozarvation shall be ansured
lo lhe salisfaction of lhe City Allotnay peier To Lhe Issuance of (he gecupancy parmil
loc the project. Totha degrda leasibia, any coastal sage s¢rub caused lo ba removad
by any grading or bulding requiremenls shail be sakaged in consultalion wilh the Cliy
Biologist, and shal ke removed k awcti a manner an fo relxin the 10} struchures intact.
Sakvaged coastat 1age serub sha2 ba used ff on-adla coaslal sage scrub rosloration.
If unable lo be sccommodaled on sile, salvagad coaslal sage scrub may be localed

Fiid

1< Plan Check  Demonsiiation sl i requived tlamenls have baen inciuded in tha prolect plans of tha appropriats In Uew feos have been pald pior 10 7ssyance O any constuciion peemils,

lo gnothar approniala yegloralion site,

Projoct Apphicant

Cliy Biologls!,
Planning Director

"MONITORING PHASE KEY:

2 = Conttructior + Morliarag of dascribed contiruction relalod scilvilies,

A= Pra

« Demoniatian of mitgalion comp

ICCUEATITY mus| ba
4 = Miligetion requiiog perodlc tompiienes demenatralion thioughaul projel! Operstion,

Iralad peior bo [Saunpes OF 0tcup iy pafini.
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MONITORING
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Tha appBeanl shall sutvrll grading, slormwaler managemenl, wastewatar dspossl and
landscaplng plans consistan! with glading, <oasthl sage ndtfation and slormwater
managemenl rquimmenls snd m planl ¥st for approval by lhe Gity pilor lo
constiuctlon. The planl ksl shait smphsalze nalive droughl-loleran| spacies o he
mdeu;ll feasibla considenng tha nlud fwou-sllla dlsposal“or {rezled affluent. The pianl
st shalf gvold invagive non.naltve speciss Including ofive and peacls,

B.A

Project Applicanl

Ciy Blologlsl,
Pianning Director,
Dlrector of Public
Woiks

1

To milpirnkza aighl Sohiing Wnpacts on the sunounding hatilal ares, Lhe ouldonr ighiing
sysiom shiall ba low intensily snd focused Inlo halel facilillas, !l shall ba subjecl lo
revle.lw and approval by the Clly Bullding Offiglal pfior lo Issuance of {he buikling

Projec] Appilcan]

Cily Buildmg Qfficial

(A

Dasign Review, Tha developer shal aubmil the fotowing for revisw &nd approval prior
ta developmenl. Tha genesal condiona lobe mel and eileria lor thiy review as litay
rolale 1o visval Impact ans oullinad balow., Exceptlens lo these conditans whaere
necexsary [o piovide for unigue and demonsiraled excellenca and ceoslivily n deaign
may bo granked af tha dizcration of the Chy.

». Materiats »od fylshas - Maledals and finishes vsad on aif expesed surfaces wihin
Iha project shalt b spacified in archieciurzl deswings which are provided lo tha Clly
for Saview and approval prioe & laslaltation. Tiwe Cily's rirdaw sitall ensure that tha
following ganecal Jeakin slandards ara mel; The project shall have a pradominant
. dasign thema with a speciiic irmlled palaile of kglors, matadals and fnfghe s which are
used lhroughot the profecl. Such malerlals end finlshes shak hava he Ioliowing
genaiat charactadistics; Major bulding wariaces snd accanls, Major bulidlng swifacas
sholl be Gghl colors and matle Onlshes which reflact e choracler of the naiwal
environment & tha vicinily of tha projeet, Actenl calors usad for dacoralive panols,
window and dobr rames, roof Iim, and roof tiles of olher roof malerizls may inclode
darker, mora saliwaled ©oioes as apjropisle. The colors of nelural sand, sep, sky,
anth, leaves wod bavk feund in tha natural envifonmen! surbunding Lhe sils, 6f unigua
lo natural maleriads usad in consiyuction, chall be used predomlnalely. Garish, biighl
and unnalural tcolats or eolor combinallons shall nol by used whara Lhay would be
vishlg roet 2 dislance guiside Lha project sils, The Inlent of thia guideline ix lhsl tha
buildings and other cunsiructed fazlurea of he project should nol draw allentlon 1o
themselves by contrssl In celor lo tha nslural Jandscepe. Gualily of Comlnatilon
Waledals, Builkding malacials which roflect a characler of quality and pesmonance thall

be used,

Projact Applican]

Planning Direclor

nr MORTTORING PRASEKEY:

1= PlanChack « Bamoasimion that th requized elemanls have been incioded I M projact plans o tha appcopiisle in Seu leas have bewn pald pror ta | of any constuct
2= Contkuction » Honllarng of described consieutian i led Bclvilles,

3 & Pra-gceupancy » Dimongiration of milgation compSence mest b demonsiralad pdor 10 Issance 0] occupaney permil,
4 = MiGigstion requiring paciodic complisnca demonstrution woughoul peoject spoesion,

petmily,




LI T

A

EXHIBIT "B
MITIGATION MONITORING PROGRAM
{40 ADDITIONAL GUEST ROOMS) RANCHO MALIBU HOTEL

MEASURE RESPONSIBLE MONITORING MONITORING DATE
KO, MEASURE PARTY AGENCY - PHASE 11/ DONE

b. i - Lancscapig shall be used lo soflen the appaarance of buikdings.
Teoes which al malurlly are as 1afl as the roofs of buildings sha® be used throughgul
the periphary of Lha davelaped areas of [he sile lo break tp Ihe visual appaarance of
lhe sile and hide sttuctures so thal the landscaping within 20 yeara Is desiganad o
conceal a minkmm of 50% of #ach major buiding surface lhal would cifierwise be
visible from offaile localions. Spacies which minimize fire rlsk shall be used, as
approved by the Fie Ocpmtmenl, Shrubbery arcund the bese of stuciures shall be
used to sohan [he ez of Ihe bullding along the ground, Whare basemenl levals of
slruclures are viglble from suneunding araan begause of the posiilon of struclures on
the skops, giving the buiding an appearancs of three-story haighl, shrubbery shallbe
used by subslaniiaty conceal the lowar bevel, A tandscape malntenance plan shiall ba
subcnilad for approval by the Planning Divacior and Flre Caparimeril. The landscaps
malntanance plan shall provide for W regular prkning and IManiag ol vegatation Lo
minkmize fuel supply &nd fire dangar. b undeveloped Breas of the shie, nalural, fovi-
scale vagelalion shal be preserved and reslored lo the exianl feasible while providing
JorsuMclant on-sile disposa) of tiegind eMiveal,

7.1 Conl, ¢ Lighling. Lighting shal b uses of nacessary farlnletnal cirewlalion and circutation
lo and keom Lhe Sile as Aacessary only, and nol lo diaw allenlion Io [t slie or ls
fezlurae. Limiled low.devel decosalive lghling of inlernal landscapad areas shall be '
parmllled within [his Ernilalion, AY exterfor fghling shall be dheclod dowttwerd #nd
.} nwaid lo Lho site, and shickied lo provenl visiblily of tha seurces of lighl lrom 2
disiance or poliulion of lhe nighl sky by unnecossary upward-direcled illumination. All
uxlarior Eghling fixiuros of geaalor than 150 walls shtall uso low-pressura sediun
lighling ro consarve energy and limil pofiution of Ihe aigh! sky.

d. Signs, Signs shal te bnilod |o those necassary (o idamity [ho sile and ils lacatlon,
and |o pravide for safe elculalion by people and vehlcics, Inlemaliy ilumitnaled signs
shall ba limdlad Lo signs necessany (g polyt otf amergzacy roules. Signs shalt ba
compalible with Lhe reskictions on malerfals and finishes cullined above.

e. Buikling Facades, Large bfank areas of buikiing facadas visible lo lhe publlc shall
nol permitied. Such facados shall be beoken by archileciural fealtios such as
decorative scuiplural panaly, aglbacks, windows, columns, fexlued surfaces of other
architesiural dolails as 2ppopeiale. Bullding lacades shouks relleel a cafryman theme

Ihroughoul the projeel, lil;\d shoukd show Common pallerns and rhylhms of
_lenettrglion, shuclural daigite, dle.

T MONITORNG PHASE KEY.
1 = Plan Cheek « Damonyirstion ths! he raquirsd Bizmanly have byan included i the projsct plsns or e sppeopiiste in ks leas heva been paid prioc 19 isguance of 2oy cansiruction pymits,
2= Consluction « Montiorrg of descied consiruction rafslod scliviles. )
i~ P y - lois of eiigation cormpliunce mustba domenaloted priot jo Issugncs of bctupancy peiod
4 = MilgStion requiring panodic Compiance o et roughonl project oparat

.
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City of Malibu

13555 Civie Center Wiy Malibu, Cafiforain 30265
(310} 456-CITY FAX (10) 4%6-3356

Plxnning Depariment

RECEIVEp
AFFIDAVIT OF ACCEPTANCE OF CONDITIONS APR 7 1908
CONDITIONAL USE PERMIT NO. 96-005 PlaNNing DEPY

VARJANCE 96-010 AND SITE PLAN REVIEW NO. 96-015
CITY COUNCIL RESOLUTICN NO. 98-001

The undersigned property owner (or aggnt of the propesty owner) acknowledges recemt of the City of Malibu
City Council Resolution No, 98-001 and agrees ta abide by all ters and conditions thereof. The permit and
rights conferred by this approval shall not be effective until the signed acknowledgment has been retumad to
the City of Malibu, no later than April 23, [998,

Aol 20, 195K il —
Date | p , Signature o%ei:y Owner or Agent

GiiMy DocumenteiiHhazel \affidavit.mpd
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INTRODUCTION

THE REVISED DRAFTEIR qi}

The Draft EIR for the Rancho Malibu tel was circulated for public review from
July 6, 1996 to August 16,1996, Twenty-four comment letters were received on the

Draft EIR and twelve people comgiented orally at the public hearing held en the-

project on September 16, 1997" Key areas of concern were: (1) whether the
existing coastal sage habitat could be preserved on-site; and (2) the validity of the
wastewater numbers for the project and thus the ability of the project to fully dispose
offreated wastewater on-site. In the course of preparing the response to comments
the project sponsor requested a change in the project description: deletion of the
Theme Restaurant and replacement of the Theme Restaurant with a Cultural
Center. This has necessitated changes to the project description and the
calculation of traffic and wastewater generation. In order to address the change in
the project description and the issues raised in response to comments, the following
sections of the Draft EIR have been substantially re-written:

] Project Description - revised due to the substitution of a Cultural Center for
the Theme Restaurant.

L Land Use - changes made for clarification purposes.

) Water Quality/Wastewater Treatment - additional information added

regarding the calculation of wastewater generation and the controversy over
- the method of calculation. Additional mitigations added to ensure that
impacts can be reduced to a level which is less than significant.

L Traffic/Circulation - existing traffic condition figures updated. Impacts
recalculated based on the revised project description. Summer traffic count
information added. Mitigations revised to require project sponsor to
construct project traffic mitigations, pending completion of the Civic Center
Specific Plan.

. Biological Resources - discussion augmented with information from the
Biological Resources study included in the appendix. Discussion of the
effect of fuel modification and wastewater disposal requirements on the
ability to preserve the coastal sage scrub habitat added. Habitat mitigation
site identified and evaluated. Mitigations revised to include criteria for an
acceptable mitigation site.

City of Malibu iv Rancho Malibu Hotel EIR
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L Alternatjves to the Project - additional alternatives designed to reduce
impacts added. More detailed analysis of alternatives provided.

. Chapter 7 - Response to Comments - has been added to the document.
It contains all of the comments received on the original Draft EIR and.
responses to those comments. :

PURPOSE OF THE EIR

This Environmental Impact Report (EIR).analyzes the potential environmental
impacts associated with the construction and operation of the proposed Rancho

alibu Hotel. The hotel is proposed as a luxury facility with 250 rooms in separate
guest villas support facilities, a stand-alone Cultural Center, fitness/spa, tennis
courts, and other amenities. The hotel will be constructed on a 27.8-acre site
located in the northeast corner of Pacific Coast Highway and Malibu Canyon Road.

Under the provisions of the Guidelines for Implementation of the California
Environmental Quality Act (CEQA Guidelines), an "EIR is an informational
document which will inform public agency decision makers and the public generally
of the significant environmental effects of a project, identify possible ways to
minimize the significant effects, and describe alternatives to the project.”
Accordingly, this EIR provides information to the decision makers and the general
public regarding the potential short term and long term impacts associated with
construction and operation of the proposed hotel facility. It is not a document which
sets forth policy about the desirability of the proposed project or any of the potential
alternatives. '

LEGAL REQUIREMENTS

This EIR has been prepared in accordance with the California Environmental
Quality Act (CEQA) and CEQA Guidelines of the City of Malibu.

The EIR has been prepared by professional urban and environmental planning
consultants under contract to the City of Malibu. The City of Malibu is the lead
agency for the proposed project, defined by CEQA, Section 21067, as "the public
agency which has the principal responsibility for carrying out or approving a project
which may have a significant effect on the environment.” All information, analyses,
and conclusions contained in this document reflect the independent review and
judgment of the City of Malibu.

City of Malibu v Rancho Malibu Hotel EIR



USES OF THEEIR

During the EIR review process, the Planning Commission, the City Council, other
agencies, and the public will use the EIR to assess project effects and to impose
conditions or propose alternatives designed to lessen potential environmental
impacts.

The EIR may also be used by the following agencies for the following discretionary

AT o o i 6 it £ S r idmm =S A e RS A =t = Ak ma s R L e et e e &

actions:

Agency

Uses

{
California Water Quality
Control Board, Los
Angeles Region -

Approval of all necessary permits for the
use of reclaimed water for irrigation from
the on-site reclamation facility.

Approval of Stormwater Pollution

- Prevention Plan (SWPPP).

South Coast Air Quality
Management District

Approval of all necessary permits for the
on-site reclamation facility.

California Coastal
Commission

Approval to either amend the existing
Coastal Development Permit (CDP)
granted in 1986 or issue a new CDP.

County of Los Angeles
Health Department

Approval of all necessary permits for the
use of reclaimed water.

Los Angeles County Fire
Department

Approval of a Fuel Modification Plan.

Caltrans

Approval of all necessary permits for
modifications in the Pacific Coast Highway
right-of-way and curb cuts, and utility
construction along Malibu Canyon Road.
Approval of a Caltrans encroachment
permit, in all instances where work on the
project falls within or affects the State
right-of-way, such as construction,
signalization, grading, changes to
hydraulic run-off, etc.

City of Malibu
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SCOPE OF THE PROJECT

The proposed Rancho Malibu Hotel will comprise 242,391 square feet of buildings
in separate villas housing 250 guest rooms, and a stand-alone Cultural Heritage
Center. The footprint of the hotel and Cultural Center structures will occupy
between ten and fifteen percent of the site. The remainder of the site will be natural
or landscaped open space, recreational space (tennis courts, pools, etc.), walkways
and plazas, and surface parking. - -

SCOPE OF THE ENVIRONMENTAL ANALYSIS

{Pursuant to CEQA and CEQA Guidelines, an Initial Study was prepared for this
project. The Initial Study concluded that the proposed project might have a
significant effect on the environment with respect to the following issues:

Land use and planning

Geotechnical hazards

Water quality/wastewater treatment

Air quality

Traffic/circulation

Biological resources

Visual effects

Archaeological resources

Long term cumulative and growth-inducing effects

The Initial Study 1s included in Appendix A of this EIR. A Notice of Preparation
(NOP) was issued by the City on May 30, 1995, in accordance with the CEQA
Guidefines, Sections 15082(a), 15103, and 15375. The NOP indicated that an EIR
was being prepared and invited comments on the proposed project from public
agencies and the public at large. Comments that were received have been
addressed during the preparation of the EIR and also are included in Appendix A.

PUBLIC REVIEW AND COMMENTS

The Draft EIR is available for public inspection and copying at the City of Malibu
Planning Department, 23555 Civic Center Way, Malibu, CA 80265. Documents
referenced in the EIR are available for review at the City Planning Department.
Circulating copies are also available at Los Angeles County's Malibu Branch Library
located at 23518 Civic Center Way. A copy of the text of the Draft EIR is available
on the City's home page. '

Organizations and individuals are invited to comment on the information presented
in the Draft EIR. :

City of Malibu vii Rancho Malibu Hotel EIR
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Following a 45-day period of circulation and review of the Draft EIR, all comments
and City responses to those comments will bé incorporated into a Final EIR prior
to certification of the document by the Planning Commission.

CONTACT PERSON

The primary person who may be contacted for additional information is Vincent
Bertoni, Interim Planning Director with the City Department of Planning, 23555.Civic ..
Center Way, Malibu, CA 90265-4804. Mr. Bertoni can be reached by phone at
(310) 456-2489, ext. 234,

ORGANIZATION OF THE EIR

This Draft EIR is organized into seven chapters plus appendices. This section is
the Introduction. The next section, Executive Summary, provides a brief project
description and summarizes project impacts, mitigation measures, and alternatives.
Beginning the main body of the text, a comprehensive project description is
presented in Section 1. The environmental analysis of potential environmental
impacts and mitigation developed to reduce these impacts is contained in Section
2. Sources of information used in the analysis also are listed in this section at the
end of the discussion and footnoted in the EIR. Section 3 examines alternatives to
the proposed project. Long term implications of the project are discussed in Section
4. Section 5 lists issues determined not to be significant in the Initial Study, and
Section 6 lists preparers of the EIR. Section 7 contains responses to comments
received on the original Draft EIR.

The format of the EIR is intended to present the project and environmental analysis
in individual chapters, or sections, as suggested by CEQA. However, several topics
in the EIR are interrelated (e.g., traffic and air quality), and the reader is encouraged
to review the entire EIR in order to understand the overall scope of the proposed
project ("the big picture”).

City of Malibu viii Rancho Malibu Hotel EIR



EXECUTIVE SUMMARY
THE PROJECT

PROJECT BACKGROUND

In 1984, alarge hotel complex was proposed for the two parcels which make up a
triangular shaped site located between Civic Center Way, Malibu Canyon Road ahd
Pacific Coast Highway. The County of Los Angeles prepared an EIR for that
proposal - the Rancho Malibu Mesa Development - in 1984, evaluating seismic,
soils, water, visual, and traffic impacts.” The County approved a conditional use
fpermit (CUP) for that proposal in 1985, and in 1986 the Coastal Commission issued
a coastal development permit. Subsequently, the project was redesigned to comply
with the County's certified Malibu/Santa Monica Mountains Land Use Plan and to
respond to landscaping, grading, and visual concerns. The redesigned proposal,
which was approved by the County, included a 300-room hotel in separate hillside
villa buildings, a separate restaurant, and a separate community use facility.

The CUP and coastal development permit imposed a total of forty-seven conditions
on the previous project. Prior to incorporation of the City of Malibu, all but one of
these conditions were complied with. The remaining condition related to
wastewater disposal. In 1991, the City of Malibu placed a moratorium on all new
development and the project was precluded from moving forward.‘

PROJECT SUMMARY

The current proposal is a 250-room hotel development and cultural center on the
27.8 acre parcel. This proposed project has 50 less rooms than the 300-room hotel
project previously approved for the site.? The proposed project incorporates public
access, an on-site wastewater treatment and reclamation facility, and other features
in compliance with the coastal development permit conditions and the previous
County conditions. Amenities provided at the hotel will include a lobby bar, cafe,
ballroom, meeting rooms, fitness center & spa, small specialty restaurant and a
Cultural Heritage Center. The will be 482 parking spaces provided. Total building

'The EIR for the Rancho Malibu Mesa Development, State Clearinghouse Number 84022910
is incorporated herein by reference. The document is available for review in the Planning Department
of the City of Malibu located at 23555 Civic Center Way, Malibu, CA 90265-4804,

2For a full comparison of the project previcusly approved by the County and Coastal
Commissicn and the currently proposed project, please see the response to comment 20-2 in Chapter
7 of this EIR.
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square footage would be 242,391 square feet. The Floor Area Ratio (FAR) would
be 0.20.

Project L ocation and Bouqdaries

The project’s 28-acre site occupies the northeast corner of Pacific Coast Highway
and Malibu Canyon Road.

Design Concept

The Rancho Malibu Hotel is being proposed as a luxury hotel designed in the
"California Rancho” garden and courtyard tradition, as exemplified by the Bel-Air
Hotel and the Malibu Lagoon Museum. Rancho Malibu Hotel would be made up of:
separate guest villas; support facilities; a cultural heritage center, housing cultural
and educational displays, an art gallery and artifact curation; a fitness/health spa for
use by hotel guests and local residents; and tennis courts, lawn bowling, and other
amenities. The hotel villas would be placed on three descending levels sloping
south and east. The hotel's entrance court, lobby, bar/cafe, and spa building would
stand at the center of the highest level. Most of the villas, the meeting rooms,
ballroom, administration, court yards, pool, and lower bar would surround this
central court at a lower level. The remaining villas would be located on the third
level, which is the lowest. All levels would be linked by meandering pathways,
courtyards, and gardens. -

Buildings would be 28 feet above grade and would incorporate earth-tone colors.
The buildings would be surrounded by gardens, secluded walkways, and open
spaces grown with native vegetation, cultivated native vegetation, ornamental
vegetation, and turf grass. The total landscaped area would comprise 17.145
acres, or 61.6 percent of the site.

PROJECT OBJECTIVES

Objectives of the Developer/Sponsor

The project developer, The Malibu Land Company, a division of The Adamson
Companies, seeks to develop the site in a manner; consistent with the land use
designation for the site contained in the City’'s General Plan; compatible with
surrounding uses; and, that will provide an economic return through room and
service charges. To realize these objectives, the developer has proposed a luxury
hotel facility that also includes a cultural center public footpath through the site, and
dedicated open space on the site's landscaped slopes.
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bjectives of the City

The City's objectives for the site are expressed in the Malibu General Plan adopted
in November 1295. The Plan designates the site for Commercial Visitor Serving-2
uses (CV-2), such as hotels and restaurants which respect rural character and
natural environmental setting. The adopted Interim Zoning Ordinance permits
development with Commercial Visitor Serving (CV-2) uses on the site. Other City
objectives for development of the project site include ensuring that the site's
development does not harm the natural resources and aesthetic values of the area,
and preserving the rural residential character of Malibu.

‘ C_cmstruction

Construction of the proposed hotel facilities is estimated to last approximately 12
months. :

Relationship to Local Plans

In November, 1995 the City adopted its first General Plan for Malibu. The proposed
hotel use is consistent with the General Plan's Commercial Visitor Serving - 2 (CV-
2) designation for the site. As currently proposed, the project will require a
conditional use permit for the hotel use, site plan review for building height, and
variances from a number of specific requirements of the Interim Zoning Ordinance.

ENVIRONMENTAL IMPACTS

The City of Malibu has prepared this EIR to examine potentially significant
environmental impacts associated with the project, and to identify mitigation
measures capable of avoiding or substantially lessening those impacts. A summary
of the environmental impacts and mitigation measures is presented in Table ES-1.

The analysis contained in this EIR uses the words "significant” and "less than
significant” in the discussion of impacts. These words specifically define the degree
of impact and coincide with language used.in the California Environmental Quality
Act (CEQA) Guidelines. As required by CEQA, mitigation measures have been
included to avoid or reduce potential significant impacts. Impacts which cannot be
completely mitigated, even with the inclusion of all mitigation measures, are
identified by CEQA as "unavoidable significant impacts.”
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TABLE ES-1

SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

of the conditions which require approval of a Site Ptan Review application,

unger the interim Zoning Ordinance. Site Plan Review Is Intended to ensure

that no significant impacts result from construction under the conditions. Any

potential physical impacts on the environment associated with building helght

and construclion in slope areas are addressed in Sections 2.2, Geetechnical
Hazards, and Section 2.7 Visual Effacts.

LEVEL OF
ey SIGNIFICANCE
AFTER
IMPACTS MITIGATION MEASURE MITIGATION
Land Use
The propesed project land use would not result in any significant impacts None Required Less Than
associated with Coastal Act consistency. Significant
The proposed hotel development use is consistent with both the City General None Required Less Than
Plan’s land use designation for the site and the City Interim Zoning Ordinance Slgnificant
|_designation.
The proposed project s within the Civic Center Specific Plan area and is None Required Less Than
consistent with uses anticipated for the parcel under the Plan. Mo Specific Plan Signifieant
tand use compatibifity impacts are anticipated to result from the proposed
project. i
The proposed hotel use is compatible with this existing mix of land uses In the None Retulred Less Than
site's vicinity. The propesed project would not resutt In any significant land use Slgnificant
compatibility impacts, ’
The project proposes a 250-room hotel devefoped at 0.20 FAR which is of Nene Required Less Than
comparable scale and sfze to the existing development in the Civie Center area. Significant
The proposad hotel, at 0.20 FAR, will be compatible In scale to future
devefopment. Therefore, no significant impacts related to the intensity of
development would resuft from the propesed project.
The hotet would not obstruct views from residences or other uses in the vicinity, | None Required Less Than
not would it create a massive urban node on the site. However, any Slgnificant
development on the project site would change the site's undeveloped vigual
character. As such, the project's character appears to be compatible with the
community's general character, and the Clvic Center area's specific character,
so the character compatibifity Impact s considered fess than significant.
itis possible that the time of events could ba scheduled such as to be 1.1. The project's conditions of approval shalf include limitations on the Less Than
inconststent with the rural character of the Malibu community; this would be a hours of operations of the hotel's public uses, Public use ofthe Slepificant
significant impact of the project. meeting and balirooms shall be fimited to 11:00 a.m to 12:00 am.
The proposed project includes construction on slopes with grades between Nene Required Less Than
2.5:1 and 3:1 and building helghts above 18 feet, up to 28 feet. These are wo Significant
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TABLE ES-1

SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

IMPACTS

MITIGATION MEASURE

LEVEL OF
SIGNIFICANCE
AFTER
MITIGATION

The proposed project Is inconsistent with six of the Interim Zoning Ordinance’s
development standards which are applicable to the proposed project. Asa
resuit the proposed project would require a variance from these development
standards to atlow the floor area ratio, parking, setbacks, height of the rotunda
tower, and grading, as proposed. The projact applicant has requested a
variance from these development standards, as part of the project application.
Arequest for a variance in itself does not consfitute a significant phystcal impact
nor does it constitute a land use impact, The requested variances, If granted,
woulld not resuit in a significant land use impact because they would not contfict
with the City's General Plan nor other environmentat policles or plans.
Furthermore, the varlances would not change the characteristics of the hotet in
a manner that woutd make the Use incompatible with surrounding uses.

Noﬁe Required

Less Than
Significant

o AT LA R L L Lt = AR T i o S i % s

Geotechnical
Slope Stahility

Certain existing slopes In the eastern portion of the site do not meet current
safety standards. The larger ancient landslide within the Malibu Coast fault
zone at and below the eastern site boundary, while not directly impacting the
proposed construction, Is adversely influenced by the proximity of the landsiide.

meastres,

2.1. The project shall undergo the City development review process,
which includes review and approval of all project gradingand |
development plans, deslgn review, and completion of any additional
geotechnicat analyses as required by the City. The City
requirements include implementation of soil englneering measures
prepared by certified engineers, construction in accerdance with the
Uniform Building Code and measures prepared by a registered
englneer, having an independent observer on the she to observe
compliance with grading measures and plans, and other similar

2.3. The final plan for the proposed wastewater treatment and disposat
. system shall be reviewed and approved by a geotechnlcat
consuttant approved by the City, in order to enstre that the final
design will not adversely impact local slope stability and off-site
landslides. The findings of the geotechnical consultant shall be
submitted to and approved by the City Geologist, prior fo issuance
of the building permit.

Less Than
Significant

A review of the design and operational characteristics of the project's
preliminary landscape irrigation system concluded that the proposed system wilt
not adversety impact [and stability, either onsite or offsite.

None Required

f

Less Than
Significant
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TABLE ES-1
SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

LEVEL OF
— SIGNIFICANCE

' ' : AFTER
IMPACTS . : MITIGATION MEASURE MITIGATION
‘W

Soil Conditions Mitigation Measure 2.1 Less Than
Slgnificant

The uncertified fill underlying the north portion of the site has been found to be
of suitable quality, however, additionat subsurface investigations and testing
were recommended fo confirm its suitability for the proposed construction atop,
Extensive backfill, although compacted, In several long exploratory trenches
along the east property line may also require further evaluation to cerlify its
suitabifity for providing structural support. Since adverse soit conditions exist on
the site, this impact is considered significant.

Seismic Hazards None Required . Less Than
Significant
A building setback zone ranging frem 70 to 85 feet wide has been established
by the preperty owner along the branch of the Malibu Coast fault zone crossing
the south portion of the site, All of the proposed habltable structures are located
outslde the delineated zone {see Flgure 3). Therefore, fault rupture hazard Is
considered less than significant.

The earthquake hazard analyses have not revealed any unanticipated sofl, None Required Less Than
geologic, or groundwater condftions which would make the proposed project Significant
geotechnically Infeasible. The depth and nature of the gréundwater and soit ' ' '
conditlons are not considered to be conducive to liquefaction. Therefore, seismic
hazards are considered less than significant.

Groundwater Nonhe Required Less Than
Significant
A substantial amount of the nermat rainfall at the site that currently infiltrates to
the ground, will be intercepted by the extensive paved area of roadways,
parking, and other hardscape, as well as by the roofed areas of proposed
buitdings. Such surface-water runoff will be collected by the project's onsite
dralnage system and discharged to the existing offsite storm dralns or naturat
drainage channels. As such, the project wilt reduce natural groundwater -
recharge during storms. This Is not considered a significant Impact since the
underlying groundwater aquifer is not used as a source for potable water.

: None Required Less Than
The effluent from the proposed water reclamation facility will be treated and Significant
used to irrigate the site. The analysls of the proposed landscape imigation
system concluded that the project wilt not result in a significant impact on
groundwater (see detailed discussion in Section 2.3, Water

Quality\Mastewater}. ‘ :
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TABLE ES-1 ‘
SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

—echam.

Drainage

The project is not expected to result In a significant impact on stormwater runoff
because, to comply with the County's NPDES Permit, the Ctty will require a

. Storm Water Management Plan (SWWMP) in accordance with City Ordinance
157. The required SWMP wilt address the specific measures for maintaining
the offsite storm drainage flow rate to the pre-developed condition and also
preventing contaminants from entering the storm water runoff. A large grassy
swale area with a standpipe and overflow drain designed to receive alt storm
water runoff could provide the necessary detention to meet this condition. n
addition this would provide the necessary treatment for dry weather flow and the
first half-inch of rainfall to remove contaminants.

24.

accounts for the specific site ptan and landscaping plan to be
developed and which provides for the on-site retention of
stormwaters, for review and approval of the Public Works Director
piior to Isstiance of a grading permit.

The project shall develop and implement a State Storm Water
Poltution Prevention Plan and City Storm Water Management Plan
In accordance with requirements of the County of Los Angeles
NPDES permit and of the City of Malibu's Ordinance 157 in order to
comply with the Federal Water Potlution Control Act.

LEVEL OF
SIGNIFICANCE
AFTER

IMPACTS ' MITIGATION MEASURE MITIGATION

2.2. The'applicant shall submit a revised hydrology report which

Less Than
Significant

Grading and Erosion Control

The grading plan for the proposed project Is included in Appendix B of the EIR.
Because the project exceeds five acres of grading, a state grading permit,
including a Storm Water Potlution Prevention Plan (SWPPP), will be required
by the Regional Water Quality Control Board, in addifion to a grading and
eroslon control permit from the City. The required SWPPP must address
specific measures for minimizing eroslon and sediment transport offsite during
construction and grading, to the satisfaction of the City Building Official. Dueto
these requirements, grading and erosion control impacts will be less than
signiiicant.

Mitigation Measure 2.4

Less Than
Significant

Water Quatity/Wastewater Treatment

Zero Balance: Capacity to Process Wastewater on Slte

Based on the "conservative method" of estimating wastewater generation,
wastewater generation would exceed landscape capacity. However, with
careful selection plumbing design and appliance selection, Impacts could be
reduced to a level which is less than significant.

31

3.2

Prior to the issuance of the building permit for the hotel, the
applicant shall submit to the City a Plumbing and Appliance Plan
and shall demonstrate to the City, using the WAVE software or
other software deemed acceptable by the City, that the final design
of the hotel shall not exceed a water budget of 15,152,150 gallons
per year {equivalent to wastewater generation of 13,636,936 galions
peryear). The Plumbing and Appliance Plan submitted shall
specify the specific plumbing fixtures and water-using appliances to
be incorporated in the hotel deslgn and shall contaln a copy of the
model runs demonstrating that use of the ptanned fixtures wilt not
exceed the water budget. The profect applicant shall not deviate
from the fixtures and appliances specified n the piumbing and
appllance plan without the prior written approvat of the City.

The applicant shall comply with the minimum standards of the City
of Malibu Uniform Plumbing Code.

Less Than
Significant
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TABLE ES-1
SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

IMPACTS

Zero Runoff

the project Is prohibited from dumping excess wastewater.

The design and operation procedures for the proposed irrigation system indicate
that the system Is capable of achieving the "zero runoff’ objective as long as

33

34

3.5.

MITIGATION MEASURE

Prior to occupancy of the hotel, the applicant shall prepare a ptan for
disposing of any excess reclaimed water prior to reaching storage
capaclty. The plan can include any combination of measures fo
meet the performance criferla of zero wastewater balance and zero
runoff and address any potentlal wastewater excess. These
meastres may Inclide measures to dispose of excess wastewater
such as speclfication orfand commitment to other users for the
project's reclaimed water, use of dual plumbing, provisions to hook-
up to the Civic Center Wastewater Treatment Facility when
avaifable, procuring a permit to dispose of excess reclaimed water
tn Las Virgenes or other reglonat facititles, using off-site laundry
service for the hotel, or methods to reduce wastewater generation
such as plumbing retrofits. If Bluffs Park is used as a disposal site
for the wastewater, the project applicant shall be responsible for the
fult cost of the instaltation of the defivery system and associated
permitting costs. The Plan shall Include appropriate penatties for
falture fo meet the performance objectives, to the satisfaction of the
City Attorney, The Plan shall be reviewed and approved by the
Public Works and Planning Director prior to Issuance of the Buliding
Permit. .

The project shalt include an integrated wastewater management
and irrlgation system, which shalf, at a minimum, meet the
standards of the system proposed by the applicant and described in
this EIR. The system shalt be reviewed and approved by the Public
Works Director prior to issuance of the bultding permit for the hotel.

The project applicant shall provide the City Building Official with
data about wastewater flows, irrigation usage of reclalmed water,
storage capacity, and any other Information required to determine
that the on-site wastewater system is meeting its performance
objective of "zero balance” and “zero runofi”. This information shall
be submitted on a schedule established by the City, but no less than
every 12 months.

LEVEL OF

SIGNIFICANCE

AFTER
MITIGATION

Less Than
-Significant
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TABLE ES-1
SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

e
LEVEL OF
SIGNIFICANCE
AFTER
IMPACTS MITIGATION MEASURE MITIGATION
Groundwater Monitering 36, The project's groundwater monitortng system deslgn shalt be Less Than
subject o review and approval by the Public Works Director priorto | Slgnificant
While the conceptuat approach to the groundwater menitoring program is issuance of the Building Permit. The Public Works Director shall
considered to be sound, the following factors need to be addressed as soon as have the authority fo require additional wells or monitoring devices,
possible; 1) the proposed well 4 is located at the most upgradient portion of the if deemed necessary after system design review. The groundwater
Winter Canyon aquifer as indicated by available groundwater flow data and wilt monitoring plan submitted shall include: 1) an evaluation of any
not detect potential impacts to the aquifer which may occur downgradient; 2) a identified water bearlng unit for potential inclusion in the .
baseline condition for a "normal” tevel of groundwater and a "normal" range of groundwater monitoring system, 2) relocation of Vel 4 fo the
fluctuations in groundwater level needs to be established against which future downgradlent portion of the Winter Canyon aquifer, 3) a technical
data may be evaluated and changes determined; 3) the type and frequency of program for the groundwater monitoring, including data collection
groundwater monitoring needs to be defined, and 4) the guidelines specifying and data Interpretation and, 4) guidefines for corrective measures
what threshold conditions must be exceeded to require corrective measures, as needed.
and what such measures shoutd entail.
3.7. The final plan for the proposed wastewater treatment and disposal
system shall be reviewed and approved by a geotechnical
consutiant approved by the City, in order to ensure that the final
deslgn complies with the requirements of these mitigation measures
and the deslgn proposed by the applicant and analyzed in the EIR.
The findings of the geotechnical consultant shalt be submitted to.
and approved by the City Geologlst prlor to Issuance of the building
permit.
Adequacy of Wastewater Treatment None Required Less Than
Significant
As currently proposed, the wastewater treatment systems appears adequate to
provide the required level of freatment. '
Alr Quality -
Construction Impact 4.1. In the event that substantiat accumultation of dust in the air over the Less Than
grading operations |s observed and a combination of low wind Significant

Hotel construction, forecasted to last approximately 12 months, will generate
short-term emisslons of air poliutants. Dust, or particulate matter, wifl be
generated during excavation, site preparation, and construction. Also, exhaust
emissions of alr pofiutants, inciuding particutate matter, will be generated by
construction equipment. However, emissions are below the SCAQMD
thresholds for a significant air quality impact,

speed and high stability results in substantial dust concentrations at
the schools or condominium complexes for a continuous period of
more than one hour, one or more of the following additional  «
mitigation measures shall be put in place as appropiiate until the
wind conditions change fo make these measures unnecessary: (a)
Grading shall be hatted, or (b) Grading shalt be moved to a location
on the site more distant or such that substantial dust is no longer
camed toward the schools or condominium complexes, or {c) Water
trucks shall spray continuousty behind or inte grading vehicles to
substantlally reduce the amount of dust rafsed into the air.
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TABLE ES-1

SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

IMPACTS

MITIGATION MEASURE

LEVEL OF
SIGNIFICANCE
AFTER
MITIGATION

Construction Impacts, Continued.

4.2 The proposed project, in conformance with the City of Malibu

General Plan policies, wilt implement the following measures
consistent with the SCAQMD CEQA Air Quality Handbook, o
reduce short-term construction impacts as determined appropriate
by the City: {a) Configure construction parking to minimize trafiic
interference; {b) Provide temporary traffic control during alt phases
of construction activities to improve fraffic flow (e.g., flag person);
{c) Schedule construction activities that affect traffic flow to off-peak
hours (e.g., between 7:00 p.m. and 6:00 a.m. and between 10:30
a.m. and 3:30 p.m.); (d) Develop a construction traffic management
plan that inctudes but Is not mited to: Rerouting construction frucks
off congested streets, Consolidating truck deliveries, Providing
dedicated turn lanes for movement of construction truck and
equipment on- and off-site; (e) Use efectricity from power poles
rather than temporary diesel or gasoline powered generators; (f)
Reduce traffic speeds on all unpaved roads to 15 miles per hour or
less; {g) Pave construction roads that have a traffic volume of more
than 50 daily trips by construction equipment or 150 total daily trips
for all vehicles; (h) Apply approved chemical soil stabilizers
according to manufacturers’ specifications to all inactive ,
construction areas (e g., previously graded areas inactive for four
days or more); {{) Replace ground cover in disturbed areas as
quickly as possible; (j) Enclose, cover, water fwice daily, or apply
approved soil binders according to manufacturers' specifications, to
exposed piles (e.g., gravel, sand, dint); (k) Water active sites at
teast twice daily; (f) Cover alt trucks hauling dirt, sand, soll, or other
loose materlats, and maintain at least two feet of freeboard (i.e,,
minimum vertical distance between top of the load and top of the
trailer); (m) Sweep streets at the end of the day if visible soil
material Is carried over to adjacent roads (recommend water
sweepers with reclaimed water); (i) Install wheel washers where
vehicles enter and exit unpaved roads onto paved roads, or wash
off trucks and any equipment teaving the site.
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TABLE ES-1

SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

A project is considered to be consistent with the Alr Quatty Management Flan

(AQMP) if it is consistent with the population, housing, and employment

assumptions that form the foundation of the AQMP, and when it is consistent

wilh the AQMP air poliution control policies and measures. The proposed
project is considered consistent with the AGMP,

LEVEL OF
SIGNIFICANCE
AFTER
IMPACTS MITIGATION MEASURE MITIGATION
Analysis of the potenlial effects of fine particulate matter, {(PM10, approximately Mitigation Measures 4.1 and 4.2 . Less Than
50% of total dust emisstons), emissions from grading and construction activity : * gignificant
for the proposed hotel was conducted to ascertain effects on residential uses
and schools near the site. Worst-case conditions during grading would permit
pollutant concentrations to exceed ambient air quality standards for up to
approximately 60 meters downwind from grading activity, if grading is conducted
continuously n a concentrated area of the site. Because concentrated grading
is not expected along the north edge of the site on Civic Center Way, grading is .
not expected to cause poliutant concentrations to exceed amblent air quality
standards at sensitive receptor locations near the site.
Ongoing Project Operafion 4.3 To reduce long-term Impacts, consistent with the City of Mafibu Less Than
: ) General Plan policies the applicant will implement the followlng measures | Significant
Once construction has been completed, vehicle travel to and from the site will as determined feasible by the City: {a) Provide preferential parking
generate alr pollutant emisslons. Nearly all air polutant emissions wilf be spaces for carpools and vanpools; (b) Implement an on-site circutation
generated by vehlcles of the hotel guests and visiters. However, the proposed plan in parking lots to reduce vehlcle queulng; (¢) Use solar or low-
hotel project will not generate polfutants above the SCAQMD daily thresholds., emission water heaters; (d) Use central water heating systems; {e) Use
' ' built-in energy-efficient appliances; (f) Provide shade trees to reduce
building heating/cooling needs; (g) Use energy-efficient and automated
controls for air conditioning; (h) Use double-glass paned windows; (i) Use
energy-efficient low-pressure sodium parking fot lights; (j) Use lighting
controls and energy-efficient Highting; (k) Substitute materials where
feasible (e.g., use water-based palnts and other materials which have low
tife-cycle emissions); ([) Synchronize traffic ights on streets Impacted by
development; {m) Reschedule truck deliveries and pickups fo off-peak
heuirs; {(n) Provide on-site truck loading zones; (o) Provide shuttle service
for guests and visitors,
Conststency With Alr Quality Management Plan None Required Less Than
Significant
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TABLE ES-1
SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

IMPACTS

Traffic and Circulation
Future Weekday Traffic Conditions Without Project

in the a.m. peak hour, all intersections, except PCH at Malibu Canyen Road and
PCH at Topanga Canyon Road will continue to operate at LOS C or better.
PCH at Malibu Canyon Road will continte to operate at LOS D, with the ICU
deteriorating by 0.02. PCH at Tepanga Canyon Road wilt confinue to operate at
LOS F. Inthe p.m. peak hour, three of the eight intersections (PCH at Kanan
Dume Road, PCH at Malibu Canyon Road and PCH at Webb Way) wilt continue
to operate at LOS C or better. The intersection of Malibu Canyon Road and
Civic Center Way will deteriorate from LOS C to LOS D during the p.m. peak
hour. The unslgnalized intersection of PCH with Decker Road will worsen from
LOS Cto LOS D. The Intersection of PCH and Cross Creek wilt worsen from
LOS Dto LOS E. The Intersection of PCH and Las Flores Canyon Road wilt
worsen from LOS C to LOS D, and the intersection of PCH at Topanga Canyon
Road wilt remain at LOS D,

s e e

52

Weekend Midday Summer Traffic Conditions Without Project

tn the future without the project, two intersections {Malibu Canyon Road/Civic
Center Way and PCH at Topanga Canyon Road) would operate at LOS A; five
intersections (PCH/Kanan Dume Road, PCH/Matibu Canyon Road, PCHMWebb
Way, PCH at Cross Creek Road and PCH/Las Flores Canyon) would operate at
LOS D; and PCH at Decker Road would continue to operate at LOS E.

‘3.2

LEVEL OF
— SIGNIFICANCE
) AFTER
MITIGATION MEASURE MITIGATION
— e e — ——— T
implementation of the Civic Center Specific Plan Traffic Mitigation Fee Less Than
Program would mitigate cummuative impacts. See Mitigation Measure Significant
tmptementation of the Civic Center Speclfic Plan Traffic Mitigation Fee Less Than
Program wuuld mitigate cummulative 1mpacts See Mitigation Measure Significant
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TABLE ES-1

SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

e,

Traffic

The proposed project is estimated to generate 2,160 daily frip ends (one-way
trips). The hotel is estimated to generate approximately 1 500 trips per day, the
cultural center 410 trips per day, and the spa 250 trips per day. Ofthese 2,160
dally trips, about B0 trips are expected to occur during the moming peak hour
and 180 frips to occur during the afternoon peak hour. [nthe midday peak hour
on Saturday, the project would be expected to generate about 280 midday
peak-hour trips.

mitigating future transportatlon improvements and programs made
necessary by cumulative impacts of the project combined with other
projfects, Including those Improvements that may be constructed at
the intersection of PCH and Malibu Canyon Road, PCH and Webb
Way, Malibu Canyon Road and Civic Center Way, Malibu Ganyon
Road/Las Virgenes Road at Mutholland Drive, PCH at Cross Creek,
PCH at Las Flores Canyon Road, and any other traffic mitlgation
measures at ihtersections or along roadways where the project can
be reasonably expected to contribute traffic, and fraffic mitigation is
included in a transportation facktties development fee or equivalent
requirement, the applicant shalt pay any transportation facilities
development fee or participate in any similar financing mechanism
that is adopted by the City as part of, or in conjunction with, or in
response to, the Civic Center Specific Plan. Furthermore, If the
amount of such fee has not been established at the time that the fee
would otherwise be due and payable, the applicant shall pay stich
fee within thirty days after the amount of the fee has beén
established by the City Council, |fthe amount of the fee has not
been established before occupancy of the project, then prior to
occupancy of the project, the applicant shall enter into an
agreement with the Clty to pay the fee within thifty days after the
amount of the fee Is established by the City Councit or such tonger
period as is established by ordinance. Additionally, the agreement
shalt provide that if the City determines that the Civic Center
Specific Plan has been indefinitely delayed or if the transportation
development fee appears unitkely to be adopted then the applicant
shall construct {or shall relmburse the City for construcling) the
improvements identified in this EIR as mitigation for the project's
impacts, The proposed project shall contribute its fair share to any
suich program adopted for the entire Civic Center area to mitigate
summer weekend midday peak traffic impacts of devetopment,
untess the City determines that the impacts are not significant.

Mitigation Measure 5.1 to0 5.8 !

xxi

LEVEL OF
SIGNIFICANCE
AFTER

IMPACTS - MITIGATION MEASURE MITIGATION

Future Traffic Conditions With Project - Weekday Non-Summer Peak Hour | 5.2 To ensure that the applicant pays an equitable share of the cost of Less Than

- Significant
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_ TABLE ES-1
SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

Wy

- MITIGATION MEASURE

LEVEL OF
SIGNIFICANCE
AFTER
MITIGATION

IMPACTS

Full Access Option: Inthe p.m, peak hour, the project with full access (left
turn exits permitted) would increase the intersection capaclty utilization by two
percentage points thus having a significant impact on three of the study
intersections: PCH at Malibu Canyon Road, Malibu Canyon Road at Civic
Center Way, and PCH at Webb Way, Of these three intersections, the
intersection of PCH and Malfbu Canyon Road would continte to operate at LOS
C. The intersection of Malibu Canyen Road at Civic Center Way would continue
fo operate at LOS D. The level of service at the Intersection of PCH and Webb
Way would be worsened from LOS C to LOS D.

tf the City determines that the Civic Center Specific Plan has been
indefinitely delayed or if the fransportation development fee appears
unlikely to be adopted then the applicant shall construct (or shall
reimburse the City for constructing) the improvements identified in this
EIR as mitigation for the project's impacts, These measures are only

required if the transportation development fee has not been established
and the project's fairshare contribution pald prior to the issuance of the

occupancy permit for the hotel:

53 PCHat Mglibﬁ Canyon Road: Under the full access scenario, the

project would add two percentage points to the intersection capacity
utitizatlon in the p.m. peak hour (0.73 to 0.75, LOS C). This impact
can be fully mitigated by converting the existing ight-tum lane from
Malibu Canyon Road to PCH to a free right fum lane (which allows
continuous right tums regardless of the signal cycle without
stopping so that right tums do not interfere with through and left-
turning traffic) and restriping the southbound lanes to a left-turm and
a left-through combination lane. This measures may require
acquisition of right-of-way from Pepperdine University. The free
right turn would require a satisfactory acceleration lane along PCH
so that right-turning movements could merge with westbound traffic,
If Kanan Road is reopened to through traffic, the number of vehicles
making the right turn from Malibu Canyon Road to PCH might be
reduced and this meastre may no longer be required. However,
because the intersection would continue fo operate at an acceptable
LOS C with the proposed project, and because other improvements
may be needed o this intersection to meet long-term cumulative
travel demands, the project should be required to contribute Its falr
share to Improvements needed at this intersection based on
development identified in the Clvlc Center Specific Plan. Under the
no-left-turm-egress scenario, the project does not have a potentiafly
significant effect at this Intersection and no improvement would be
necessary, If the City determines that the Civic Center Specific
Plan has been indefinitely delayed or if the transportation
development fee appears uniikely to be adopted then the applicant
shall construct (or shall reimburse the City for constructing) the
described improvement.

Less Than
Slgnificant
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TABLE ES-1

SUMMARY OF ENVIRONMENTAL IM PACTS AND MITIGATION MEASURES,

IMPACTS

Futt Access Continued:

MITIGATION MEASURE

LEVEL OF
SIGNIFICANCE
AFTER
MITIGATION

5.4 Matibu Canyon Road at Ciyic Center Way: The project wit! result
ih a wo percentage point increase in the ICU value at this
intersection in the p.m. peak hour (0.81 to 0.83, LOS D) under
either the full access option or the no-left-tum-egress option, To
mitigate the impact, the northbound and eastbound free right tum
lanes shouid be eliminated and a second northbound through lane
provided. Major signatl modifications would be required, and the
traffic signal would need to be moved to provide the additional
space for the northbound through tane. This mitigation measure
would provide sufficient capacity to improve the level of service to
compensate for the two percentage point reduction In intersection
capacily utilization resulting from project traffic.  if the City
determines that the Clvic Center Specific Plan has been indefinitely
delayed or if the transportation development fee appears uniikely to
be adopted then the applicant shail construct {or shail reimburse the
City for conslructing) the described improvement.

5.5 - PCH at Webb Way: Under either access scénario, the praject wiil
also result in a two percentage point increase in the ICU vaiue at
the intersectlon of PCH and Webb Way in the p.m. peak hour. This
impact can be fully mitigated by providing a third westbound through
tane on PCH. This fane may be required to be continuous between
Webb Way and Maitbu Canyon Road, if the City determines that
the Civic Center Specific Plan has been indefinttely delayed or if the
transportation development fee appears unlikely to be adopted then
the applicant shall construct {or shalt reimburse the City for
constructing) the described improvement,

No-eft-turn Eqress Option: inthe p.m, peak hour, the project with left turn
exits prohibited would increase the Intersection capacity utilization by two
percentage points and thus have a significant impact on only two of the study
intersections: PCH at Civic Center Way, and PCH at Webb Way. Under this
scenario, the project would contribute less than two percentage points to the
ICU value at PCH and Matibu Canyon Road. This option wouid have a lesser
effect on PCH at Mailbu Canyon Road because I would not generate as many

southbound left turns at this Inlersection.

Mitigation Measures 5310 5.5

Less Than
Significant
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SUMMARY OF ENVIRONMENTA

TABLE ES-1
L IMPACTS AND MITIGATION MEASURES

XXiv

LEVEL OF
-— SIGNIFICANCE
AFTER
IMPACTS MITIGATION MEASURE MITIGATION
Summer Weekend Traffic tmpacts The following measures would mitigate the project's summer traffic Less Than
. impacts. The City has not yet adopled thresholds of significance for Significant

Fult Access Option: - If one applies the Clty's standard level of service criteria summer traffic impacts, made a policy decision that existing thresholds
to the Saturday midday peak hour, the profect woutd result in a significant apply to summer midday traffic, or made a policy of requiting mitigation a
impact requiring mitigation at four intersections under the fult access scenatlo. summer traffic impacts. For these reasons, the Planning Commission
Under the fuil access scenaria, the project would increase the intersection andfor City Councit may choose to rejact these mitigation measures:
capacity utifization by two prrcentage points or more at: PCH and Malibu
Canyon Road (0.831t0 0,86, LOS D), PCH and Webb Way (0.85t00.87, LOS 56 The amount ofthe Civic Center transportation facllities development
D), FCH and Cross Creek Road (0.83 to 0.85, LOS D), and PCH at Las Figres fee assigned to the project shall include a fair share contribution for
Canyon (0,86 to 0,88, LOS D). mitigation project impacts at PCH and Cross Creek Road,
Summer, Full Access, Continued, 57 [PCH/Lag Flores Canyop: An additional wesibound through lane is

needed to mitigate impacts at this intersection under either of the

traffic distribution altematives. This lane can be provided by

converting the westbound right-turn-only lane to a through/right-turn

lane. The departure side of the Intersection would need to be

widened to provide the third westbound fane until this traffic can

merge into fwo fanes. This mitigation measure wouid provide an

. ICU value of 0.73 and Level of Service C.
5.8 PCH/Cross Creek Road: Anadditional lahe lo provide a

westbound right-turn tane will be required to mitigate impacts at this

Intersection under elther of the two lraffic dtstribution atternatives,

This mitigation meastre would provide an ICU vaiue of 0.80 and

Level of Service C.
No-teft-turn Eqress Option: i one applies the City's standard level of service Mitlgation Measures 5.6t0 5.8 Less Than
chiteria to the Saturday midday peak hour, the project would resultin a Significant
significant impact requiring mitigation at four intersections undet the ho-left-
turn-egress scenario, Under the no left-turn-egress scenario, the project would
increase the intersection capacity utiization by two percentage points or more
at: PCH and Maiibu Canyon Road (0.83 to 0.85, LOS D), PCH and VWebb Way
{0.85 to 0.88, LOS D), PCH and Cross Creek Road (0.83 to 0.85, LOS D), and
PCH at Las Fiores Canyon (0.86 to 0.88, LOS Dl.
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TABLE ES-1 |
SUMMARY OF ENVIRONMENTAL iIMPACTS AND MITIGATION MEASURES

———
LEVEL OF
SIGNIFICANCE
AFTER
IMPACTS MITIGATION MEASURE MITIGATION
e
Significant tmpact by CMP Criteria None Required Less Than
| Significant
The addition of profect traffic to future traffic conditions would not increase traffic
demand on any aof the study CMP intersections by two percent’of capacity
causing or worsening LOS F. All study CMP intersections except PCH at
Topanga Canyon Road are projected to operate at LOS better than F. The
project wouid have no significant impact on tntersection performance at PCH
and Topanga Canyonh Road, so the project impact on CMP facllitles Is, -
therefore, considered to be less than significant.
Access 5.1 Project Entry Drive and thternat Circutation: The primary project [ Less Than
entry drive oh Malibu Canyon Road shali be located approximately Significant
The impact of the project's site access without mitigation would be considered 800 feet north of PCH to the satisfaction of the City's Traffic
significant. Engineer. The project’s Internal circulation shalt be reoriented to
ensure that the northerly driveway funclions as the primary egress
from the site. The entry shall provide fult leff turn access in and out
of the project site. The matn access driveway shouid be striped to
atlow for two tanes entering the site, which may narrow lo a singie
tane on site, and two lanes, one left and one right-turn ane, for
exiting the site. The feft-furn tane must be a minimum of 75 feet in
length. This intersection shall be designed and signatized at the
deveioper's full expense to the salisfaction of the City's Traffic
_Engineer.
Parking None Required Less Than
Significant
Based on the analysls for comparable hotel developments contatned in the
previously discussed Resort Hotef Traffic Study, the proposed project will
require about 330 parking spaces to salisfy its parking needs, including 250
spaces for the hotei 44 parking spaces for the filness center and 36 parking
spaces for the Culturatl Hertage Center. The profect would provide a total of
492 parking spaces on site, inciuding 371 spaces for the resort hotel and 121
spaces for the ftness and cuitural heritage centers, The proposed 492 parking
spaces are 162 spaces mare than the 330 estimated by the traffic study.
T
Biologtcat Resources
Vegetation Mitigation Measures 6.1 lo 6.4 Less Than
: Significant

Overall, the profect woutd have a net loss of 14.6 acres of annuat
grassland/disturbed coastal sage scrub vegetation to structura and landscaping
devetopment; conversion of 5,6 acres of disturbed, ornamentai tandscaping and
disturbed coastal scrub to cuttivated nalive landscaping; and 8.04 acres of
coastal sage scrub converted lo cultivated native iandscaping,

XXV
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' TABLE ES-1
SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

IMPACTS

Coastat Sage

Implementation of the project would eliminate 8.04 acreas of coastal sage scnib
habitat, a sensitive plant community on the sie,

6.3.

iy,

MITIGATION MEASURE

6.2, Mitigation for impacts resutting from the oss of 8.04 acres of

undisturbed coastai sage scrub habitat shall be accomplished by
providing 30-acres of the "Francisco Property” or an alternative
location that petter meets the following criteria as off-site
replacement habitat: Similar vegetation type (in this case, coastal
sage scrub dominated by California encelia, coyote brush, Caltfornia
sagebrush and sawtooth goidenbush), wildlife habitat
characleristics, habitat connectivity, amount of habitat area,
topography and accessbitty, proximity to the project site and the
likelihood of future habitat loss due to deveiopment potential.
Acreage shall not be iess than a replacement ratio of 2:1, Off-site
mitigation shat! be subject to review and approval by the City
Biologist prior to issuance of the buitding permit for the project.
Deveiopment on the mitigation site shatt be restricted through a
conservation easement, deed restriction or other mechanism
deemed appropriate by the City Attorney. Preservation shall be
ensured to the satisfaction of the City Attorney prior to the issuance
of the accupancy permit for the project.

The appiicant shall submit grading, stormwater management,
wastewater disposal and landscaping ptans consistent with
grading, coastat sage mitlgation and stormwater management
requirements and a plant llst for approvat by the City prior to
construction. The plant list shall emphasize native drought-tolerant
species to the extent feaslbte considering the need for on-site
disposal of treated effiuent. The plant list shalt avoid thvasive non-
natlve species including oiive and acacta.

LEVEL OF
SIGNIFICANCE
. AFTER
MITIGATION

Less Than
Significant

Witdtife Habitat and Fauna

The project site provides sutable habilat for an array of invertebrate, mammal,
bird and reptile species Inciuding several sensitive animals. Directimpacts from
development on the site wili reduce the existing 27.8 acres of open space by
14.4 acres of structural development and ornamental landscaping. 13.4 acres of
open space wlil remaln as cultivated native landscaping. While species which
use a broad range of habitat types may continue to use the sile, species
associated with coastal sage scrub would no longer be able to use it.

Mitigation Measures 6.2 and 6.3

Less Than
Signtficant
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TABLE ES-1

SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

IMPACTS

LEVEL OF
SIGNIFICANCE
AFTER

MITIGATION MEASURE MITIGATION
’——————————————————-ﬂ

Species Listed or Proposed for Listing as Threatened or Endangered None Required Less Than
Species Signficant
The peregrine falcon is the only antmal species occurring in the generat site
area and fisted as threatened or endangered. While peregtine falcons may
occastonatly fly over the project site or capture prey above it, there is no
stitable nesting habitat on-site and they are untikely to make regular use of the
site, Therefore, the proposed hotel will not significantly affect peregrine falcons. ™
Speciat Status Plants B.1. The tandscaping shali incorporate Califomia black watnut (Juglans Less Than
californica) trees in the southeast corner of the site into the Significant
Califomia black walnut trees are located within the coastal sage scrub areas landscape design to the satisfaction of the City blologist. The
affected by Fuel Modification Plan requirements and are inctuded in the plant existing black wainut trees are expected to resprout after being
patette for the perimeter planting zone, Btack wainut trees are a recommended bumed by the October 1996 fire. if the existing trees are shown to
species for fust modification zones and could be preserved within the fuel be killed by the fire, an additiona 2:1 replacement California black
modificalion area. Based on these facls and the threshotd critetia for watnut trees shalt be incorporated into the landscape design to the
sighificance, imptementation of the project would not substantiaily diminish the satisfaction of the City biologist.
habitat for Cafifornia btack walnut, a sensitlve plant species. If, hawever, black .
waintt trees are tocated in the area which requires grading and subsequent
restoration, the loss of individual black wainut trees couid resutt, this would be
considerad a significant impacl.
tnvertebrates Mitigatlon Measures 6.2 and 6.3
Less Than
No impact is anficipated for monarch butterflies. The coastal sage scrub habitat Signtficant

suitable for the Santa Monica Mountains shietdback katydtd wit not be
preserved. This specles, if present, wouid be Impacted by loss of habltat, No
impact is anficipated to the western spadefoot toad due to the iow probabiiity of
occurrence. Potential adverse impacts exist for seven sensitive repliie species
including the coast homed lizard, coastat whiptait, San Diego banded gecko,
coastal rosy boa, San Bernardino ringneck snake, coast patch-nosed shake
and the slivery legtess lizard due to toss of apen space habitat and indtrect
impacts.

Xxvii
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TABLE ES-1

SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

IMPACTS

Birds

-Sensiilve raptor species that are either known or expected to forage on the site
include the northemn harier, black shouidered kite, golden eagte, ferruginous
hawk, sharp-shinned hawk, Cooper's Hawk and the merlin. No raptor species
are known to nest on the project site. Loss of open space habitat and indirect
Impacts are expected to reduce foraging opportunities on the site for raptor
species. Two other sensitive bird species are expected lo utiiize the profect site
inciudtng the toggerhead shrike and the southern Califomia rufous-crowned
sparrow, Suitabte habitat extsts for Bell's sage spamow but the spectes is rare
In the area. Loss of open space habitat for the loggerhead shrike and indirect
impacis are expected to have some adverse impacts on this species.

Wy

MITIGATION MEASURE

LEVEL OF

SIGNIFICANCE

AFTER

MITIGATION

Mitigation Measures 6,2 and 6,3

Less Than
Sighificant

Mammats

Two speciai status species of bats may occaslonally forage on the site.

Suitable habitat for the southern grasshopper mouse and the San Diego biack-
taited jackrabbit is present and both species are itkely to occur on the site. The
American badger, a wide-ranging species, may us the site tnfrequently. Loss of
open space habitat and indirect impacts are expected to have some adverse
impacts on these species.

Mitigation Measures 6.2and 6.3

Less Than
Significant

Open Space and Habitat

Atthough the project site is relatively small and In an area with surrounding
development, it does provide suitable habitat for a number of sensitive species
as explained above, Loss of open space and coastal sage scrub will reduce the
amaunt of habitat availabte to these species. Based on these facts and the
threshold criteria for significance, impacts to sensitive wildlife species are
considered to be significant.

Mitigation Measures 6.2 and 6.3

Less Than
Significant

Habitat Linkage

The project site is a haturai habitat island that provides one of the two links
between opeh space areas of Bluffs Park and the mountains to the north.
Large mammais may use the sile to move occasionally between these two
areas, as would birds. Small mammats, reptiles and amphibians woutd be most
timited In their ability to use the site. However, total elimination of habitat on the
site would eliminate the possibility of migratian of these species tnto the habitat
area south of Pacific Coast Highway from northern habitat source areas.

Mitigation Measures 6.2 and 6.3

Less Than
Significant
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TABLE ES-1

SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

The change in view obstruction is sfight, and the view wilt remain visibly similar
to the current situation. No significant impacts on scenic views or vistas wouid
result from the project.

LEVEL OF
SIGNIFICANCE
AFTER
IMPACTS MITIGATION MEASURE MITIGATION

Stormwater Runoff Nohe Required Less Than
Significant

Since no runoff travels to Malibu Lagoon or the small wetiand in the Clvic Center

area, the proposed hotel will not directly affect these sensitive biotogical areas.

The project is not anticipated to adversely impact irtertidai, subfidal or kelp

resources offshore of the discharge point because ait storm water runoff wouid

be contratled under the conditlons of the project Storm Water Poliution

Prevention Plan (SWPPP) including flow rates, wastewater disposal, erosioh -

and sediment controt and contaminant treatment for dry weather and initiat

rainfall runoff. Based on the conditions of the SWPPP and the threshold criteria

far slgnificance, impacts to marine resources from storm water runoff are

considered to be a less than significant Impact.

Night Lighting 64 To minimize night lighting impacts on the surrounding habitat area, Less Than

. the outdoor lighting system will be low intensity and focused into Slgnificant

The proposed hotel would introduce night tighting onto the site and would, in hotel facilitfes. it shall be subject to review and approval by the City

generat, reduce the level of concealment and cover avaitable for witdiife. Night Building Official prior to isstance of the buliding permit,

Highting would adversely impact the abtlity of some species to utllize the native .

tandscape area around the dévetopad portlons of the site.  Afhough night

fighting impacts contribute to cumutative impacts to wildlife species, based on

the threshold criteria for signlficance after mitigation, night tighting ts considered

to be a fess than significant Impact.

Visyat Effects

Obstruction of Scenic Views or Vistas None Required Less Than
Significant

Potentiat for Creation of an Aestheticaity Offensive Site Vistbte to the
Pubtic

Because the site is targer and is more cleary visible from a number of nearby
locations than most polential development sites in Maliby, the aesthetic
character of the slle could be aesthetically offensive if the site were deveioped
in an unusuai or highly attention-getting way, The project as proposed has a
number of characteristics which avoid such impact. No significant aesthetic
impacts wiil result from the project.

Mitigation Measures 7.1 and 7.2
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TABLE ES-1

SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

LEVEL OF
~—— SIGNIFICANCE
AFTER
IMPACTS MITIGATION MEASURE MITIGATION
Substanttat Modification of Rurat or Naturat Visuat Character of a Visuatty 7.2 Scrub Garden Companent of Landscape Ptan. The landscape plan | Less Than
Prominent Site shail provide an area for native scrub landscaping to preserve the Significant
naturat visuat appearance of the site to the extent feasible withtn the

The proposed profect wil resutt in substantial modification of the visual Emitations of site development and onsite disposal of treated
character of the site. However, the perimeter vegetation will be cutivated native effluent. A minimum of one acre of scrub habitat shal be included
vegetation. The plant pallet will conslist primarily of ptants which are native to within the tandscape plan. For maximum visual effect, scrub
the Santa Monica Mountains, This will help to preserve the character of the site. tandscaping Is encauraged atong the margins of the site, atong the
Although it is not as important visuatly as the areas across Pacific Coast public pathway along the slope on the north side of the site, and
Highway directly to the south, the site contributes to the limited remaining alang steep slopes below structures on the north, east and
natural setting around the Civic Center area and in the Pacific Coast Highway southeast slopes of the site. The landscape matntenance ptan shall
Corridor near the Civic Center. Because the areas from which the site Is visible provide for regutar thinning of scrub tandscaping to minimize fuet
stiii have substantial areas of naturat environment within the view, the overatt supply and resutting fire danger,
rural setting and character of the view will remain, and the overali effect of the
change in the appearance of this sie is not considered signlficant when
reviewed within its targer context.
Grading and Terrain Modification None Required Less Than

Significant
The project Invoives substantiat movement of material an the site. A totat of
approximately 119,000 cubic yards of materiat wiil be moved, with 119,000
cublc yards cut from various areas of the site and placed ih approximately
119,000 cubic yards of fill in other tocations, balancing earth movement on the
site so that no net import or export of fill wili be required.

T
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: TABLE ES-1
SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

The architectural style proposed for the project, while stil anly a general
concept, includes tile pitched roofs supported by wood beams, and earth-tone
wall surfaces. While this style is consistent with the most common architecturat
style of homes, public and commerciai bulldings in the area, it is not normatly
considered rural, The scale of the buildings is substantially smatler than the
largest buildings of the surrounding large developments, including City Hali,
Pepperdine University, and Hughes. Structures are smaller but higher than
those of the nearby shopping center. Whth this design, no significant adverse
vistial impacts related to the characler of the architectural design are expected.

criteria for this review as they relate to visuat Impact are outlined below.
Exceptions to these conditions where necessary to provide for unique

and demonstrated excelfence and creatlvity in design may be granted at

the discretion of the City.
a. Malerials and finlshes - Materials and finishes used on all exposed

surfaces within the project shall be specified tn architecturat
drawings which are provided to the City for revlew and approval
prior to instatation. The City's review shall ensure that the following
general design standards are met;

The profect shall have a predominant deslgn theme with a specific
limited palette of colors, materials and finishes which are used
thraughout the profect. Such matertals and finlshes shalt have the
foltowing general characteristics:

Maior buiiding surfaces and accents. Major buiiding surfaces shail
be light colors and matte finishes which reflect the character of the
natura) environment in the vicinity of the project. Accent colors
used for decorative panets, window and door frames, roof trim, and
roof tites or other roof materials may include darker, more saturated
colors as appropriate. The colors of naturat sand, sea, sky, earth,
leaves and bark found in the natural environment surrounding the
site, or unique to naturat materais used in construction, shait be
used predominately. Garish, bright and unnatural colors or color
combinations shall not be used where they would be visibie from a
distance outside the profect site. The intent of this guldetine is that
the buiidings and other constructed features of the project should
not draw attention to themselves by cantrast in color to the natural
tandscape.

Quatity of Construction Materials, Building materiats which reflect a
character of quaiity and permanence shail be used.

LEVEL OF
| SIGNIFICANCE
AFTER
IMPACTS MITIGATION MEASURE MITIGATION
Architecturat Character 7.1 Design Reyiew. The developer shall submit the following for review Less Than
and approval prior to development. The general conditions to be met and | Significant

xxXi

T

¥ P o T——— o ————

SR S e

e e T i et N D T Y, L e e e L by 8 L B A s i R



TABLE ES-1

SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

Architeciural Character, Continued

IMPACTS
I-——__-—-——.—_-.——T

.

MITIGATION MEASURE

LEVEL OF
SIGNIFICANCE
AFTER
MITIGATION

Landscaping ~ Landscaping shail be used to soften the appearance
of buildings. Trees which at maturity are as tail as the roofs of
buildings shall be used throughout the perlphery of the developed
areas of the site to break up the visual appearance ofthe site and
hide structures so that the landscaping withtn 20 years is designed
to conceal a minimum of 50% of each major building surface that
would otherwise be visible from off-site locations. Species which
minimize fire risk shall be used, as approved by the Fire
Department. Shrubbery around the base of structures shall be used
to soften the line of the buitding atong the ground. Where basement
tevels of structures are visible from surrounding areas becatse of
the position of structures on the siope, giving the buitding an
appearance of three-story height, shrubbery shat! be used to
substantlally conceal the lower tevel.

A tandscape maintenance pian shatt be submitted for approvat by
the Pianning Director and Fire Department. The landscape
maintenance plan shall provide for the regular pruning and thinning
of vegetation to minimize fuel supply and fire danger.

In 'undeve:aped areas of the site, natural, tow-scale vegetation shall

" be preserved and restored to the extent feasible white providing for

sufficient on-site disposal of treated effluent. (Biologicai fmitations
oh landscaping are discussed in Sectlon 2.6.)

Lighting. Lighting shail be used as hecessary for internai circutation
and circulation to and from the site as necessary anly, and not to
draw attention to the site or its features. Limited low-level
decorative lighting of internal landscaped areas shalt be permitted
within this limitation, At exterior fighting shatt be directed downward
and tnward to the ste, and shielded to prevent visibiiity of the
sources of light from a distance or poilution of the night sky by
unnecessary upward-directed ifumination. Al exterlor lighting

" fixlures of greater than 150 watls shall use low-pressure sodium

tighting to conserve energy and limit pottution of the night sky.
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TABLE ES-1
SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

T —

Archltectural Characer, Continued.

IMPACTS

MITIGATION MEASURE

LEVEL OF
SIGNIFICANCE
AFTER
MITIGATION

Signs. Signs shall be limited to those necessary to Identify the site
and its location, and to provide for safe cliculation by people and
vehicles. Internally lluminated signs shall be limited to signs
necessary to point out emergency routes. Signs shall be
compatible with the restrictions on materials and finishes outiined
above,

Building Facades. Large blank areas of building facades visible to
the public shall not permitted. Such facades shall be broken by
architectural features such as decorative sculptural panels,
setbacks, windows, columns, textured surfaces or other
architectural details as appropriate.

Building facades should reflect a common theme throughout the
project, and should show common patterns and rhythms of
fenestration, structural details, etc.

Less Than
Signlficant

Culturat Resources

There are two cultural resource areas within the boundaries of the project site:
CA.LAN-266 site, including the CA-LAN-1715 area. The proposed Rancho
Malbu Hotel development plan includes in-situ preservation of prehistoric
cultural resources by capping or covering the deepest and most sensitive
portion of the CA-LAN-266 site, including the CALAN-1715 area, About $0
percent of this site will be capped. In addition, the Cily will require the developer
to Implement a cultural resource management plan (CRMP) covering 100
percent of the site. The CRMP's conditions will be Incorporated into deed
restrictions for the property to ensure the protection of this archaeological site in
perpetulty for future generations. The Implementation of the CRMP will
preseive 50 percent of the CA-LAN-266 site, including the CA-LAN-1715 area,
and protect the remalning ten percent of the undisturbed site area.

8.1

8.2

83

The applicant shall implement a Cultura! Resource Management
Plan (CRMP) as approved by the Cily's archaeclogist. The
CRMP shall include detailed instructions for removal of
vegetation, capping, and surface collection/mapping of each
specific sub-area of the site, monitoring, curation of any
recovered archaeological materials, documentation, and
utilization of these materials for displays and interpretive
programs about prehistoric Native Americans who lived in this
area. The CRMP shall be implemented under the City's
supervision. No construction activity in any affected area shall
be permitted until the City determines that the CRMP for that
area Is fully completed. A representative of the area's Native
American peoples shall be consuilted, present, and/or otherwise
appropriately involved in the implementation of the CRMP.

In the event that a major new archaeclogical discovery is made,
construction activity in that area shall be terminated and the City
shall be notified of such findings. The Planning Director, in
consuitation with the City Archaeologist, shall determine CRMP
procedures to be implemented at the affected location, Including
any modifications to the CRMP as appropriate, .
The project shall include Chumash cultural motifs in lobby art
and other Interlor decoration as appropriate to provide a means
0 reconpi - :

Less Than
Significant
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UNAVOIDABLE ADVERSE SIGNIFICANT

CEQA defines a significant impact on the environment as “a substantial, or
potentially substantial, adverse change in any of the physical conditions within an
area affected by the project. Approval of a project with unavoidable significant
impacts requires adoption of a Statement of Overriding Considerations by the lead
agency. Such a statement finds that the lead agency has reviewed the EIR, has

balanced the benefits of the project against its unavoidable significant effects, and --

considered the significant effects to be acceptable.

The proposed project would nof resuit in any significant unavoidable adverse
_ impacts after mitigation.

_ POTENTIALLY SIGNIFICANT ADVERSE IMPACTS THAT CAN BE
MITIGATED AND IMPACTS CONSIDERED BUT FOUND NOT TO BE
SIGNIFICANT '

Table ES-1 summarizes the significant adverse impacts that can be mitigated and
the impacts which were found not to be significant.

BENEFICIAL IMPACTS

The proposed project would have the following beneficial local and regional effects:

. Provision of additional visitor-serving overnight accommodations as required
" by the California Coastal Act.

L Improvement of the jobs/housing balance by providing jobs in a housing-rick
and jobs-poor area, consistent with the Regional Growth Management Plan.

. Preservation of the biological resource rich, 30-acre Francisco Property.

ALTERNATIVES TO THE PROJECT

The following seven alternatives to the project-are evaluated in Chapter 3:

+  Alternative A: No Project (Visitor Serving Commerciai use) / 0.15 FAR
»  Alternative B: Luxury Hotel and Theme Restaurant / 0.20 FAR

+  Alternative C: Condominium Complex / 0.15 FAR

* Alternative D: 250 Room Business Suites Hotel / 0.15 FAR

»  Alternative E: Luxury Hotel and Cultural Center with Restricted Spa

Use/0.20 FAR

City of Malibu xxxiv , Rancho Malibu Hotel EIR
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Alternative F; Luxury Hotel and Cultural Center / 0.15 FAR

Alternative G: _ Largest hotel with on-site wastewater balance and on-
site preservation of coastal sage scrub
Alternative H: . No Development

In addition, two alternatives were considered but were found to be infeasible:
development of the project at an altemative location and developing the site with a

public or quasi-public use.

Alternatives were selected with the objective of reducing significant effects of the
proposed project. Several altematives involving a smaller hotel were included since
many impacts, including traffic, biological resources, and wastewater related
impacts are to some extent a function of the amount of development on the site.
Reducing the intensity of development reduces these local impacts of the proposed
project.

The rationale for the selection of alternatives was as follows:

1.

Since the project exceeds the standard for intensity of development under
the Interim Zoning Ordinance (IZ0), alternatives have been included which
consider development up to the permitted Floor Area Ratio (FAR) of 0.15
allowed under the 1Z0.

Since the site includes existing coastal sage scrub habitat, alternatives were
considered which increase the potential to preserve this habitat on site. The
amount of habitat that can be preserved is a complex function of where
buildings are located in relation to the coastal sage scrub habitat area (which
determines fuel clearance and fuel modification zones which, in turn, affect
the quality of the preserved scrub habitat), the building footprint and parking
required to support the specific development (which determines the amount
of the site that can be used for irrigation for wastewater disposal) and the
type and intensity of use of the site (which determines the amount of
wastewater generated).

An altemnative to reduce traffic impacts by restricting spa use to hotel guests
only.

COMPARISON OF THE ALTERNATIVES

The following alteratives would be environmentally inferior to the proposed project
and would result in additional significant impacts:

Ciry of Malibu XXXV Rancho Malibu Hotel EIR



Alternative A - No Project (Visitor Serving Commercial Use / Q.15 FAR): This
alternative would result in significant land use, geotechnical, air quality,

traffic, biological resource, and archeological impacts. Wastewater impacts
would be less than significant. Biological resource impacts would be less
than the project. As with the proposed project, geotechnical, biological

- resource and archeological impacts could be mitigated to a |level which is

less than significant. This alternative would result in less wastewater-related

impacts than the proposed project. It would have substantially greater traffic _

and air quality and land use impacts than the proposed project. Air quality
and land use impacts would be significant and unmitigated impacts. Without
preparation of a detailed traffic study, it is not known whether the traffic
impacts of this alternative could be mitigated to less than significant. This
alternative would therefore result in greater impacts than the proposed
project. For these reasons, this alternative is considered to be slightly
environmentally inferior to the proposed project.

Alternative B - Luxury Hotel and Theme Restaurant / 0.20 FAR: As this
alternative would have somewhat more impact than the proposed project in
the areas of air quality, traffic and circulation, and water quality/wastewater
treatment, and similar impacts in the areas of land use, geotechnical
hazards, biological resources, visual and aesthetic effects and
archaeological resources. This alternative is considered to be
environmentally inferior to the proposed project.

Alternative C - Condominium Complex / 0.15 FAR: This alternative could
achieve on-site wastewater balance. Preservation of the coastal sage would
be possible under this alternative. However, this altemative is considered
environmentally inferior to the proposed project, even though it could reduce
some of the project impacts - particularly impacts on coastal sage scrub and
wastewater disposal, because it would result in additional adverse impacts -
including significant adverse impacts on public facilities and services, and
an adverse land use impact by conflicting with local and regional land use
plans which may not be mitigatable.

The following alternatives would be environmentally superior to the project and to
Alternatives A, B and C:

Alternative D - 250 Room_Business Suites Hotel / 0.15 FAR: This
alternative would be able to balance wastewater on-site, but would have
greater visual and impacts. This alternative would have less impact than the
project in the impact areas of air quality, traffic and circulation, biological
resources and water quality/wastewater treatment. This alternative would
be capable of achieving on-site wastewater balance, with off-site mitigation
of coastal sage habitat. Up to 20% of the coastal sage could be preserved

City of Malibu XXXVi Rancho Maliby Hotel EIR
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on-site. It would have similar impacts in the areas of land use and
archaeological resources and slightly greater visual and aesthetic effects.
For these reasons, this altemative is considered to be slightly superior
environmentally to the proposed project.

. Altemative E - Luxury Hotel and a Cultural Center with Restricted Spa Use/
0.20 FAR: This alternative would have similar impacts to the project in the
areas of land use, geotechnical hazards, water quality/wastewater treatment,
air quality, biological resources, visual and aesthetic effects and
archaeological resources and fewer impacts in the area of traffic and
circulation. For these reasons, this altemative is considered to be
environmentally superior to the proposed project.

L Alternative F - Luxury Hotel and a Cultural Center / 0.15 FAR: As this
alternative would have less impact than the project in the impact areas of air
quality, traffic and circulation, and wastewater, and somewhat less impact in
the areas of land use and visual and aesthetic effects. With preservation of
the some of the coastal sage habitat, biological resources impacts could also
potentially be less. This alternative is therefore considered to be
environmentally superior to the proposed project.

] Alternative G - Largest Luxury Hotel With On-Site Water Balance and On-

Site Habitat Preservation: This alternative would have substantially less
impact than the project in the impact areas of air quality, traffic and
circulation, biological resources and water quality/wastewater treatment, and
somewhat less impacts in the areas of land use and visual and aesthetic
effects. For these reasons this alternative is considered to be
environmentally superior to the proposed project.

° Altemative H - No Development: This alternative would have the least impact
of all the alternatives in the impact areas of geotechnical hazards, water
quality/wastewater treatment, air quality, traffic and circulation, biological
resources, visual and aesthetic effects and archaeological. However, the
project site is a private property that can be developed in accordance with
the City of Malibu Land Use Plans. The City General Plan designates the
project site for commercial visitor-serving uses such as hotels, developed at
a maximum of up to 0.25 FAR. The Interim Zoning Ordinance (1Z20) allows
development up to a 0.15 FAR. To preclude any development from
occurring on the site in the future, ejther the City, or other public or private
party would need to purchase the site and to deed the site in perpetuity as
an open space land preserve. At the present time, there is no indication that
any public or private entity would be interested in purchasing the property for
this purpose now or at any time in the future. Therefore, this development
alternative is neither realistic nor feasible. In addition, this scenario is not a

City of Maliby XXXVii Rancho Maliby Hotel EIR
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reasonable altemative to the proposed project as defined by CEQA. CEQA
requires alternatives that ... could feasibly attain most of the basic purposes
of the project and could avoid or substantially lessen one or more of the
significant effects [of the project]..” This altemative would prevent the project
from being developed in any form, and therefore would preclude the
achievement of the basic objectives of the project, which are to provide
luxury hotel accommodations at a coastal location serving the region and
national and international visitors to the California coast. The Malibu/Santa

Monica Mountains Land Use Plan calls for the provision of visitor access to ™

the coast through the provision of hotels and other visitor serving uses. This
alternative would be contrary to this objective.

TI-&E ENVIRONMENTALLY SUPERIOR ALTERNATIVE

Alternative H, the No Development Alternative would be the environmentally
superior altemnative, although it would result in an additional land use impact.
However, the No Development (or No Project) alternative does not fulfill the project
objectives and it is likely to be infeasible since it would require either the City, or
other public or private party to purchase the site and to deed the site in perpetuity
as an open space land preserve. At the present time, there is no indication that any
public or private entity would be interested in purchasing the property for this
purpose now or at any time in the future.

The CEQA Guidelines require, that when the environmentally superior alternative
is the “no project” alternative, that the EIR identify an environmentally superior
alternative amount the other alternatives.® In this case Alternative G would be the
environmentally superior alternative.

Alternative G - Largest Hotel With On-Site Water Balance and On-Site Habitat
Preservation: This alternative would have less impact than the proposed project in
all but one of the issue area. Land use, traffic, air quality, wastewater, biological
resources, and visual impacts would be less. |t would have a comparable
archaeological resources impact. For these reasons, this alternative is considered
the "Environmentally Superior Alternative.”

AREAS OF CONTROVERSY AND ISSUES TO BE RESOLVED

To date, major areas of controversy raised by the public or public agencies
regarding environmental impacts associated with the proposed Rancho Malibu
Hotel have included the compatibility of the project scale and character with the
community character, on-site wastewater disposal system and wastewater disposal

*See CEQA Guidelines Section 15126(d){4).

City of Malibu Xxxviii Rancho Malibu Hotel EIR
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from cumulative development in the Civic Center area, and the potential for
affecting habitat linkage between Santa Monica Mountains and the coast. These
issues are analyzed in the EIR.

MITIGATION MONITORING PROGRAM

In accordance with Section 21081.6 of CEQA, a mitigation monitoring program will
be adopted by the City of Malibu if the project is approved. The monitoring program
is designed to ensure compliance with adopted mitigation measures in this EIR. A
mitigation monitoring program for the proposed Rancho Malibu Hotel project has
been developed separately from the EIR document, and is available for review at

lthe City of Malibu Planning Department, 23555 Civic Center Way, Malibu, CA
90265-4804.

City of Malibu XXXIX Rancho Maliby Hotel EIR
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1. PROJECT DESCRIPTION

PROJECT BACKGROUND

In 1984, a large hotel complex was proposed for the two parcels which make up a
triangular shaped site located between Civic Center Way, Malibu Canyon Road and
Pacific Coast Highway. The County of Los Angeles prepared an EIR for that
proposal - the Rancho Malibbu Mesa Development - in 1984, evaluating seismic,
soils, water, visual, and traffic impacts." The County approved a conditional use
permit (CUP) for that proposal in 1985, and in 1986 the Coastal Commission issued
{a coastal development permit. Subsequently, the project was redesigned to comply
with the County’s certified Malibu/Santa Monica Mountains Land Use Plan and to
respond to landscaping, grading, and visual concerns. The redesigned proposal,
‘which was approved by the County, included a 300-room hotel in separate hillside
villa buildings, a separate restaurant, and a separate community use facility.

The CUP and coastal development permit imposed a total of forty-seven conditions
on the previous project. Prior to incorporation of the City of Malibu, all but one of
these conditions were complied with. The remaining condition related to
wastewater disposal. In 1991, the City of Malibu placed a moratorium on all new
development and the project was precluded from moving forward.

PROJECT SUMMARY

The current proposal is a 250-room hotel development. This proposed project has
50 less rooms than the 300-room hotel project previously approved for the site.?
The proposed project incorporates public access, an on-site wastewater treatment
and reclamation facility, and other features in compliance with the coastal
development permit conditions and the previous County conditions.

Y1he EIR for the Rancho Malibu Mesa Development, State Clearinghouse Number 84022910
is incorporated herein by reference. The document is availabie for review in the Planning Department
of the City of Malibu located at 23555 Civic Center Way, Malibu, CA 90265-4804.

ZFor a full comparison of the project previously approved by the County and Coastal
Commission and the currently proposed project, please see the response fo comment 20-2 in Chapter
7 of this EIR.

City of Malibu 1 Rancho Malibu Holel EIR



e S e B Sy e R ot 3k 2 M b byt R & e D e T e L B B A RN VN S A YN e o R T S S T

PROJECT LOCATION AND BOUNDARIES

The project’s 28-acre site occupies the northeast corner of Pacific Coast Highway
and Malibu Canyon Road. Eigure 1 shows the site’s location and boundaries.

PROJECT OBJECTIVES
Objectives of the Developer/Sponsor : ' -

The project developer, The Malibu Land Company, a division of The Adamson
Companies, seeks to develop the site in a manner: consistent with the land use
defignation for the site contained in the City's General Plan;, compatible with
surrounding uses; and, that will provide an economic return through room and
service charges. To realize these objectives, the developer has proposed a luxury
hotel facility that also includes a cultural center public footpath through the site, and
dedicated open space on the site’s landscaped slopes. ‘

Objectives of the City

The City’s objectives for the site are expressed in the Malibu General Plan adopted
in November 1995. The Plan designates the site for Commercial Visitor Serving-2
uses (CV-2), such as hotels and restaurants which respect rural character and
natural environmental setting. The adopted Interim Zoning Ordinance permits
development with Commercial Visitor Serving (CV-2) uses on the site. Other City
objectives for development of the project site include ensuring that the site's
development does not hamm the natural resources and aesthetic values of the area,
and preserving the rural residential character of Malibu.

EXISTING CONDITIONS

Most of the 28-acre project site is a gently sloping bluff, but the southern edge of
the site is a steep south-facing slope above Pacific Coast Highway, and part of the
eastern edge is a steep northeast-facing slope above Winter Canyon. Currently,
the site is mostly undeveloped and covered with native vegetation and ornamental
plants from a previous nursery operation. Portions of the site have been graded in
the past, and a dirt service road remains on the site.

Cily of Malibu 2 _ . Rancho Malibu Hotel EIR
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Project Characteristics
Design Concept

The Rancho Malibu Hotel is being proposed as a luxury hotel designed in the
"California Rancho" garden and courtyard tradition, as exemplified by the Bel-Air
Hotel and the Malibu Lagoon Museum. Rancho Malibu Hotel would be made up of}
separate guest villas; support facilities; a cultural heritage center, housing cultural

and educational displays, an art gallery and artifact curation; a fithess/health spa for -

use by hotel guests and local residents; and tennis courts, lawn bowling, and other
amenities. The hotel villas would be placed on three descending levels sloping
south and east. The hotel's entrance court, lobby, bar/cafe, and spa building would
stand at the center of the highest level. Most of the villas, the meeting rooms,
ballroom, administration, court yards, pool, and lower bar would surround this
central court at a lower level. The remaining villas would be located on the third
level, which is the lowest. All levels would be linked by meandering pathways,
courtyards, and gardens.

Buildings would be 28 feet above grade and would incorporate earth-tone colors.
Figure 2 shows the proposed site plan.

The buildings would be surrounded by gardens, secluded walkways, and open
spaces grown with native vegetation, cultivated native vegetation, ornamental
vegetation, and turf grass. The total landscaped area would comprise 17.145
acres, or 61.6 percent of the site.

Design and Building Characteristics

Design and building area characteristics are summarized below:

Site size: 27.8 acres

Number of Rooms: 250

Square Footage: 242 391

Floor Area Ratio (FAR): 0.20

Building Height: 28 feet above grade, except for a rotunda

which would peak at 35 fest above grade

Facilities:
Villa #1 19,085 square feet
Villa #2 11,555 square feet
Villa #3 13,059 square feet
Villa #4 ' 19,619 square feet

CHty of Malibu 4 ) Rancho Malibu Hotel EIR
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Villa #5
Villa #6
Villa #7
Villa #8
Villa #9
Villa #10
Villa #11

Administration

Lobby

Lobby Bar

Cafe

Support Facilities
(Kitchen, guest services,
maintenance)

Housekeeping

Mechanical/Storage

Receiving

Ballroom

Meeting Rooms .

Garden Units

Retail & Garden Units

Fitness Center & Spa

Specialty Restaurant

Cultural Heritage Center

(Swimming pools, tennis
courts, lawn bowling)

Parking:

Wastewater Treatment:

Landscaping:

LA e B BN A VT I I L T T T T T Rt e

11,544 square feet
7,847 square feet
19,712 square feet
9,165 square feet
9,165 square feet
6,429 square feet
19,113 square feet

8,699 square feet
5,800 square feet
3,000 square feet
4,200 square feet
10,972 square feet

1,955 square feet
11,350 square feet
4,566 square feet
5,000 square feet
9,616 square feet
2,461 square feet
5,449 square feet
10,000 square feet
4,060 square feet
9,000 square feet

492 spaces (397 spaces for hotel and 95
spaces for the Cultural Heritage Center.)

On-site full reclamation facility, including
groundwater monitoring wells and
moisture sensors for drip and spray
irrigation with reclaimed water.

Total 17.145 acres, or 61.67 percent of
the 27.8-acre site, will be irrigated,
landscape. Cultivated native vegetation
will be used along the perimeter of the
site. Turf grass will be used for open
spaces in the center of the site.

City of Malibu
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Grading:

TFraffic Circulation:

Signage:

Lighting:
{Mechanical Equipment:
Electrical:

Public Trails:

Open Space:

Operational Characteristics
Cultural Heritage Center
Specialty (Hotel} Restaurant:
Cafe:

Lobby Bar:

Ballroom:

Meeting Rooms:

Fitness Center & Spa:

Approximately 119,000 cubic yards
balanced on site.

Ingress/egress via Malibu Canyon Road.
Will include infrastructure improvements
at intersections and travel lanes off-site.

Low scale, with no internal electric or
neon lighting.

Low-intensity, directed inward on site.
All screened and sheltered.

All underground.

Dedicated public nature pathway
traverses the site, parallel to Civic Center

Way.

Dedicated open space on sloped
landscaped areas.

8am-6p.m.
11am.-10p.m.
7am.~10 p.m.

1tam.-1am.

No Specific Hours -~ mostly evening use
for weddings, bar mitzvahs, charity
functions, hotel guest events, community
functions, etc. The ballroom is often used
at night by the same hotel guests who are
using the meeting rooms during the day.

9 a.m. - 6 pm. - Use by community
groups (i.e. local groups and service
organizations) and hotel guests (i.e.
business and other small group meetings)

5 a.m. - 10 p.m. - Use by hotel guests
and local residents.

City of Malibu
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Guest Transportation: Shuttle vans for use off-site within and
" outside of the community. Electric jitneys
for on-site transportation.

Construction

Construction of the propdsed hotel facilities is estimated to last approximately 12
months.

Relatlonship to Local Plans

In November, 1995 the City adopted its first General Plan for Malibu. The proposed
hojel use is consistent with the General Plan's Commercial Visitor Serving - 2 (CV-~
2) designation for the site. As currently proposed, the project will require a
conditional use permit for the hotel use, site plan review for building height, and
variances from a number of specific requirements of the Interim Zoning Ordinance.

Surrounding Land Uses

The project site is separated from surrounding uses by major roadways. The only
property adjoining the project site is the Malibu Bay Company’s property, used as
leach fields for treatment of sewage from the Malibu Colony Plaza located on the
ocean side of Pacific Coast Highway. To the northwest of the site on the hills above
Malibu Canyon Road, is the Pepperdine University campus. To the east, across
Civic Center Way, are three condominium complexes, a church, school, and the
Civic Center. To the west, across Malibu Canyon Road and at some distance from
the site is a large single family development, the Malibu Country Estates. To the
south, the site adjoins the Pacific Coast Highway. Across Pacific Coast Highway
are Malibu Bluff Park, a community center, Malibu Lagoon, beaches, and the Malibu
Colony Plaza shopping center.

Uses of the EIR
City of Malibu
This EIR will be used by the City of Malibu in the following actions on the project:
Planning Commission
+ Approval of a Conditional Use Permit No. 96-005 for hotel use and
Variance request No. 96-010 for reduced parking, increased setbacks,

Floor Area Ratio (FAR), volume of grading, and height of rotunda tower
(height above 28 feet).

City of Malibu 8 Rarnicho Malibu Hotel EIR
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» Site Plan Review No. 96-015 for height up to 28 feet and construction
on slopes between 2.5:1 and 3:1.

Various City Departments
» Approvals of lot tie covenant, grading, building, design, landscape,

Stormwater Management Plan (SWMP), reclamation facility, and other
public works permits, including roadway improvements.

Other Agencies
In addition to the City, other public agencies will be involved in granting permits for
;spec'rﬁc facilities which come under their jurisdiction. The following agencies may
~use this EIR in their decision making:
California Water Quality Control Board, Los Angeles Region
. Approval of all necessary permits for the use of reclaimed water for
irrigation from the on-site reclamation facility.

. Approval of Stormwater Pollution Prevention Plan (SWPPP).

South Coast Air Quality Management District

. Approval of all necessary permits for the on-site reclamation facility.

California Coastal Commission

’ Approval to either amend the existing Coastal Development Pemit
(CDP) granted in 1986 or issue a new CDP.

County of Los Angeles Health Department

. Approval of all necessary permits for the use of reclaimed water.

Los Angeles County Fire Department

. Approval of a Fuel Modification Plan.

Caltrans

. Approval of all necessary permits for modifications in the Pacific Coast

Highway right-of-way and curb cuts, and utility construction along
Malibu Canyon Road.

City of Malibu : 9 Rancho Malibu Hotel EIR



. Provision of a Caltrans encroachment pemit, in all instances where
work on the project falls within or affects the State right-of-way, such as
construction, signalization, grading, changes to hydraulic run-off, etc.

City of Malibu ' 10 Rancho Malibu Hotel EIR



2. ENVIRONMENTAL IMPACT ANALYSIS

As required by CEQA, this section describes the environmental setting, identifies
potential environmental impacts, and develops mitigation measures to avoid or
substantially lessen any significant effects of the project.

The EIR analyzes the environmental issue areas identified for further analysis in‘the
Initial Study (Appendix A). Analysis of each impact issue area includes the following
components:

l- Environmental Setting: A discussion of the existing conditions, services, and
physical environment of the site.

. Thresholds Used to Determine Significance of Impacts: The amount or type
of impact which constitutes a substantial or potentially substantial adverse
change in the environment. Some thresholds are quantitative (e.g., air
quality, transportation/circulation), while others are qualitative (e.g. visual
effects). The thresholds are intended to help the reader understand why the
EIR has concluded that a particular impact is considered significant or not
significant. )

Thresholds include: those stipulated by CEQA and CEQA Guidelines; those
established by City of Malibu, county, state and federal agencies; and those

- developed specifically for the project to address unique concerns, such as
wastewater treatment.

. Project Impacts: An evaluation of the proposed project's impacts in
quantitative and qualitative terms. Based on the "Thresholds Used to
Determine Significance,” project impacts are determined to be "significant”
or "less than significant.”

. Mitigation Measures: A discussion of the measures required by the City to
minimize potential significant adverse impacts.

. Level of Significance After Mitigation: A determination of the project's
remaining level of impact after all required and recommended mitigation
measures are implemented.

The environmental issues discussed in this EIR include:

21 Land Use and Planning
2.2 Geotechnical Hazards

Cily of Malibu : 11 Rarnicho Malibu Hotel EIR



2.3
24
25
26
2.7
2.8

In addition, long term cumulative and growth-inducing impacts of the proposed-hotel - o
development are discussed in Section 4 of this EIR.

T e e

Water Quality/Wastewater Treatment
Air Quality :
Transportation/Circulation

Biological Resources,

Visual Effects

Cultural Resources
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2.1 _LAND USE AND PLANNING

This section discusses primary land use impacts of the proposed project, that is, the
project's consistency with:applicable land use plans and policies. Secondary land
use impacts, such as traffic, air quality, visual effects, and others, are discussed in
the EIR sections immediately following.

ENVIRONMENTAL SETTING ' )

The project site consists of a gentle hill rising above the Pacific Coast Highway,
between Malibu Canyon Road and Civic Center Way. It is open land grown with
&rees, shrubs, grasses, and other vegetation. About a third of the 28-acre site is
covered with relatively undisturbed native coastal vegetation. Much of the flatter,
top portion of the site was used in the past for a nursery.

To the northwest, across Malibu Canyon Road, are Pepperdine University and the
Malibu Country Estates single family residences. To the south, across Pacific Coast
Highway are the Malibu Bluffs Park and Community Center, the Malibu Road and
Malibu Colony single family residences, an automobile tow yard, an animal care
facility, the Malibu Colony Plaza Shopping Center, two gas stations, a post office
building, a private golf course, and the Malibu Lagoon. To the northeast, across
Civic Center Way, are three condominium complexes, two churches, two schoals,
the Hughes Research Laboratories, and the Malibu Knolls single family residences.
To the east are a tennis club, two nurseries, professional office buildings, a civic
center complex, a public utility building, a lumber yard, a storage yard, the Cross
Creek Center and Malibu Country Mart shopping centers.

THRESHOLDS FOR DETERMINING SIGNIFICANCE OF IMPACT

Based on CEQA Guidelines, land use impacts are considered significant if the
proposed project will conflict with the City General Plan designation or conflict with
applicable environmental plans or policies adopted by other agencies. Impacts are
also considered significant if the proposed project will be incompatible with existing
land uses in the vicinity. '

A substantial change in the use of the site (such as from a vacant site to a
developed site), if consistent with local policy, is not considered a significant land
use impact. Nonetheless, land use impacts which are not significant may resuit in
secondary effects, such as traffic and utility effects, which may be significant.

City of Malibu 13 Rancho Malibu Hotel EIR



PROJECT IMPACT

Consistency with Land Use Plans

California Coastal Commission

The project site is located within the coastal zone, and any development on the site

requires an approval by the Coastal Commission to ensure consistency with coastal -

plans and policies. The proposed project is a reduced room version of the Rancho
Malibu Mesa Hotel complex previously proposed for the site.' The County
approved a conditional use permit {CUP) for that proposal in 1985, and in 1986, the
Cofastal Commission issued a coastal development permit approval. Subsequently,
the project was redesigned to comply with the County's certified Malibu/Santa
Monica Mountains Land Use Plan and to respond to landscaping, grading, and
visual concerns. The redesigned proposal, which was approved by the County,
included a 300-room hotel in separate hillside villa buildings, a separate restaurant,
and a separate community use facility.

The currently proposed project reduces the size of the hotel to 250 rooms, replaces
the separate restaurant with a cultural heritage center, and includes an on-site
water reclamation facility to comply with the coastal development permit conditions.
This modified proposal is consistent with previous approvals and, thus, is consistent
with land use plans for coastal development which call for the provision of ovemight
visitor accommodations within the coastal zone. The proposed project land use
would not result in any significant impacts associated with Coastal Act
consistency.

However, as detailed in Section 2.5, Traffic and Circulation, the proposed parking
for the project is less than that typically required by the Coastal Commission based
upon past Commission actions. This and all other design elements of the project
will be reviewed by the Coastal Commission prior to either approval to amend the
existing Coastal Development Permit or issuance of a new Coastal Development
Permit. Since development cannot occur without Coastal Commission approval, no
significant unmitigated Coastal Act consistency impacts are anticipated.

City of Malibu

The proposed hotel development use is consistent with both the City General Plan's
land use designation for the site and the City Interim Zoning Ordinance designation.
Both the General Plan and the Interim Zoning Ordinance designate the project site
for Commercial Visitor Serving Uses-2 (CV-2). The CV-2 designation provides for

! See: EIR for the Rancho Malibu Mesa Development, SCH # 84022910.

City of Malibu 14 Rancho Malibu Hotel EIR
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uses such as hotels and restaurants which respect rural character and natural
environmental setting.

Under the General Plan designation, CV-2 uses can be developed at a maximum
floor area ratio (FAR) of from 0.15 to 0.25.2 The project is proposed to be
developed at 0.20 FAR. The proposed project would not result in any
significant impacts associated with General Plan consistency.

The City is currently in the process of preparlng a Specific Plan for the Civic Center
Area. A draft version of the Civic Center Specific Plan has been completed, but
has not yet been approved or received environmental review. [t is anticipated that

{the Draft Plan will be modified by the City Planning Commission and City Council

during the summer and fall of 1997, and then be subject to an EIR.* The proposed
project is within the Civic Center Specific Plan area and is consistent with uses
anticipated for the parcel under the Plan. No Specific Plan land use
compatibility impacts are anticipated to result from the proposed project. The
Plan, as currently proposed, would include some modification to roadway network
in the Specific Plan area and construction of a wastewater treatment plant that can
accept effluent from both new and existing development in the Plan area.*

Hotel Land Use Compatibility

The project site is separated from surrounding land uses by Malibu Canyon Road,
Civic Center Way, and Pacific Coast Highway, and no developed parcels directly
abut the site. These roadways provide a buffer between the proposed hotel and
land uses in the site's vicinity. In addition, the project will include landscaping along
the site's boundary, providing additional bufferlng The proposed hotel will not
adjoin any residential uses.

The surrounding uses include three large condominium complexes, Pepperdine
University campus, Civic Center public and professional offices, two schools, two
churches, shopping plazas, motels, a hotel and other commercial recreation uses
along the Pacific Coast Highway's stretch west of Carbon Canyon Road and
through the Civic Center. The proposed hotel use is compatible with this existing
mix of land uses in the site's vicinity. The proposed project would not result in
any significant land use compatibility impacts.

* City of Malibu General Plan, November, 1995.
3Page i-1, Draft City of Maiibu Civic Center Specific Plan, July 1997.
*Since the Civic Center Specific Plan has not yet been adopted and it is anticipated that the

Draft Plan will be modified, the analysis in the EIR is based on existing roadway and wastewater
disposai conditions.
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Size and Scale Compatibility

The area residents have expressed concerns about the scale and character of the
proposed hotel. Major concerns include the size of the proposed hotel (250 rooms)
- considered by some to be too large for this location, and the provision of
conference, ballroom, banquet facilities, and other amenities - considered to
indicate a convention-type hotel, incompatible with Malibu's character as a rural
residential community situated in a unique and fragile natural environment. These .. =3
issues are discussed below.

The project site is adjacent to the Civic Center area, which is one of the more
int@nsively developed commercial and office areas of Malibu, however, there are o3
several larger undeveloped parcels in the vicinity as well. The Malibu Country
Estates single family homes and other low-density residential developments are
located to the northwest of the site, at quite a distance. A small number of single-
family homes are located along the hills below Malibu Canyon Road above the Civic
Center, but are buffered from the site by distance and by more intense school and
multi-family residential uses. This location of the project site places it on the
perimeter of the Civic Center area, rather than in the nearby residential areas of the
City. The project proposes a 250-room hotel developed at 0.20 FAR which is of
comparable scale and size to the existing development in the Civic Center area
which includes: several governmental and public offices; shopping plazas east of 2
the Civic Center serving residents and tourists; Maison de Ville, Malibu Canyon :
Village, and Malibu Pacifica condominium complexes housing more than 400

residents; Pepperdine University campus serving several thousand students; and o
Hughes Research Lab with about two-hundred employees. The proposed 250 hotel
rooms on a 28-acre site will result in a lower intensity development than many of the

existing uses discussed above, including the three condominium complexes totaling

169 units on about 10 acres of land. '

fon

In the future, under the Civic Center Specific Plan, vacant land between the site and _
Malibu Lagoon is expected to be developed with a mix of uses, further defining the -
area as a civic and commercial core. These uses will most probably be developed

at within a range of 0.15 to 0.20 FAR specified in the Draft Specific Plan, although

Draft Plan provides for density bonuses.® The proposed hotel, at 0.20 FAR, will be

compatible in scale to future development. The proposed FAR is consistent with

the FAR specified in the Draft Specific Plan for the parcel on which the proposed

project would be located. Therefore, no significant impacts related to the

intensity of development would result from the proposed project.

Lol

*For more detail please see Chapter IV of the Draft Civic Center Specific Plan.
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Section 4, Altermatives to the Project, discusses several of alternative smaller sized
hotels. Secondary land use impacts related to the size of the hotel, such as traffic,
wastewater treatment, geology, and biology are discussed in the EIR sections
immediately following. Vijsual impacts of the hotel are discussed in Section 2.7 of
this EIR.

Character Compatibility

The project is a luxury hotel and, as such, is expected to incorporate quality design,
architectural treatment, building materials, and landscaping. The proposed design
indicates the use of separate villas, meandering pathways, patios and plazas,
{numerous gardens, and extensive landscaping. The physical design of the site is
intended to create an intimate character by placing structures on three descending
levels, sloping to the east and south. The lobby building and motor court would be
located at the center of the highest level, while villas, tennis courts and other
amenities would be placed in semi-circles on the two lower levels. All levels would
be linked by meandering pathways with plazas and gardens. Except for the
rotunda, which would peak at 35 feet above grade, the hotel villas and other |
buildings would be two-story structures, no taller than 28 feet above grade,
comparable in height to the surrounding development. As illustrated in Section 2.7,
Visual Effects, the hotel would not obstruct views from residences or other uses in
the vicinity, nor would it create a massive urban node on the site. However, any
development on the project site would change the site's undeveloped visual
character (see Section 2.7, Visual Effects, of this EIR).

The hotel design includes a ballroom and meeting rooms, which comprise about
14,600 square feet of floor area. This size does not allow for holding large
conventions, banquets, or events, since the meeting rooms could comfortably
accommodate no more than about 320 persons, and the ballroom, no more than
133 persons.® Most events in the ballroom are expected to be held in the evenings
or on weekends, while conferences and meeting would be held during the day.
However, both facilities could be combined if needed to accommodate events with
about 400 people. These facilities account for less than six percent of the hotel's
total floor area, which indicates that it will primarily function as a luxury hotel, rather
than a convention-type hotel and banquet facility. As such, the project's
character appears to be compatible with the community's general character,
and the Civic Center area's specific character, so the character compatibility
impact is considered less than significant. It is possible that the time of events
could be scheduled such as to be inconsistent with the rural character of the Malibu

. SCalcuiated on the basis of 1 person per 30 square feet of usable space. (Usabie space is
a net space for tables, displays, refreshment serving, etc., left after mechanlcal devices and other
structural features are accounted for).
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community; this would be a significant impact of the project. However, as part
of the Conditional Use Permit for the project the City can limit the number and times
of these events to ensure that the hotel functions are consistent with the City's goal
of protecting the rural character of Malibu community.

Development Standards of the Interim Zonina Ordinance’

The City of Malibu has reviewed the proposed project’'s consistency with the .

development standards contained in the Interim Zoning Ordinance. Minor
inconsistencies with development standards, in and of themselves, are not
considered a significant project impacts, since as detailed below, the City's Site
Plgn Review and Variance procedures are designed to ensure that design approval
will not be granted unless the effect of the inconsistencies are minor.

Site Plan Review

The proposed project includes construction on slopes with grades between 2.5:1
and 3:1 and building heights above 18 feet, up to 28 feet.?. These are two of the
conditions which require approval of a Site Plan Review application, under the
Interim - Zoning Ordinance.® Site Plan Review is intended to ensure that no
significant impacts result from construction under the conditions outlined in Chapter
9420 of the Interim Zoning Ordinance.

The Planning Director may approve or conditionally approve an
application (for Site Plan review) only if the Planning Director
affirmatively finds that the proposal meets all of the following:

1. That the project does not adversely affect the neighborhood
character;

2, Th'at the project protects the natural resources and complies
with the City's land use policies, goals and objectives, as
defined by staff;

3. That the project provides maximum feasible protection to
significant public and private views, as defined in 9303.A.17 of
the Interim Zoning Ordinance;

7Cfty of Malibu Interim Zoning Ordinance, February, 1993.

Four of the villas are iocated within portions of siopes between 2.5:1 and 3:1. The site pian
includes two story buildings that are 28 feet in height.

? See Atticle IX, Chapter 9420, Section 9423 of the interim Zoning Ordinance

City of Malibu 18 Rancho Malibu Hotel EIR
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That the project does not affect solar access, as defined by
staff;

That the project will not adversely affect the City's ability to
prepare a General Plan;

That the project is likely to be consistent with the General Plan
. . . and, even if the project is ultimately inconsistent with the
General Plan, there is no probability of a substantial detriment
to or interference with the future adopted General Plan;

The proposed project complies with all applicable
requirements of state and local [aw.

The proposed project includes construction on slopes and building heights between
18 and 28 feet which require Site Plan review. Any potential physical impacts on
the environment associated with building height and construction in slope areas are
addressed in Sections 2.2, Geotechnical Hazards, and Section 2.7 Visual Effects.

Variance Request

The proposed project is inconsistent with: six of the Interim Zoning Ordinance's
development standards which are applicable to the proposed project.’® As a result
the proposed project would require a variance from these development standards
to allow the floor area ratio, parking, setbacks, height of the rotunda tower, and
grading, as proposed. As detailed in Article IX, Chapter 9460, Section 9465 of the
Interim Zoning Ordinance:

The (Planning) Commission may approve and/or modify an
application for a variance in whole or in part, with or without
conditions, provided that it makes all of the following findings of fact:

A

There are special circumstances or exceptional characteristics
applicable to the subject property, including size, shape,
topography, location, or ‘surroundings such that strict
application of the zoning ordinance deprives such property of
privileges enjoyed by other property in the vicinity and under
the identical zoning classification.

The granting of such variance or modification will not be

~ detrimental to the public interest, safety, health or welfare, and

19 etter to Michael Vignieri {project appiicant) from the City of Maiibu, dated January 3, 1997.

City of Malibu
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The following is a summary of the aspects of the project that are inconsistent with
the development standards contained in the Interim Zoning Ordinance for
commercial development and that would require approval of a variance from the

will not be detrimental or injurious to the property or
improvements in the same vicinity and zone(s) in which the
property is located.

¢
The granting of the variance will not constitute a special
privilege to the applicant or property owner.

The granting of such variance or modification will not be
contrary to or in conflict with the ‘general purposes and intent
of this Chapter, not to the goals, objectives and polices of the
General Plan. . .

The variance or modification request is consistent with the
purpose and intent of the zone(s) in which the site is located.

The subject site is physically suitable for the propoéed
variance or modification.

The variance or moaodification permit complies with all
requirements of state and local law.

All or any necessary conditions have been imposed on the
variance or modification as are reasonable to assure that the
variance will not be detrimental to the health, safety and
welfare of the City.

Planning Commission:!!

1.

Eloor Area Ratio: Maximum floor area ratio for CV-2 land uses under the
Interim Zoning Ordinance is 0.15. which would [imit development to
approximately 182,000 square feet. The proposed project includes 242,391
square feet of development, which represents a FAR of 2.0. Sections 2.3
(Water Quality/Water Treatment) and 2.6 Biological Resources discuss the
physical impacts on the environment which would result from development
at this level of density.

"The project applicant has detaiied a number of reasons why the applicant feels a variance
is warranted. (See ietter from Michael Vignieri to Emmanuel M. Ursu dated March 6, 1997). Some of

these reasons have been inciuded in the text discussion which follows.

City of Malibu
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Number_of Parking Spaces: Under the Interim Zoning Ordinance, the
proposed project would be reguired to include approximately 1303 parking
spaces based on the uses currently proposed. The proposed project
includes provision.of 492 parking spaces.

The ftraffic study (Appendix D to this EIR) determined that the number of
parking spaces proposed is adequate based on the proposed use of the
hotel. The reasons for this conclusion are detailed in Section 2.5,
Traffic/Circulation, and in the Traffic Analysis for the proposed project
contained in Appendix D of this EIR.

Provision of additional parking, with its associated increase in hardscape
could result in greater impacts on wastewater, runoff and landscaping.

Location of Parking Spaces: Under the Interim Zoning Ordinance, parking
spaces need to be within 300 feet of the use they are intended to serve.

It is unlikely that locating of some the parking more than 300 feet from the
entrance to the hotel would result in adverse parking impacts on other uses
or activities. The hotel is expected to use some of the more distant parking
spaces for valet parking and employee parking. Provision of parking at the
setbacks required could result in some two story development on site and
the possible need for some tuck-under parking or a parking structure.

Setbacks: The Interim Zoning Ordinance requires a front yard setback of
20% of [ot depth, including parking areas; a minimum side yard setback of
10% of lot width; cumulative side yard setbacks of 25% of lot width; and, a
rear yard setback of 156% of Iot depth. In the case of the proposed project,
the front yard setback would be 259 feet. The following features do not meet
the front yard setback: the cultural center is setback 25 feet; the parking lot
is setback 15 feet; and, the tennis courts are setback 55 feet. In the case of
the proposed project, the required minimum side yard setback would be 97
feet. The following features do not meet the minimum side year setback
along Pacific Coast Highway: the cultural center is setback 23 feet; Villa 1 is
setback 60 feet; Villa 2 is setback 54 feet; Villa 3 is setback 60 feet; and Villa
4 is setback 90 feet. In the case of the proposed project, the cumulative
setback requirement would be 241 feet (144 feet from the north property
line). The following structures do not meet the cumulative side yard setback
along Civic Center Way: Villa 11 is setback 94 feet and Villa 10 is setback 84
feet. In the case of the proposed project, the required rear yard setback

2 Sl s e e -

would be 194 feet. The following structure does not meet the rear yard

setback: Villa 6 would be setback 135 feet from the east property line.
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Strict compliance with Interim Zoning Ordinance standards could result in:
(1) a greater concentration of the proposed uses in the center of the project
site and (2) more two-story buildings, rather than the one-story buildings
currently proposed. The proposed setbacks are in part due a number of the
unique characteristics of the parcel: the large size, triangular shape, the fact
that the site boundaries are defined by three major roads, its elevation above
its residential neighbors, the presence of an archeological site on the

property, and the presence of a branch of the Malibu Coast Fault on the site .

(see Section 2.2 for a complete description).

Section 2.7, Visual Effects, discusses the degree to which the project could
§ create visual impacts and includes mitigation measures which reduce the
level of impact to less than significant.

5. Height Above 28 Feet: The lobby tower is proposed to be 35 feet in height.
Under the Interim Zoning Ordinance, the height of structures would be
limited to 28 feet above grade.

The proposed rotunda is the only design element within the complex which
would exceed the height limitation. The rotunda has been designed to
function as an architectural feature and landmark for the site.

Section 2.7, Visual Effects, discusses the degree to which the project could
result in visual impacts and includes mitigation measures which reduce the
level of impact to less than significant.

6. Grading: Under the Interim Zoning Ordinance grading is limited to 1,000
cubic yards, excluding foundation and substructure excavation. The
proposed project would include 119,00 cubic yards of grading.

The specific impacts of grading on the site are discussed in Section 2.2
(Geotechnical Hazards), Section 2.4 (Air Quality), and Section 2.7 (Visual
Effects) of this EIR. No unmitigatable grading-related impacts are identified.

The project applicant has requested a variance from these development standards,
as part of the project application. A request for a variance in itself does not
constitute a significant physical impact nor does it constitute a land use impact. The
requested variances, if granted, would not result in a significant land use impact
because they would not conflict with the City's General Plan nor other
environmental policies or plans. Furthermore, the variances would not change the
characteristics of the hotel in a manner that would make the use incompatible with
surrounding uses.
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MITIGATION MEAS URES

The following mitigation measure addresses the land use impacts of the proposed
project:

1.1.  The project's conditions of approval shall include limitations on the hours of
operations of the hotel's public uses. Public use of the meeting and
ballrooms shall be limited to 11:00 a.m to 12:00 am. -

Mitigation measures for secondary land use impacts, such as traffic, wastewater

treatment, visual effects, and others, are addressed in the EIR sections immediately
following.

LEVEL OF SIGNIFICANCE AFTER MITIGATION

Based on the thresholds of significance, land use impacts after mitigation will be
less than significant.

REFERENCES
City of Malibu General Plan, November, 1995,

City of Malibu Interim Zoning Ordinance, February, 1993,
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22 GEOTECHNICAL HAZARDS

This section includes information provided by an updated geotechnical assessment
prepared for the project by Leighton and Associates (Leighton & Associates,
Updated Geotechnical Assessment for Rancho Malibu Hotel EIR, July 26, 1995),
included in this EIR as Appendix B. [t also includes information from the hydrology
analysis prepared for the project (Robert Bein, William Frost & Associates, Rancho

Malibu Hotel Hydrology Analysis, December 10, 1996), included in this EIR as -

Appendix F.

ENVIRONMENTAL SETTING

|
Soils

Slope Stability

Extensive field explorations of the project site in 1989 included bulldozer trenches
and boreholes. These explorations uncovered two ancient [andslides on the east-
facing slope, descending toward Civic Center Way along the site’s east boundary.
Both landslides occurred when the sea level was considerably lower than it is at
present and are considered to be very old, most probably over 10,000 years old.
Subsequent erosion of the toe portions of the slides, followed by deposition of
alluvium in the bottom of the canyon as a result of rising sea level, has tended to
stabilize the upslope remnants by providing a natural buttress.

Soil Conditions

L aboratory testing of soil and bedrock from the site confirmed the presence of some
highly expansive materials locally within the more clayey bedrock which are only
exposed at the surface near the proposed community use facility building in the
north portion of the site. Based on the boring log descriptions and testing, the bulk
of the terrace deposits covering most of the site,. however, appear to be dominantly
granular soil of low expansion potential.

Seismic Hazards

A branch of the Malibu Coast Fault was found to traverse the southern portion of
the site, rather than the southeast comer as previously thought. This fault has been
found to be approximately 75,000 years old and is therefore classified as potentially
active by State criteria.’ (A potentially active fault under State criteria is a fault on

! Michael Phipps, CEG, former City Geologist. May 6, 1996,
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which displacement has occurred between 11,000 and 1.5 million years ago, j.e.
last movement is pre-Quaternary).

The closest active branch of the Malibu Coast Fault zone is across Pacific Coast
Highway, approximately 200 feet south of the project site. The most northerly of the
two fault lines (traces) within the fault zone projects toward the project site and the
northwest corer of the special studies zone (Alquist-Priolo Zone) encroaches
approximately 200 feet-into the south central portion of the project site (see Figure
3). Exploratory trenching in this area in 1989 concluded that no evidence was found
to consider this fault to be active. This Malibu Coast Fault is considered by the City
to be the controlling seismic hazard because of its proximity and potential for a
jmaximum credible earthquake of 6.8 magnitude. A map of the site’s geologic
features is shown in Figure 3.

Groundwater

Subsurface investigations conducted on the site between 1982 and 1989 indicate
that depth to groundwater has ranged between 23 and 55 feet in the bedrock
formations, and 36 feet or more in a permeable sand layer at the base of the terrace
deposits overlying the bedrock. Most of the groundwater appears to be minor
seepage perched on less permeable layers within or at the base of the terrace
deposits, and at localized deeper levels within the bedrock. Although no perennial
springs or persistent ground-surface water seepages are known to exist within the
site, heavy seasonal rains are likely to cause zones of moisture to appear on the
face of steeper slopes as a result of infiltrating water mlgratlng laterally on the less
permeable layers.

The flow direction of migrating groundwater appears to be generally at low gradient
toward the south, and at somewhat steeper gradient along the top of the bedrock
toward the south and southeast in the western half of the site. [n the eastern half,
the bedrock surface slopes mainly eastward directing groundwater toward Civic
Center Way.

Drainage

The project site lies in the City's Drainage Area Number 10-A (DA-10A). This area
drains to southeast underneath Pacific Coast Highway. All runoff from the site is
caught by the existing culvert at Pacific Coast Highway. No runoff drains into
Malibu Lagoon or the small wetland in the Civic Center area. Figure 4 illustrates
existing drainage patterns.
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All development is required to comply with the provisions of the County of Los
Angeles National Pollution Discharge Elimination System (NPDES) Permit which
implements the Federal Water Pollution Control Act. To comply with the NPDES
Permit, an applicant must prepare a Stormwater Management Plan (SWMP) in
accordance with City Ordinance 157 to address specific measures for maintaining
the off-site storm drainage flow rate at or below the redevelopment rate and
preventing contaminants from entering the runoff.

Grading and Erosion Control

If a project requires grading of more than five acres, a State grading permit,
including a Stormwater Pollution Prevention Plan (SWPPP), is required by the
Regional Water Quality Control Board. The City will also require the applicant to
obtain a grading and erosion control permit.

THRESHOLDS FOR DETERMINING SIGNIFICANCE OF IMPACT

Geotechnical impacts are considered significant if the project will result in or expose
people to seismic hazards, landslide hazards or soils hazards. Due to the existing
concerns about a rising groundwater table and its potential effect on slope stability,
especially in the Malibu Bluffs Park area. Project impact will also be considered
significant if the project will affect the groundwater table through ground discharges.

PROJECT IMPACT
Soils
Slope Stability

The geotechnical investigations, including slope stability analyses, indicated that
certain existing slopes in the eastern portion of the site do not meet current safety
standards. The larger ancient [andslide within the Malibu Coast fault zone at and
below the eastern site boundary, while not directly impacting the proposed
construction, is adversely influenced by the proximity of the landslide. The slope
stability hazard is, therefore, considered to be a significant impact. However,
available engineering measures included in the project's grading plan, as required
by the City including removal and recompaction of soils, or placement of stable
buttresses, and other techniques will reduce this impact to a level below
significance. The City will review the project's plan for compliance with engineering
standards and City requirements.
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A review of the design and operational characteristics of the project's preliminary
'landscape irrigation system concluded that the proposed system will not adversely
impact land stability, either onsite or offsite.? (See discussion in Section 2.3 of this
EIR). . :

Soil Conditions

The uncertified fill underlying the north portion of the site has been found to be.of
suitable quality, however, additional subsurface investigations and testing were
recommended to confirm its suitability for the proposed construction atop.
Extensive backfill, although compacted, in several long exploratory trenches along
,the east property line may also require further evaluation to certify its suitability for
providing structural support.

Since adverse soil conditions exist on the site, this impact is considered significant.
However, available standard engineering measures can reduce this hazard to a
level below significance, and these measures are incorporated into the project as
required by the City’s standard review process.

Seismic Hazards

A building setback zone ranging from 70 to 95 feet wide has been established by
the property owner along the branch of the Malibu Coast fault zone crossing the
south portion of the site. All of the proposed habitable structures are located
outside the delineated zone (see Figure 3). Therefore, fault rupture hazard is
considered |less than significant. o

The earthquake hazard analyses conducted for the site since the 1984
environmental assessment for the previous proposal, have not revealed any
unanticipated soil, geologic, or groundwater conditions which would make the
proposed project geotechnically infeasible. The depth and nature of the
groundwater and soil conditions are not considered to be conducive to liquefaction.
The project, like any other development in the City, will incorporate State and the
City of Malibu seismic safety requirements and guidelines into the design and
construction of all facilities on the site, reducing seismic impacts to current safety
levels. The project does not include parking structures or other structure types that
were found to be inadequately designed in recent earthquakes. Therefore, seismic
hazards are considered less than significant.

%See Letter from Richard Lung, CEG 111, of Leighton and Associates, Inc. to Michae! Vignieri
dated June 11, 1986 contained in Appendix B.
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Groundwater

A substantial amount of the nbrmal rainfall at the site that currently infiltrates to the
ground, will be intercepted by, the extensive paved area of roadways, parking, and
other hardscape, as well as by the roofed areas of proposed buildings. Such

surface-water runoff will be collected by the project’s onsite drainage system and

discharged to the existing offsite storm drains or natural drainage channels. As

such, the project will reduce natural groundwater recharge during storms. This is _

not considered a significant impact since the underlying groundwater aquifer is
not used as a source for potable water.

The effluent from the proposed water reclamation facility will be treated and used
to irrigate the site. The analysis of the proposed landscape irrigation system
concluded that the project will not result in a significant impact on groundwater (see
detailed discussion in Section 2.3, Water Quality/Wastewater).®

Drainage
Appendix F contains a detailed hydrology map and calculations.

The grading plans approved for an earlier proposal for hotel development on the
site, before the incorporation of the City .of Malibu, include provisions for
construction of subdrainage to intercept and discharge potential groundwater which
tends to accumulate behind proposed compacted fills, such as in the landslide
removal areas, and retaining walls. The City requires any project applicant to
prepare and submit detailed grading plans for review and approval by the City
Building Official .

The project is not expected to result in a significant impact on stormwater runoff
because, to comply with the County’s NPDES Permit, the City will require a Storm
Water Management Plan (SWMP) in accordance with City Ordinance 157. The
required SWMP will address the specific measures for maintaining the offsite storm
drainage flow rate to the pre-developed condition and also preventing contaminants
from entering the storm water runoff. A large grassy swale area with a standpipe
and overflow drain designed to receive all storm water runoff could provide the
necessary detention to meet this condition. [n addition this would provide the
necessary treatment for dry weather flow and the first half-inch of rainfall to remove
contaminants. :

¥ \bid.
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Grading and Erosion Control

The grading plan for the proposed project is included in Appendix B of the EIR.
Because the project excegds five acres of grading, a state grading permit, including
a Storm Water Pollution Prevention Plan (SWPPP), will be required by the Regional
Water Quality Control Board, in addition to a grading and erosion control permit
from the City. The required SWPPP must address specific measures for minimizing
erosion and sediment transport offsite during construction and grading, to.the
satisfaction of the City Building Official. Appendix F included in this EIR contains
detailed descriptions of structural and non-structural controls and other Best
Management Practices (BMPs) used to satisfy these requirements. Due to these
Jrequirements, grading and erosion control impacts will be less than significant.

MITIGATION MEASURES

The following mitigation measure will reduce soil stability and soil condition related
impacts to a less than significant level:

2.1.  The project shall undergo the City development review process, which
includes review and approval of all project grading and development plans,
design review, and completion of any additional geotechnical analyses as
required by the City. The City requirements include implementation of soil
engineering measures prepared by certified engineers, construction in
accordance with the Uniform Building Code and measures prepared by a
registered engineer, having an independent observer on the site to observe
compliance with grading measures and plans, and other similar measures.

2.2. The applicant shall submit a revised hydrology report which accounts for the
specific site plan and landscaping plan to be developed and which provides
for the on-site retention of stormwaters, for review and approval of the Public
Works Director prior to issuance of a grading permit.

2.3. The final plan for the proposed wastewater treatment and disposal system
shall be reviewed and approved by a geotechnical consultant approved by
the City, in order to ensure that the final design will not adversely impact
local slope stability and off-site landslides. The findings of the geotechnical
consultant shall be submitted to and approved by the City Geologist, prior to
issuance of the building permit.

The following measure is a standard condition of approval designed to ensure
mitigation of drainage as well as adequate grading and erosion control:
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2.4. The project shall develop and implement a State Storm Water Pollution
Prevention Plan and City Storm Water Management Plan in accordance with
requirements of the County of Los Angeles NPDES permit and of the City of
Malibu's Ordinance 147 in order to comply with- the Federal Water Pollution
Control Act.

LEVEL OF SIGNIFICANCE AFTER MITIGATION
These existing City requirements and guidelines together with conditions of .
approval imposed on the project by the California Coastal Commission and the
existing State safety requirements, adequately reduce any potential geotechnical
imbact to a less than significant level.
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2.3 WATER QUALITY/WASTEWATER TREATMENT

This section summarizes the conclusions of technical evaluations prepared for the
project applicant by Perry & Associates Collaborative and Harold Welborn and
Associates as well as the independent review performed by City staff and the City's
consultant, Montgomery Watson. The previous Draft EIR for the project contained
a discussion based on technical evaluations prepared by Perry & Associates
Collaborative and Harold Welborn and Associates in March of 1996. This
information was reviewed by Montgomery Watson prior to inclusion in the DEIR, in
April, 1996. During the public comment period on the previous Draft EIR, a number
of comments were received requesting additional detail on the derivation
{wastewater numbers and questioning their validity.

On December 17, 1996 additional documentation regarding the wastewater
calculations, -prepared by Harold Welborn and Associates, was submitted by the
project applicant to aid in the response to comments. It addressed the revised
project description discussed in this Revised Draft EIR. This information was
reviewed by Montgomery Watson on February 24, 1997 and subsequently by City
staff.

A draft response to comments and Revised Draft EIR was then prepared. The
Revised Draft EIR was reviewed extensively by City staff, The project applicant was

“also provided with a review copy. The project applicant then requested the ability
to submit additional wastewater documentation to the City for consideration in the
revised EIR. In an effort to ensure as accurate and complete an EIR as possible,
the City permitted the project applicant to provide additional information from Harold
Welborn & Associates and Perry & Associates Collaborative, dated April 21, 1997
and July 16, 1997.

Information regarding a voluntary U.S. Environmental Protection Agency (EPA)
program aimed at helping the lodging industry achieve efficient hotel water
management, was included in the July 16, 1997 submission documentation. In July
of 1997, City staff contacted the WAVE program to obtain additional information
about hotel water use. ’

The purpose of these various evaluations and discussions was to determine the
adequacy of the proposed on-site wastewater reclamation facility to achieve a
"zero-balance” objective, and to evaluate the proposed system's potential for
impacts on groundwater and slope stability in the area. All of the studies, letters
and calculations described in this section are contained in Appendix C of this EIR.
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ENVIRONMENTAL SETTING

Currently, most properties in the City use individual or joint septic systems for
sewage disposal. There are also five small, package sewer treatment plants within
the city serving condominiums and commercial uses. Pepperdine University and
Malibu Country Estates single family residential development, which are located
northwest of the site, across Malibu Canyon Road, jointly share one plant. The

three condominium complexes to the east, across Civic Center Way jointly share -

a facility at the Maison de Ville complex.

The City of Malibu was originally within Los Angeles County Sanitation District No.
33, which was formed in 1965. The District, which was dissolved in 1994, began
planning for a regional sewer system in 1964, but efforts to expand sewage facilities
in Malibu were defeated by voters in public elections.! The voters defeated these
plans in order to limit future growth and development and preserve Malibu’s rural
character.

Malibu recently adopted its first General Plan and Interim Zoning Ordinance. These
documents contain requirements for all sewage and wastewater created on a
residential or commercial property to be processed on that property or by a
neighborhood sewage treatment facility.?

Previously, a hote| with 300 rooms was proposed on the project site. That proposal
was approved by the County in 1985 and California Coastal Commission in 1986,
subject to forty-seven conditions. One of these conditions required the resolution
of the wastewater disposal jssue through either the processing of the effluent on the
project site or the use of a community sewer. In order to meet the condition, the
project applicant has proposed an on-site "zero-balance” water system which
combines a reclamation treatment plant with landscaping designed to balance the
reclaimed water generation. The landscaping has been designed to use 100
percent of the reclaimed water to meet irrigation demands on the site.

The components of the proposed water reclamation system are illustrated in Figure
5.3 The system consists of an underground treatment plant and monitoring wells
to monitor groundwater discharge and quality.

! 1992 Malibu Wastewater Management Study, Philip Williams and Associates and Peter
Warshall and Associates, March, 1992 and Final Environmentaf Impact Report for the City of Malibu
General Plan, November, 1995,

2 City of Malibu General Plan, November, 1995 and City of Malibu Interim Zoning Ordinance,
December 19, 1996, :

3Rancho Malibu Mesa Hotel Zero Bajance Reclamation Addendum to the Alternative
Wastewater Treatment and Disposal Reporf. Psomas and Associates. August, 1991,

City of Malibu 34 . Rancho Malfibu Hotel

-

[CECNPNYE |



Underground water

reclamation faciliies

control bullding localed above
ground (20' x 40" footprinl, 15' high)

Undarground redaimed
water storage
lotal area== 188,000 sq. fi.

P

E Force Main
IZ Gravity Line

o | ® Monitoring Well

. - Underground Reclaimed
Water Storage

SOURCE: The Adamson Companies, 1991.

Toort
€A —w

A U o 1 Pt e TR LA R E 8 Rt R o Y i n e tom EnTie s ®

underground
\ emergency slorage

Hotel Villas and Facilities

Parking

Figure 5
Wastewater System

: E City of Malibu

35 Ranchoe Malibu Hotel EIR



T b U  C RIS P S R S

The method proposed for achieving the required level of treatment for reclaimed
water to be used for irrigation is an extended aeration treatment with tertiary
treatment provided by filtration and disinfection. The wastewater treatment plant
would include equalization and emergency storage to equalize flow rate and store
excess reclaimed water with a storage capacity of 5.14 million gallons; splitter box
for control of flow into treatment processes; aeration basins to aerate the
wastewater flow for 18-24 hours and return activated sludge; an effluent pump
station to feed effluent into the filtration process; and filtration facilities with chemical -
contact facilities and pressure filters. Effluent pumped to the filters would enter the
contact vessels where chemicals would be added to aid in the flocculation process.
The filters would then remove any remaining particles in the effluent. Either before
or jafter leaving the filters, liquid hypochlorite solution would be added for
disinfection. Odor control would incorporate the covering of unit processes that
generate odors and the subsequent "scrubbing” of all air or other gases that would
be vented to the atmosphere. The system includes an underground seasocnal
storage reservoir with 5.14 million-gallon capacity, which is considered to be
adequate for the project storage needs by the system’s designers.

The landscaped area within the site would be irrigated primarily by an overhead
spray system. This system is proposed to serve 14.9 acres (87 percent) of the total
17.15 acres of landscaping. The remaining 2.25 acres would be irrigated by a
subgrade system consisting of emitter lines placed about six inches below the
finished grade and feeding water to the root zone. The subgrade irrigation would
be used for a citrus grove area and courtyard spaces.

To ensure that the irrigation water is applied at a rate that matches the needs and
absorption rates of the landscape throughout the year, the proposed irrigation
system includes moisture sensing stations. Moisture sensing stations would consist
of a series of sensors at varying depths and locations which would relay infermation
to a central computer unit. The central controlling computer unit would operate the
irrigation system on a daily watering schedule. Input from moisture sensors in the
ground and up-to-date weather information would be used to program the watering
schedule. In response to the continuous flow of data from moisture sensors and
meteorological sources, the computer would adjust or interrupt the regularly
programmed water schedule as needed to match the reported conditions. The
proposed system also includes a system of groundwater monitoring wells to monitor
the level and quality of groundwater aquifers underlying the site.

California Department of Water Resources identifies groundwater basins used for
potable water in California. These definitions are used by the Regional Water
Control Boards to establish groundwater quality objectives in the Basin Plan. The
project site is located outside any of the identified groundwater basins and thus,
there are no corresponding Basin Plan objectives. Nonetheless, the issue of
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groundwater is important due to the concern over rising water table and its effect
on slope stability at Malibu Bluffs Park.

THRESHOLDS FOR DETERMINING SIGNIFICANCE OF IMPACTS

Impacts are considered significant if 1) the project will not have the capacity to
process all its wastewater on the site, or 2) the disposal of processed water through
irrigation could substantially affect groundwater levels or ground stability in the area,
or 3) the proposed processing system is not adequate to provide the required level
of sewage treatment. ‘

{PROJECT IMPACT

Zero Balance: Capacity to Process Wastewater on Site

The project's capacity to process wastewater on the site is dependent on two
factors: the amount of wastewater produced and the ability to dispose of the
wastewater on-site, primarily through landscape irrigation.

Irrigation Demand

Perry and Associates Collaborative prepared a landscape plan and wastewater
reclamation report for the project.* A detailed description of the landscape plan is
included the Biological Resources section of this EIR. (See Figure 13 and Table 8).
The landscape plan provides for 17.15 acres of landscaping. Subgrade irrigation
would be used to irrigate 2.25 acres of landscape; 14.9 acres would be irrigated by
overhead spray systems.

Perry has estimated annual average wastewater usage for irrigating landscape
areas at between 13,636,939 and 14,149,724 and gallons per year, depending on
the irrigation efficiency of the spray irrigation system.® The estimate of 13,636,939
gallons per year is based on the irrigation efficiency figure contained in the City's
landscape ordinance. The ordinance is designed to help conserve water by limiting
the amount of fresh water used for landscape purposes. The proposed project is
unique in that the intent of the landscaping and irrigation system is to dispose of
treated wastewater by maximizing evaporation and evapotranspiration, rather than

4Per:‘y & Assaciates Collaborative, Rancho Malibu Hotel Wastewater Reclamation Report
Zera Balance Addendum for Landscape Analysis, March 18, 1996, and the letter from Perry &
Associates to Michael Vignieri dated July 16, 1997, entitled *Support Documentation of Landscape
Water Use Estimates”, included this EIR as part of Appendix C.

>The irfigation efficiency of the subgrade irrigation is 100%.
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to conserve on the use of fresh water.® The documentation contained in Appendix
C provides a detailed description of the irrigation devices and water scheduling
system which will be used to maximize the ability to dispose of the treated
wastewater through irrigation.

The irrigation figures were calculated with the assumption of a four-month winter
season in which rainfall would account for all landscape water needs.” During this

four month period it has been assumed that rainfall would supply 100% of the -

moisture the hotel landscape might need during the winter and that the treated
wastewater from the hotel and related facilities would be diverted to storage for use
during spring, summer, and fall months, as needed.

The estimates of irrigation demand are based on a landscape plan for the project,
which includes 13.4 acres of “cultivated native” landscaping.® They do not assume
the preservation of 8.04-acre coastal sage scrub habitat on-site, which would
substantially reduce demand for irrigation water.®

Wastewater Generation

In order to achieve on-site balance of wastewater, wastewater generation for the
project would need to be in the range of 13,636,939 to 14,149,724 gallons per year.
Levels outside that range would result over time in the accumulation of excess
wastewater, which could not be disposed of on-site.

®Because the proposed project uses reclaimed water, it is not subject to the irrigation
limitations contained in the City's landscape ordinance.

"The assumption that no irrigation will be reqguired in the winter is intended as a conservative
scenario. Some imigation demand is anticipated during winter months. These estimates will be refined
to provide month-by-month projections for landscape irrigation needs, and allow for long term
adjustments, since as landscaping matures, it will provide more shade and protection from wind and
thus reduce inigation requirements. Itis not anticipated that irrigation demands will be reduced as the
plants mature and shade increases. Also, the final landscape palette will carefully consider the exact
location of specific planls within the site, particularly the Julia Phelps Ceanothous and Our Lords
Candle (Yucca whipplei) which do not do well with ample irrigation, and Coast Live Cak and
Lemanade Berry, which reguire good drainage. See: Review of Zero Balance Addendum for Rancho
Malibu Hotel, Montgomery Watson with Takata Associates, April 6, 1996,

%For more details on the landscape plan, please see the discussion in Section 2,6, Biological
Resources.

*Tierra Madre Consultants, biological consultant for the EIR, indicates that this habitat cannot
accept irmgation water during the dry season because of potential problems with mildew, rot and
invasion by other species.
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The project’s likely wastewater generation has been the subject of much study and
debate and the calculation.method was questioned heavily in the comments on the
Draft EIR. Three methods of calculation have now been used in order to determine
the magnitude of wastewater which the proposed project is likely to generate: (1)
a methodology based the Los Angeles County Sanitation District Number 8
connection fee ordinance; (2) a methodology which calculates water use by hotel
room based on plumbing fixtures and behavior; and (3) the U.S. EPA's WAVE
model. Each of these methods is described in turn. The hotel project's actual water
use and wastewater generation will ultimately depend on the actual hotel design
and room occupancy, the hotel's plumbing system and fixtures, and hotel's water
using appliances.

JL.A. County Sanitation District Generation Rates - The "Ordinance Prescribing
the Connection Fee Rate and Mean Loadings per Unit of Usage for County
Sanitation District No. 8 of Los Angeles County” contains wastewater generation
rates by land use type. The ordinance rates were developed sometime in the |ate
1970s/early 1980s.°° The hotel rate most likely represents the average water
use/waste water from a cross-section of hotel types and subsumes within the
number average hotel occupancy and room occupancy.’ The rates predate the
common use of low-flow devices.

Ordinance Rate Method - Based on the rates contained in the ordinance, hotel
wastewater generation is estimated at 55,886 gallons per day, or 20,398,390
gallons per year, which exceeds the wastewater absorption capacity of the site.
The wastewater generation calculation is detailed below:

1. Hotel - 250 rooms: :
Flow rate = 125 gpd per guest room (includes
allowance for reception/lobby, administration,
housekeeping, laundry, room service and other normal
hotel services).!> Total flow main hotel facilities: (250
rooms) x (125 gpd) = 31,250.00 gpd

®Based on phone conversation with Zafar-Mahdi, Senior Engineer in Financial Planning
Section, County Sanitation District, June 24, 1997, City staff have been unable to locate a description

of the methodology used to develop the rates,

Yipig. City staff have been unable to locate a description of the methodology used to develop
the rates.

2 The rate of 125 gallons per day is based on the following assumptions: an average person
generates 100 gallons per day of wastewater and average hotel room occupancy is 1.25 persons per
room, according to the Los Angeles County Department of Public Works.
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2. Ballroom/Banquet Facilities (5,000 sf): P
Flow rate = 1000 gpd per -1000 sf (based on

"Restaurant” user category). Total  flow :
ballrcom/banquet areas: (5,000 sf) x (1000 gpd/1000
sf) = 5,000.00 gpd

3. Meeting Rooms (9,616 sf): , ‘
Flow rate = 350 gpd per 1000 sf (based on "Auditorium” - . ~y
user category). Total flow Meeting areas: (9,616 sf} x

(350 gpd/1000 sf) = 3,366.60 gpd

4, i Restaurants - each with kitchen
(Specialty Restaurant @ 4,060 sf, Cafe @ 4,200 sf,, for _
a total of 8,260 sf). Flow rate = 1000 gpd/1000 sf g
Total flow Restaurants: (8,260 sf) x (1000 gpd/1000 sf) =  8,260.00 gpd e

ETRSR

5. Fitness Center/Spa (10,000 sf)
Flow rate = 600 gpd/1000 sf (with showers). Total flow
Fitness Center/Spa: (10,000 sf) x (600 gpd/1000 sf) =

6,000.00 gpd

6. L obby Bar (3,000 sf)

Flow rate = 350 gpd/1000 sf. Total flow Lobby Bar:

(3,000 sf) x (350 gpd/1000 sf) x = 1,050.00 gpd
7. Cultural Heritage Center (8,400 sf)

Flow rate = 100 gpd/1000 sf. Total flow Center: (8,400 ;

sf) x (100 gpd/1000 sf) =  840.00 gpd
8. Cultural Heritage Center Office (600 sf)

Flow rate = 200 gpd/1000 sf. Total flow Center office:

(600 sf) x (200 gpd/1000 sf) = 120.00 gpd
Estimated Sewage Flow _ = 55,885.60 gpd

Welborn Method #1 - Harold Welborn & Associates prepared a wastewater
calculation for the project based on the ordinance rates, but adjusted the rates to
allow for: (1) a 50 percent low-flow reduction for the hotel rooms and cultural center,
(2) 25 percent low-flow reduction for the remaining hotel uses, (3) 20 percent
reduction on the restaurant square footage based on the assumption that only 80
percent of the gross area would be used for dining, (4) sludge removal, and (5) the
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provision of a fifteen percent contingency factor.’® This approach to the revised
project with Cultural Center vields an estimate for wastewater generation of 36,985
gallons per day, or 13,499,525 gallons per year, which is consistent with the
wastewater absorption capacity of the site. This wastewater generation calculation
is detailed below:'*

1. Hotel - 250 rooms:

Flow rate = 125 gpd per guest room (includes -
allowance for reception/lobby, administration,
housekeeping, laundry, room service and other normal

hotel services).!® - Using low flow fixtures in all hotel

facilities, a 50% reduction in flow can was expected.

Total fiow main hotel facilities: (250 rooms) x (125 gpd)

x (50%) = 15,625 gpd

2. Ballroom/Banquet Facilities (5,000 sf):
Flow rate = 1000 gpd per 1000 sf (based on
“Restaurant” user category). Using low flow fixtures in
all hotel facilities, a 25% reduction in flow was
expected. Total flow ballroom/banquet areas: (5,000
sf} x (1000 gpd/1000 sf) x (75%) = 3,750 gpd

3. Meeting Rooms (9,616 sf):
Flow rate = 350 gpd per 1000 sf (based on "Auditorium”
user category). Using low flow fixtures in all hotel
facilities, a 25% reduction in flow was expected. Total
flow Meeting areas: (9,616 sf) x (350 gpd/1000 sf) x
(75%) = 2,524 gpd

The water conserving devices assumed in developing these projections include:
ULF toilets throughout (max. 1.6 galfflush)

Low volume shower heads throughout (max. 2.5 gal/minute)

High efficiency commercial laundry washing machines

High efficiency commercial dish washing machines

Insulated, recirculating hot water distribution system

Reduced pressure water system for all on-site domestic uses

. * . * . *

¥see letter dated February 18, 1997 from Harold Welborn & Associates to Michael Vignieri
contained in Appendix C. All numbers are as presented in the letter, including the calculation of the
contingency amount, which represents 15.38% of the total.

* 15 The rate of 125 gallons per day is based on the following assumptions: an average person
generates 100 gallons per day of wastewater and average hotel room occupancy is 1.25 persans per
room, according to the Los Angeles County Department of Public Works.
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4. Restaurants - each with kitchen

(Specialty Restaurant @ 4,060 sf, Cafe @ 4,200 sf, for
a total of 8,260 sf). Flow rate = 1000 gpd/1000 sf.
Using low flow fixtures in all restaurant facilities, a 25%
reduction in flow was expected. Rate further reduced
based on assumption that only 80 % of sq ft would be
used for dining. Total flow Restaurants: (8,260 sf} x
(1000 gpd/1000 sf) x (75%) x (80%)=

5. Fitness Center/Spa (10,948 sf)

Flow rate = 600 gpd/1000 sf (with showers). Using low
flow fixtures in all hotel facilities, a 25% reduction in flow
was expected. Total flow Fitness Center/Spa: (10,000
sf) x (600 gpd/1000 sf) x (75%) =

6. Lobby Bar (3,000 sf)

Flow rate = 350 gpd/1000 sf. Usmg low flow fixtures in
all hotel facilities, a 25% reduction in flow was
expected. Total flow Lobby Bar: (3,000 sf) x (350
gpd/1000 sf) x (75%) =

7. Cultural Heritage Center (8,400 sf)

Flow rate = 100 gpd/1000 sf. Using low flow fixtures in.

all hotel facilities, a 50% reduction in flow was
expected. Total flow Center.. (8,400 sf) x (100
gpd/1000 sf} x (50%) =

8. Cultural Heritage Center Office (600 sf)

Flow rate = 200 gpd/1000 sf. Using low flow fixtures in
all hotel facilities, a 25% reduction in flow was
expected. Total flow Center office: (600 sf) x (200
gpd/1000 sf) x (50%) =

Estimated Sewage Flow =
Deduction for sludge removal =

Subtotal =

Contingency (approximately 15%)—

TOTAL

4,956 gpd .

4,500 apd

788 gpd

420 gpd

60 gpd

32,623 gpd
(570) gpd
32,052 gpd
4,932 gpd

= 36,985 gpd

Montgomery Watson Method - Harold Welborn & Associate’s use of these low
flow deductions and the County's generation rates was reviewed by the City's
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consultant, Montgomery Watson. Montgomery Watson found the ordinance to be
“a reasonable basis” for the calculations.” In addition, a 25 percent reduction for
low-flow devices was felt to be reasonable. However, Montgomery Watson
indicated concern with the,use of a 50 percent reduction for low-flow devices in the
hotel rooms and indicated that a 25 percent reduction would be more appropriate.
The review did not address the issue of sludge removal. When the calculations are
redone based on: (1) a 25 rather than 50 percent low-flow reduction for the hotel
rooms and cultural center, (2) 25 percent low-flow reduction for the remaining hotel
uses, (3) no reduction in the restaurant square footage based on an assumption
that only 80 percent of the gross area would be used for dinning, (4) no discount for
sludge removal, and (5) the provision of a five percent contingency, wastewater
generation is estimated at 44,010 gallons per day or 16,063,617 gallons per year,
which exceeds the absorption capacity of the site.'” This “conservative wastewater
generation scenario” is detailed below:

1. Hotel - 250 rooms:
Flow rate = 125 gpd per guest room (includes
allowance for reception/lobby, administration,
housekeeping, laundry, room service and other normal
hotel services).'® Using low flow fixtures in all hotel
facilities, a 25% reduction in flow can be expected.
Total flow main hotel facilities: (250 rooms) x (125 gpd} :
X (75%) = 23,437.50 gpd

2. Ballroom/Banquet Facilities (5,000 sf):
Flow rate = 1000 gpd per 1000 sf (based on
"Restaurant” user category). Using low flow fixtures in
all hotel facilities, a 25% reduction in flow can be
expected. Total flow ballroom/banquet areas: (5,000
sf} x (1000 gpd/1000 sf) x (75%) = 3,750.00 gpd

18gee letter dated February 24, 1997 included in Appendix C from Jeffrey D. Mohr, P.E to
Irena Finkelstein.

Harold Welbom & Associates prepared a wastewater calculation for the original project {with
theme restaurant) based on the ordinance rates, but adjusted the rates to allow for: (1) a 50 percent
low-flow reduction for the hotel rooms, and {2) a 5 percent contingency, resulting in a calculation for
the original project of 36,985 gallons per day. See letter dated December 17, 1996. This is the basis
of the five percent contingency.

13 The rate of 125 gallons per day is based on the following assumptions: an average person
generates 100 gallons per day of wastewater and average hotel room occupancy is 1.25 persons per
room, according to the Los Angeles County Department of Public Works.
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Meeting Rooms (9,616 sf):
Flow rate = 350 gpd per 1000 sf (based on "Auditorium”
user category}). Using low flow fixtures in all hotel
facilities, a 25% reduction in flow can be expected.
Total flow Meeting areas: (9,616 sf} x (350 gpd/1000
sf) x (75%) = 2,524.20 gpd

Restaurants - each with kitchen ' -
(Specialty Restaurant @ 4,060 sf, Cafe @ 4,200 sf, for
a total of 8,260 sf). Flow rate = 1000 gpd/1000 sf.
Using low flow fixtures in all restaurant facilities, a 25%
reduction in flow can be. expected. Total flow
Restaurants: (8,260 sf} x (1000 gpd/1000 sf} x (75%)
= : ~ 6,195.00 gpd

Fitness Center/Spa (10,948 sf) )
Flow rate =600 gpd/1000 sf (with showers). Using low
flow fixtures in all hotel facilities, a 25% reduction in flow
can be expected. Total flow Fitness Center/Spa:
(10,000 sf} x (600 gpd/1000 sf) x (75%) = 4,500.00 gpd

Lobby Bar (3,000 sf)
Flow rate = 350 gpd/1000 sf. Using low flow fixtures in
all hotel facilities, a 25% reduction in flow can be
expected. Total flow Lobby Bar. . (3,000 sf) x (350
gpd/1000 sf) x (75%) = 787.50 gpd

Cultural Heritage Center (8,400 sf)
Flow rate = 100 gpd/1000 sf. Using low flow fixtures in
all hotel facilities, a 25% reduction in flow can be
expected. Total flow Center: (600 sf} x (100 gpd/1000

sf) x (75%) = 630.00 gpd -

Cultural Heritage Center Office (600 sf)
Flow rate = 200 gpd/1000 sf. Using low flow fixtures in
all hotel facilities, a 25% reduction in flow can be
expected. Total flow Center office: (600 sf) x (200

gpd/1000 sf) x (75%) = 90.00 gpd
Estimated Sewage Flow = 41,914.20 gpd
5% Overall Contingency =2,095.71 gpd
TOTAL = 44,009.91 gpd
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Welborn Method # 2 - In response to the review by Montgomery Watson and their
recalculation, the project applicant submitted a revised calculation by Harold
Welborn Associates which utilized the 25% reduction for low-flow devices, in
accordance with Montgamery Watson's review, but included an additional 20%
reduction, to reflect an anticipated hotel occupancy rate of 80%." The combined
25% and 20% reductions on hotel flow rates equals a 40% reduction, and yields the
following wastewater estimate for a total of 38,157 gallons per day or 13,927,305
gallons per year, which is consistent with the absorption capacity of the site. This
wastewater generation calculation is detailed below:*

1. Hotel - 250 rooms:
§ Flow rate = 125 gpd per guest room ({includes
allowance  for  reception/lobby,  administration,
housekeeping, laundry, room service and other normal
hotel services).*® Using low flow fixtures in all hotel
facilities, a 25% reduction in flow can be expected.
Additional 20 % reduction for occupancy. Total flow
main hotel facilities: (250 rooms} x (125 gpd} x (60%)
= : 18,750 gpd

2. BallroomlBanquet Facilities (5,000 sf):
Flow rate = 1000 gpd per 1000 sf (based on
"Restaurant” user category). Using low flow fixtures in
all hotel facilities, a 25% réduction in flow can be
expected. Total flow ballroom/banquet areas: (5,000
sf) x {1000 gpd/1000 sf) x (75%) = 3,750 gpd

3. Meeting Rooms {9,616 sf):
Flow rate = 350 gpd per 1000 sf (based on "Auditorium”
user category). Using low flow fixtures in all hotel
facilities, a 25% reduction in flow can be expected.

1°See letter from Harold Welborn to Michael Vignieri dated April 21, 1997. City staff have
been unable to obtain documentation of the assumptions included in the ordinance rates in order to
determine whether a deduction for room occupancy is appropriate. Based on discussions with
Sanitation District staff regarding the likely estimation method, it would appear that average hotel and
room occupancy is subsumed within the rates, but there is no documentation to resolve the issue
definitively.

%) 6. 0.75 {flow rate) x .80 {occupancy rate) = 0.60.

? The rate of 125 gallons per day is based on the following assumptions: an average person
generates 100 gallons per day of wastewater and average hotel room occupancy is 1.25 persons per
room, according to the Los Angeles County Department of Public Works.
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Total flow Meeting areas: (9,616 sf) x (350 gpd/1000
sfy x (75%) = . 2,524 gpd

4, Restaurants - each with kitchen

(Specialty Restaurant @ 4,060 sf, Cafe @ 4,200 sf, for

a total of 8,260 sf). Flow rate = 1000 gpd/1000 sf.

Using low flow fixtures in all restaurant facilities, a 25%

reduction in flow can be expected. Additional 20%

reduction for hotel occupancy. (.75 x .80 = .60) Total )
flow Restaurants: (8,260 sf) x (1000 gpd/1000 sf) x

(60%) = 4,956 gpd

5.1 Fitness Center/Spa (10,948 sf)
Flow rate = 600 gpd/1000 sf (with showers). Using low
flow fixtures in all hotel facilities, a 25% reduction in flow
can be expected. Total flow Fithess Center/Spa:
(10,000 sf) x (600 gpd/1000 sf) x (75%) = 4,500 gpd

6. Lobby Bar (3,000 sf)
Flow rate = 350 gpd/1000 sf. Usmg low flow fixtures in
all hotel facilities, a 25% reduction in flow can be
expected. Total flow Lobby Bar: (3,000 sf) x (350
gpd/1000 sf} x (75%) = 788 gpd

7. Cultural Heritage Center (8,400 sf)
Flow rate = 100 gpd/1000 sf. Using low flow fixtures i in
all hotel facilities, a 25% reduction in flow can be
expected. Total flow Center (8,400 sf) x (100
gpd/1000 sf) x (75%) = 630 gpd

8. Cultural Heritage Center Office (600 sf)
Flow rate = 200 gpd/1000 sf. Using low flow fixtures in
all hotel facilities, a 25% reduction in flow can be
expected. Total flow Center office: (600 sf) x (200

gpd/1000 sf) x (75%) = 90 gpd
Estimated Sewage Flow ' = 35,988 gpd
Deduction for sludge removal = (570) gpd
Subtotal = ) 35,418 gpd
8% Overall Contingency =2,739 gpd
TOTAL* = 38,157 gpd

2Numbers are as presented in Welborn letter of April 21, 1897. Actual contingency
represents 7.73%, rather than 8%.
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The key differences between these four estimates is reflected in the estimates of
wastewater generation from the hotel guest rooms, which are the source of
approximately half the project wastewater generation. The key issues are: (1} the
appropriate_discount for the use of low-flow devices and (2} whether or not a
discount for hotel occupancy is appropriate. The wastewater generation for hotel
guest rooms, based on each of the calculation methods is as follows:

1. County Sanitation District rate (no discount): 31,250 gpd
2. Welborn estimate #1 (50% low flow discount): 15,625 gpd
3. Estimate based on Montgomery Watson
i ("conservative estimate” - 25% low flow discount): 23,438 gpd
. 4. Welborn estimate #2 (25% low flow discount _
and 20% occupancy discount): 18,750 gpd

Methods 1 and 3 result in an estimate of wastewater generation which is above the
absorptive capacity of the site. Methods 2 and 4 result in an estimate of wastewater
generation which is consistent with the absorptive capacity of the site. Given the
controversy over wastewater generation rates, this EIR adopts caution and
concludes, at this point in the analysis, that wastewater impacts are significant.

Room Generation By Plumbing Fixture - In order to help to determine which of
the calculation methods most clearly reflects the likely wastewater generation of the
project, the project applicant was asked to submit an estimate of wastewater
generation by hotel room, based on the plumbing fixtures to be used, hotel and
room occupancy, and average guest behavior. That analysis is included in
Appendix C. Key factors used in the analysis provided by the project applicant are
summarized below.? ‘

The key components of hotel room wastewater generation are: (1) shower/bath use,
{(2) sink use, (3) toilet use, and (4) laundry. The -estimates provided by the project
applicant range from a high of 16,890 gpd to a low of 10,820 gpd depending on
whether low-flow or ultra low flow devices are used and whether 8 or 12 pounds of
laundry per day per occupied room is used in the calculation. The calculations
assume: 80% hotel occupancy; 1.5 guests per occupied room; 1 shower per day
per guest; an average shower length of five minutes; 5 minutes of sink use per day
per guest; 8 toilet uses per day per guest; and 8 to 12 pounds of laundry per
occupied room. Documentation for the water use rates for the fixtures and

Bgee letter from Harold Welbom to Michael Vignieri dated July 16, 1997 and Appendices a-j
of the letter.
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_appliances is included in the analysis provided by the project applicant. Some

documentation for user behavior has also been provided.*

Increasing assumed shower length from 5 minutes to 7 minutes and holding all
other factors constant results in an estimate of 18,765 gpd rather than the estimate
of 16,880 gpd provided by the applicant. If average shower length is closer to 10
minutes, or the average number of showers per day in combination with shower
time results in a figure which is closer to an average of 10 minutes of shower time

per day per guest, the wastewater estimate would increase to 20,640 gpd. Since ~

the factors used for guest behavior provided by the applicant are based on very
limited studies, and since final hotel plumbing and appliance selection has not yet
ocgurred, this EIR, again adopting caution, concludes that the analysis is not
persuasive. The conclusion that wastewater impacts are significant remains.

Although the analysis provided by the project applicant does not provide conclusive
evidence that wastewater impacts will be less than significant, it does provide
documentation of the fact that the use of low-flow devices may reduce wastewater
generation and that the applicant has options, such as the use of off-site laundry
facilities, which can substantially reduce wastewater generation. For example, the
use of off-site laundry services could reduce wastewater generation by 1,314,000
to 1,971,000 gallons per year. ® |t may be possible in the course of fixture and
appliance selection to reduce wastewater generation to a level which results in less
than significant impacts.

U.S. EPA WAVE Mode|* - The ability to reduce wastewater generation to a level
which is in balance with the landscape plan through careful selection of plumbing
fixtures and water using appliances is further supported by the U.S. EPA’'s WAVE
model. WAVE is a voluntary (non-regulatory) partnership that encourages hotels
to survey water use and to implement water-awareness and efficiency programs.
The WAVE program has developed a Windows-based software package that
enables the survey and tracking of water use with "unprecedented ease and

*bid. See Appendix C of this EIR.

Wastewatergeneraton is typically 90% of water use. Use of off-site l[aundry facilifies, could
for example, reduce water use by 4,000 to 6,000 gallons per day, or 1,460,000 to 2,190,000 gallons
peryear.

2Data from the wave model, corrected for 80% occupancy suggests a daily guest room water
use of 25,638 gallons per day. See data sheeis from model in Appendix C, and adjust for daily rather
than annual use,
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accuracy.™ |n developing the software package, a survey of the water use of 500
hotels, performed the Comell School of Hotel Management, was used as an input.
The software program is designed to allow hotel operators to:

e Evaluate hundreds of efficiency options using built-in tables and databases.
. Perform “what-if” analyses to determine performance parameters of selected
products. -
. Select, customize and print site-specific forms to guide the collection of data.
o Calculate the true incremental cost of water and project budgets based on
historical rate and occupancy patterns.
L Customize budgeting and expense reports for use in departmental
projections.

As a courtesy to the City, the Director of the WAVE program ran an estimate of
potential hotel water use using the basic project description contained in Chapter
1. Since the software is designed to make use of very specific information about
hotel plumbing fixtures and water using appliances, a number of assumptions had
to be made about the likely characteristics of the project after final design. The
purpose of the analysis was to determine whether careful design could result in a
project with wastewater generation characteristics which would balance the
landscape plan, rather than to precisely estimate the project's wastewater
generation. The WAVE program yielded a wastewater generation estimate in the
range of 27,500 to 32,000 gallons per day (10,037,500 to 11,680,000 gallons per
year), exclusive of the cultural center.®® Use of the WAVE software demonstrates
that with careful selection of the plumbing and water using fixtures is should be
possible to achieve wastewater balance.

-*73ee more detailed description of the WAVE program contained in Appendix C.

28Two model runs were done, one at 75% occupancy and one at 90% occupancy. Typical
luxury hotel occupancy is around 74%. The model runs assumed low flow fixtures: 2 gallons per
minute faucets, 2.5 gallon per minute shower heads, 1.6 gallon per flush toilets. Room occupancy in
the model for a luxury/resort hotel is 1.85 persons per room. Assumptions were made about the likely
number of meals which would be served in the hotel restaurant. The model run did notinclude on-site
pool and laundry water use. It was the feeling of the person who ran the model that pool and laundry
water use would not exceed an additional 10% of the figures given. Since wastewater generation is
generally about 90% of water use, the wastewater number cited would include pool and laundry use
{the additional 10%). Telephone conversations with John Flowers, Director WAVE Program, July
1997,
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EPA makes the WAVE software available for free to hotels which agree to become
WAVE partners and which sign a Memorandum of Understanding with the EPA.
Charter members of the program include Hyatt Corporation, ITT Sheraton,
Outrigger Hotels, Saunders, Hotel Group and Westin Resorts. The program is
strictly voluntary and the EPA has asked that the City not require participation in the
program. The project sponsor has, however, voluntarily agreed to participate in the
WAVE Program. For this reason, WAVE participation has been included in the
mitigation measures.

Generation of Reclaimed Water versus Capacity for Irrigation

Zej'o Balance

Based on the *conservative method” of estimating wastewater generation,
wastewater generation would exceed landscape capacity. Without careful selection
and monitoring of the hotel's plumbing fixtures, water using appliances, and water
use, it is unclear if zero balance could be achieved. For this reason, wastewater
generation zero balance impacts are classified as significant. However, with
careful selection plumbing design and appliance selection, impacts could be
reduced to a level which is less than significant.

Zero Runoff

The proposed irrigation system is designed to provide water to the root zones of the
plants that exactly matches the feeding needs of the landscape. The moisture
monitoring system would regulate water applications and eliminate the potential for
overwatering and percolation of excess water to the ground below the root zones.
During wet months, treated effluent not used for irrigation would be stored in the
5.14 million gallon underground tank. With a daily generation of 44,010 gallons of
wastewater, the tank could store about 116 days generation of wastewater during
a wet season when irrigation could not be used.*® Based on the conservative
method of estimating wastewater generation, there is sufficient capacity to store the
annual effluent excess during an average rain year.

As an additional measure of safety for emergency situations, the plant includes an
auxiliary power supply to run all vital components of the plant. During a power loss
there would be no loss of process and equipment control, alarms, or treatment
efficiency. In general, the design and operation procedures for the proposed
irrigation system indicate that the system is capable of achieving the "zero runoff”

#9This number is based on the Montgomery Watson memodologv, also referred to as the
"conservative” methodology.
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objective as long as the project is prohibited from dumping excess wastewater.
Groundwater runoff impacts would be less than significant.

Groundwater Monitoring
The proposed system includes groundwater monitoring wells (see Figure 5). The
wells are a safeguarding component of the proposed "zero balance” wastewater

system and tools for verifying that the proposed system is performing as designed.

The groundwater monitoring system would consist of six or more wells, as
determined appropriate by the City. Wells 1 and 2, located in the southwest portion

jof the site, are intended to determine if the Malibu Coast fault acts as a groundwater

barrier. Well 3, located near the top of the easterly descending slope, is intended
to monitor eastward flow north of the fault in the basal terrace deposit aquifer. Well
4, located in the northernmost comer of the site, is intended to monitor groundwater
within the Winter Canyon aquifer. Wells 5 and 6, located on the south side of
Pacific Coast Highway, are intended to monitor downgradient flow towards the
residences along Malibu Road. The current proposed locations of these six wells
is stated to be subject to "certain adjustment to accommodate access or other
physical constraints. Also, the final design of the wells may include modification of
typical specifications depending on the geologic conditions encountered during the
well installation.” While the conceptual approach to the groundwater monitoring
program is considered to be sound, the following factors need to be addressed as
soon as possible: 1) the proposed well 4 is located at the most upgradient portion
of the Winter Canyon aquifer as indicated by available groundwater flow data and
will not detect potential impacts to the aquifer which may occur downgradient; 2)
a baseline condition for a "normal” level of groundwater and a "normal” range of
fluctuations in groundwater level needs to be established against which future data
may be evaluated and changes determined; 3) the type and frequency of
groundwater monitoring needs to be defined, and 4) the guidelines specifying what
threshold conditions must be exceeded to require corrective measures, and what
such measures should entail.

The proposed groundwater monitoring system is considered adequate® since the
refined final design and operating procedures prepared by the applicant will include
the following as required by the City: 1) evaluation of an identified water bearing
unit for potential inclusion in the groundwater monitoring system, 2} relocation of
Well 4 to the downgradient portion of the Winter Canyon aquifer, 3) completion of
a technical program for the groundwater monitoring, including data collection and
data interpretation and, 4) guidelines for corrective measures as needed, prepared

30Ranc:ho Malibu Mesa Hote| Zero Balance Reclamation Addendum to the Alternative
Wastewater Treatment and Disposal Report, Psomas and Associates, August 1991,
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by the applicant prior to the commencement of hotel operation and as approved by
the City geologist. No significant groundwater impacts are therefore
anticipated.

Adequacy of Wastewater Treatment

The proposed treatment process would generate a diluted sludge of 0.5 to 3.0
percent solids which would be hauled off site by a licensed hauler to a licensed ..
facility, similar to process currently used by the Malibu Mesa facilities. The
expected solids per day, following treatment using the proposed anaerobic
digestors, is approximately 30 pounds per day. At 4 percent solids, this would
req@.:ire the removal of 1,500 gallons - a typical truck volume - from the site twice per
month. The facility would use liquid hypochilorite solution or ozonation as part of
the tertiary treatment of effluent to achieve the proposed standard of 2.2 fecal
coloforms per 100mL. As currently proposed, the wastewater treatment systems
appears adequate to provide the required level of treatment, and this impact is
considered less than significant.

Possible Means of Reducing Excess Wgstewgter

Additional means of reducing or disposing of excess wastewater generated on the
project site, in addition to on-site irrigation, may be available to the applicant during
years with heavy rainfall. First, new building codes allow commercial development
to use reclaimed water in toilets, and this feature may be considered for the
proposed hotel to reduce the use of potable.water and the resultant projected
wastewater flows. Second, Bluff Park, located across Pacific Coast Highway from
the project, currently purchases approximately 5.4 million gallons of water for
irrigation per year. The park is a potential site for disposal of any excess
wastewater that would be generated by the project. Third, laundry could be washed
off-site.

MITIGATION MEASURES

The following mitigation measures are required to reduce or eliminate project
impacts related to zero balance:

3.1 Prior to the issuance of the building permit for the hotel, the applicant shall
submit to the City a Plumbing and Appliance Plan and shall demonstrate to
the City, using the WAVE software or other software deemed acceptable by
the City, that the final design of the hotel shall not exceed a water budget of
15,152,150 gallons per year (equivalent to wastewater generation of
13,636,936 gallons per year). The Plumbing and Appliance Plan submitted
shall specify the specific plumbing fixtures and water-using appliances to be
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3.2

3.3

3.4

3.5.

3.6.

incorporated in the hotel design and shall contain a copy of the model runs
demonstrating that use of the planned fixtures will not exceed the water
budget. The project applicant shall not deviate from the fixtures and
appliances specified in the plumbing and appliance plan without the prior
written approval of the City.

The applicant shall comply with the minimum standards of the City of Malibu
Uniform Plumbing Code. . .

Prior to occupancy of the hotel, the applicant shall prepare a plan for
disposing of any excess reclaimed water prior to reaching storage capacity.
The plan can include any combination of measures to meet the performance
criteria of zero wastewater balance and zero runoff and address any
potential wastewater excess. These measures may include measures to
dispose of excess wastewater such as specification or/fand commitment to
other users for the project's reclaimed water, use of dual plumbing,
provisions to hook-up to the Civic Center Wastewater Treatment Facility
when available, procuring a permit to dispose of excess reclaimed water in
Las Virgenes or other regional facilities, using off-site laundry service for the
hotel, or methods to reduce wastéwater generation such as plumbing
retrofits. If Bluffs Park is used as a disposal site for the wastewater, the
project applicant shall be responsible for the full cost of the installation of the
delivery system and associated permitting costs. The Plan shall include
appropriate penalties for failure to meet the performance objectives, to the

~ satisfaction of the City Attorney. The Plan shall be reviewed and approved

by the Public Works and Planning Director prior to |ssuance of the Building
Permit.

The project shall include an integrated wastewater management and
irrigation system, which shall, at a minimum, meet the standards of the
system proposed by the applicant and described in this EIR. The system
shall be reviewed and approved by the Public Works Director prior to
issuance of the building permit for the hotel.

The project applicant shall provide the City Building Official with data about
wastewater flows, irrigation usage of reclaimed water, storage capacity, and
any other information required to determine that the on-site wastewater
system is meeting its performance -objective of "zero balance” and "zero
runoff’. This information shall be submitted on a schedule established by the
City, but no less than every 12 months. -

The project's groundwater monitoring system design shall be subject to
review and approval by the Public Works Director prior to issuance of the
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Building Permit. The Public Works Director shall have the authority to
require additional wells or monitoring devices, if deemed necessary after
system design review. The groundwater monitoring plan submitted shall
include: 1) an evaluation of any identified water bearing unit for potential
inclusion in the groundwater monitoring system, 2) relocation of Well 4 to the
downgradient portion of the Winter Canyon aquifer, 3) a technical program
for the .groundwater monitoring, including data collection and data
interpretation and, 4) guidelines for corrective measures as needed. .

3.7. The final plan for the proposed wastewater treatment and disposal system
: shall be reviewed and approved by a geotechnical consultant approved by
{ the City, in order to ensure that the final design complies with the
requirements of these mitigation measures and the design proposed by the
applicant and analyzed in the EIR. The findings of the geotechnical
consultant shall be submitted to and approved by the City Geologist prior to
issuance of the building permit.

LEVEL OF SIGNIFICANCE AFTER MITIGATION

With full implementation of the mitigation measures, project impacts would be
reduced to a less than significant level.
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Review of Wastewater Issues - Rancho Malibu Hotel, Harold Welborn &
Associates. March 15, 19986.
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2.4 AIR QUALITY
ENVIRONMENTAL SETTING
Regiqnal Air Quality

The City of Malibu lies within the South Coast Air Basin (SCAB). The basinis part

of a large coastal plain with many connecting valleys and low hills. The piain is -

bounded on the southwest by the Pacific Ocean, on the west by the Santa Monica
Mountains, on the north by the San Gabriel Mountains, and on the east by the San
Jo;:und Mountains.

The Basin's dense population centers, heavy vehicular traffic, and industry generate
most of the air pollutants resulting in levels of carbon monoxide (CO), nitrogen
oxides {NQO,), ozone (0;), and fine particulate matter (PM10) exceeding both the
national and state ambient air quality standards for these pollutants. The entire
Basin has been declared an extreme nonattainment area for ozone, and serious
nonattainment area for carbon monoxide.

Within the South Coast Air Quality Management District's (SCAQMD) area, which
includes the City of Malibu, nearly 90 percent of PM10 emissions are generated by
vehicles of all types. The vehicles also generate over 80 percent of nitrogen oxides,
and 55 percent of volatile organic compounds which are both precursors to ozone.
Nearly 100 percent of carbon monoxide emissions are generated by on-road and
off-road vehicles.’ '

Nonetheless, Malibu and other coastal cities enjoy good air quality, as the Pacific
Ocean's breezes carry air pollutants away from coastal areas and into the inland
valleys. Only occasionally, Santa Ana winds reverse this climatological pattern, and
bring air pollutants from inland areas to the coast.

Air Quality Plans

In accordance with federal Clean Air Act requirements, the State of California must
submit State Implementation Plans (SIPs) which demonstrate how nonattainment
areas will meet a number of federal health-based standards by specific deadlines.

To bring the Basin in compliance with the SIP, in September of 1994, the South
Coast Air Quality Management District (SCAQMD) and Southern California
Association of Governments (SCAG) adopted a revised 1994 Air Quality

1 1994 Air Qualify Management Plan. South Coast Air Quality Management District and
Southern California Association of Governments. September 9, 1994,
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Management Plan (AQMP). The 1994 AQMP's goal is to bring the Basin into
compliance with all federal requirements, as well as with state requirements for
oxides of nitrogen and carbon monoxide, by the year 2010; and with the remaining
state standards for ozone and particulates soon afterward. To achieve this goal,
the AQMP includes a wide range of measures, including growth management
based on balancing jobs and housing; land use development minimizing vehicular
travel, transportation demand and system management; energy conservation;
reduction of mobile and stationary emissions, market incentives, and others. '

The Plan establishes two tiers of air pollution control strategies. The first tier
includes short-term strategies that employ the best known current technology and
gmanagement practices to reduce pollutant emissions. The second tier comprises
long-term approaches that include already-demonstrated but commercially
unavailable technologies, as well as "on the horizon" advances in technology.
Fundamental control measures include extensive use of clean fuels; rapid
introduction of electric vehicles; conserving natural gas and electricity; reducing
emissions from all sources; and reducing vehicular trips and travel.

The state standards for ozone and particulate matter will not be attained by the year
2010 under the Plan. Attainment of these standards will require development of
additional, as yet unknown measures and technologies, in addition to full
implementation of the 1994 AQMP.

Local Air Quality

SCAQMD monitors air quality in the Basin through a network of 37 monitoring
stations. The Los Angeles County North West Coast monitoring station is the
closest to the City of Malibu. In 1995 the station recorded ozone levels which
exceeded federal standards on one day and state standards on 19 days. No other
pollutant was recorded to exceed standards. PM,q is not monitored at this station.

Malibu has two predominate wind flow patterns. During the nighttime and early
morning hours, wind flow is typically toward the south from the Santa Monica
Mountains out to sea at approximately 2 to 3 meters per second. Once solar
heating has warmed air over the mountains and the Los Angeles Basin, the winds
change to flow to the east toward Santa Monica. This change in wind patterns may
occur as early as 8:00 a.m. on warm summer days or as late as midafternoon in the
winter and spring.

Sensitive Receptors

While high concentrations of air pollutants pose health problems for the general
population, they particularly affect children, the elderly, and the sick. Thus, schools,
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child care centers, hospitals, convalescent homes, retirement homes, and
residences, are considered sensitive receptors. Typical health problems attributed
to smog include respiratory ailments, pulmonary ailments, cough, headaches, and
eye, throat, and nose irritatigns.

The proposed hotel site is located in an area developed with a mix of uses,
including the Civic Center, Pepperdine University campus, schools, churches,

multifamily, and single family uses. Neither residences nor schools nor any other _

sensitive uses directly abut the site. Sensitive receptors closest to the site include
the three condominium complexes, approximately 150 feet from the site, and Our
Lady of Malibu and Webster schools, approximately 500 feet from the site, across
Ci\gic Center Way to the north.

THRESHOLDS FOR DETERMINING SIGNIFICANCE OF IMPACTS

According to CEQA, a project will have a significant air quality impact if it violates
any ambient air quality standard, substantially contributes to an existing or projected
air quality violation, or exposes sensitive receptors to substantial pollutant
concentrations exceeding federal or state standards. Among criteria used by
SCAQMD to evaluate a project's air quality impacts are the project's capability to
emit pollutants exceeding the established threshold values for individual projects,
and the project's consistency with the regional Air Quality Management Plan.
Threshold values for short-term construction emissions are shown in Table 1, and
for long-term operational emissions in Table 2.

PROJECT IMPACT

Construction Impact

Hotel construction, forecasted to last approximately 12 months, will generate short-
term emissions of air pollutants. Dust, or particulate matter, will be generated
during excavation, site preparation, and construction. Also, exhaust emissions of
air pollutants, including particulate matter, will be generated by construction
equipment.

Approximately 119,000 cubic yards of grading will be balanced on site to
accommodate underground excavation for the water reclamation facility, structural
foundations, and utility infrastructure for water, gas, electricity, and communications.
This phase of construction will generate the most dust and air pollutants from heavy
equipment. Once grading is completed within.the first weeks of construction, the
air pollutant emissions will drop substantially. Estimated average daily construction-
related emissions are summarized in Table 1. As shown, these emissions are
below the SCAQMD thresholds for a significant air quality impact.
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Estimated Avergge Daily Construction Ajr Pollutant Emlissions

Table 1

Total Emissions (pounds per day)
Source of Emissions ROG NOx Co PMiq
Workers' Travel 1 neg 18 1
Cut and Fill/Grading® 16
Construction Equipment? 5 55 23 6
Materials Hauling 2 10 23 23
5 Total 8 65 64 46
SCAQMD Consfruction Thresholds 75 100 550 150

Emissions from cut and filllgrading are based on 140,000 cubic yards of grading balanced on
site, i.e. per previous Draft EIR. Emissions for the proposed project would be approximately

Emissions from heavy construction equipment will drop substantially after the grading phase

ROG = Reactive organic gases
NO, = Oxides of nitrogen
Co = Carbon monoxide
PM10 = Suspended particulates smaller than 10 microns.
1.
15% less. (See Appendix F for calculations.)
2.
is completed within the first weeks of the construction period.
Source

of emission factors: South Coast Air Quality Management District, CEQA Air Quality

Handbook, U .S. Environmental Protection Agency, Fugifive Dust and Background Document for Best
Avaijlable Control Measures, September 1992.

Nonetheless, analysis of the potential effects of fine particulate matter, (PM10,
approximately 50% of total dust emissions), emissions from grading and
construction activity for the proposed hotel was conducted to ascertain effects on
residential uses and schools near the site. Figure 6 shows the extent of the area
in which fine particulate matter would exceed ambient air quality standards for
anticipated normal worst-case conditions in which the wind was slow and blowing
directly toward Our Lady of Malibu and Webster Elementary schools from grading
concentrated nearest the school on the northeast side of the site.
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800 1000 feet

~100~ PM10 concentration, 1-hour average, micrograms per cublc meter.

v Concentrations exceed ambient air quality standard of 50 micrograms per cubic meter
m 24-hour average based on 3 hours worst-case conditions.

Particulate concentratlions based on calculations from Appendix F, Table F-4
Wind speed 2 meters/second, stability class B (unstable) -

Figure 6 .
[cha Worst-case School Impact from Grading i
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Worst-case conditions for concentration of pollutant emissions include low wind
speeds (1 to 2 meters per second} and stable air (stability class D, E or F). These
conditions allow pollutant emissions to accumulate in the air and minimize their
dispersion. These two conditions are highly unusual during the daytime in coastal
areas. Low wind speeds are normally associated with stable air only in early
morning hours before sunrise, when construction would not be under way. The
terrain of the site and the coastal location make it likely that in worst case
conditions, wind speeds will normally be moderate and air will be moderately
unstable in the vicinity of the site.

As shown in Figure 6, the normal worst-case conditions expected during grading
'would permit pollutant concentrations to exceed ambient air quality standards for
up to approximately 60 meters downwind from grading activity, if grading is
conducted continuously in a concentrated area of the site. Because concentrated
grading is not expected along the north edge of the site on Civic Center Way,
grading is not expected to cause pollutant concentrations to exceed ambient air -
quality standards at sensitive receptor locations near the site.

If low wind speeds and stable air occur, impacts will be obvious because of the dust
accumulating in the air. Adverse impact can be prevented by stopping grading or
moving grading operations to another location on the site at such times that the
following factors combine:

1. Low wind speeds (less than 2 meters per second).

2. Stable air, such that movement is smooth and continuous in the same
direction.

3. Wind is blowing directly for an extended period toward the two schools and
three condominium complexes from the area of grading operations.

4. Gradingis being conducted continuously in a concentrated area on the north
side of the site along Civic Center Way.

Table 1 shows estimated construction-related daily emissions of air pollutants for
the proposed hotel. As shown, construction emissions will not result in a
significant adverse impact on air quality, since the average daily emissions will
be below the SCAQMBD thresholds. Nonetheless, to protect existing uses in the
vicinity, mitigation measures will be required of the project to reduce dust and
emissions from construction vehicles.
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Ongoing Project Operation

Once construciion has been completed, vehicle travel to and from the site will
generate air pollutant emissions. Nearly all air pollutant emissions will be generated
by vehicles of the hotel guests and visitors.

Traffic analysis prepared for the project (see Section 2.5 - Traffic/Circulation)

estimates that the proposed hotel and restaurant, and will generate approximately _

2,160 daily vehicle trips. This new vehicular traffic will generate additional air
pollutant emissions, as shown in Table 2, below.

o e et & A N T T T S e e R e s daiin b e i

5 Year 1997 Projected Daily Aiﬁft:ﬁjtant Emisslons of the Project
Emissions (pounds per day)

Vehicular | Stationary | Total Project | SCAQMD

Pollutant Emissions Emissions Emissions Threshold
CO - Carbon Monoxide 529 1 530 550
ROG - Reactive Organic Gases 46 | negligible 46 55
NO, - Oxides of Nitrogen 41 -] 47 55
PM10 - Fine Pariculates 5 negligible 5 150

Source:

Traffic data from WPA Traffic Engineering, June 1995 as revised.

Other factors from Air Resources Board URBEMIS3 and SCAQMD CEQA Air
Quality Handbook, updated November 1993,

Assumptions and Calculations: See Appendix G for worksheets. Calculations based on project
description contained in the prior Draft EIR. That version of the project would generate 2,400 trips
compared to 2,160 trips for the project Project emissions would therefore be 10% less than

shown in the Table

As shown, the proposed hotel project will not generate pollutants above the
SCAQMD daily thresholds, and this impact is considered to be less than
significant.

Consistency With Air Quality Management Plan

A project is considered to be consistent with the Air Quality Management Flan
(AQMP) if it is consistent with the population, housing, and employment
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assumptions that form the foundation of the AQMP, and when it is consistent with
the AQMP air pollution control policies and measures.

The proposed project will provide hotel facilities, and it will not affect existing
housing or create demand for additional housing. The project's potential for
providing new employment is limited; the previous 300-room proposal was
estimated to provide jobs for at most 347 employees from outside the City.? These
new jobs are expected to be filled by residents from surrounding cities.who will
commute to the site from their places of residence. As such, the project will not
have the potential to induce large numbers of people to move to-Malibu from other
regions. By providing employment in a jobs-poor community, the proposed project
‘will contribute to the regional goals of balancing jobs and housing. The proposed
project is also an in-fill development within an already urbanized area, it is located
near a major transportation corridor along Pacific Coast Highway, and it includes
measures to reduce vehicular travel and the resultant air pollutants, such as
provision of shuttle services for guests and visitors. All these components are
consistent with the land use development patterns promoted by the AQMP, and with
the regional population, housing, and employment projections that form the Plan's
foundation. Therefore, the proposed project is considered consistent with the
AQMP,

The proposed project, in conformance with the City of Malibu General Plan policies,
will implement the following measures consistent with the SCAQMD CEQA Air
Quality Handbook, to reduce shortterm construction impacts as determined
appropriate by the City:

» - Configure construction parking to minimize traffic interference

. Provide temporary traffic control during all phases of construction
activities to improve traffic flow (e.g., flag person)

. Schedule construction activities that affect traffic flow to off-peak
hours (e.g., between 7:00 p.m. and 6:00 a.m. and between 10:30
a.m. and 3:30 p.m.)

. Develop a construction traffic management plan that includes but is
not limited to:

. Rerouting construction trucks off congested streets
. Consolidating truck deliveries '

%Final Environmental Impact Report for Rancho Malibu Mesa. Bright and Associates,
December 1984.
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. Providing dedicated turn lanes for movement of construction
truck and equipment on- and off-site

. Use electricity from power poles rather than temporary diesel or
gasoline powered generators

. Reduce traffic speeds on all unpaved roads to 15 miles per hour or
less ' .
. Pave cohs_truction roads that have a traffic volume of more than 50

daily trips by construction equipment or 150 total daily trips for all
! vehicles

. Apply approved chemical soil stabilizers according to manufacturers’
specifications to all inactive construction areas (e.g., previously
graded areas inactive for four days or more)

. Replace ground cover in disturbed areas as quickly as possible

* - Enclose, cover, water twice daily, or apply approved soil binders
according to manufacturers' specifications, to exposed piles (e.g.,
gravel, sand, dirt)

. Water active sites at least twice dai Iy

. Cover all trucks hauling dirt, sand, soil, or other loose materials, and
maintain at least two feet of freeboard (i.e., minimum vertical distance
between top of the load and top of the trailer)

. Sweep streets at the end of the day if visible soil material is carried
over to adjacent roads (recommend water sweepers with reclaimed
water) .

. Install wheel washers where vehicles enter and exit unpaved roads
onto paved roads, or wash off trucks and any equipment leaving the
site.

To reduce long-term impacts, consistent with the City of Malibu General Plan
policies the applicant will implement the following measures as determined feasible
by the City:

. Provide preferential parking spaces for carpools and vanpools
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. Implement an on-site circulatic;n plan in parking lots to reduce vehicle

queuing
. Use solar or low-emission water heaters
. Use central water heating systems
. Use built-in energy-efficient appliances -
. Provide shade trees to reduce building heating/cooling needs
J . Use energy-efficient and automated controls for air conditioning
. Use double-glass paned windows
. Use energy-efficient low-pressure sodium parking lot lights
. Use lighting controls and engrgy—eﬁicient lighting
. Substitute materials where feasible (e.g., use water-based paints and

other materials which have low life-cycle emissions)

. Synchronize traffic lights on streets impacted by development

. Reschedule truck deliveries and pickups to off-peak hours

. Provide on-site truck loading zones

. Provide shuttle service for guests and visitors
MITIGATION MEASURES

The following mitigation measure is required to prevent exceeding the state ambient
air quality standard for fine particulate matter during initial site grading:

4.1. Inthe event that substantial accumulation of dust in the air over the grading
operations is observed and a combination of low wind speed and high
stability results in substantial dust concentrations at the schools or
condominium complexes for a continuous period of more than one hour, one
or more of the following additional mitigation measures shall be put in place
as appropriate until the wind conditions change to make these measures
unnecessary:

. Grading shall be halted, or
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4.2 The proposed project, in conformance with the City of Malibu General Plan _

Grading shall be moved to a location on the site more distant or such
that substantial dust is no longer carried toward the schools or
condominium complexes, or

Water trucks shall spray continuously behind or into grading vehicles
to substantially reduce the amount of dust raised into the air.

policies, will mplement the following measures consistent with the SCAQMD
CEQA Air Quality Handbook, to reduce short-term construction impacts as
determined appropriate by the City:

Configure construction parking to minimize traffic interference.

Provide temporary traffic conirol during all phases of construction
activities to improve traffic flow (e.g., flag person).

Schedule construction activities that affect traffic flow to off-peak
hours (e.g., between 7:00 p.m. and 6:00 a.m. and between 10:30
a.m. and 3:30 p.m.).

Develop a construction traffic management plan that includes but is
not limited to:

. Rerouting construction trucks off congested streets
. Consolidating truck deliveries
. Providing dedicated turn lanes for movement of construction

truck and equipment on- and off-site

Use electricity from;bower poles rather than temporary diesel or
gasoline powered generators. ‘

Reduce traffic speeds on all unpaved roads to 15 miles per hour or
less.

Pave construction roads that have a traffic volume of more than 50
daily trips by construction equipment or 150 total daily trips for all
vehicles.

Apply approved chemical solil stabilizers according to manufacturers'
specifications to all inactive construction areas (e.g., previously
graded areas inactive for four days or more). .

Replace ground cover in disturbed areas as quickly as possible.

City of Malibu
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Enclose, cover, water twice daily, or apply approved soil binders
according to manufacturers’- specifications, to exposed piles (e.g.,
gravel, sand, dirt).

Water activ'é sites at least twice daily.

Cover all trucks haufing dirt, sand, sail, or other loose materials, and
maintain at least two feet of freeboard (i.e., minimum vertical distance

between top of the load and top of the trailer).

Sweep streets at the end of the day if visible soil material is carried
over to adjacent roads (recommend water sweepers with reclaimed
water).

Install wheel washers where vehicles enter and exit unpaved roads
onto paved roads, or wash off trucks and any equipment leaving the
site. :

4.3  Toreduce long-term impacts, consistent with the City of Malibu General Plan
policies the applicant will implement the following measures as determined
feasible by the City:

Provide preferential parking spaces for carpools and vanpools.

Implement an on-site circulation plan in parking lots to reduce vehicle
gueuing.

Use solar or low-emission water heaters.

Use central water heating systems.

Use built-in energy-efficient appliances.

Provide shade trees to reduce building heating/cooling needs.
Use energy-efficient and automated controls for air conditioning.
Use double-glass paned wind'ows.

Use energy-efficient low-pressure sodium parking lot lights.

Use lighting controls and energy-efficient lighting.

City of Malibu
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. Substitute materials where feasible (e.g., use water-based paints and
other materials which have low life-cycle emissions).

. Synchronize traffic lights on streets impacted by development.
. Reschedule truck deliveries and pickups to off-peak hours.

. Provide on-site truck loading zoﬁes. .
. Provide shuttle se.rvice for guests and visitors.

Nﬂ additional mitigation measures are required since air quality impacts at all other
times will be less than significant.

LEVEL OF SIGNIFICANCE AFTER MITIGATION

With implementation of the mitigation measures, air quality impacts would be less
than significant.

REFERENCES

California South Coast Air Basin Hourly Wind Flow Patterns, South Coast Air
Quality Management District, 1977.

71995 Ajr Quality” table. South Coast Air Quality Management District. June, 1995.

CEQA Air Quality Handbook. South Coast Air Quality Management District. May
1993 with November 1993 update.

Final Environmental Impact Report for Rancho Malibu Mesa. Bright and
Associates, December 1984,

City of Malibu General Plan. November, 1995,
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2.5 TRAFFIC/CIRCULATION

This section includes information from a traffic study prepared for the project by
WPA Traffic Engineering, in March, 1997 and an addendum to that report dated
July 21, 1997. The addendum addresses the project as proposed in this revised
Draft EIR. A copy of the study is contained in Appendix D of this EIR. The study
investigated both the weekday a.m. and p.m. peak hour commuter traffic. In
addition, the study included an analysis of summer Saturday midday traffic in order
to determine if major difference exist between summer and non-summer traffic
levals.

‘ENVIRONMENTAL SETTING

Existing Roadways

Major roadways providing access to the project site are Pacific Coast Highway
(PCH) (S.R. 1), Malibu Canyon Road, and Civic Center Way. In addition, four other
local roadways, Webb Way, Kanan Dume Road, Las Flores Canyon Road, and
Decker Road (SR 23), could be used by guests and visitors for accessing the site.!
Figure 7 on the following page shows the roadway network and existing 24-hour
traffic volumes on the roadways serving the site.

Study Intersections

An analysis of current traffic conditions was conducted for the eight intersections
most likely to be affected by the project. These intersection were selected for
analysis based on the Los Angeles County Congestion Management Program
(CMP) guidelines and consultations with City staff.

The following eight intersections were analyzed in the traffic study:

PCH and Decker Road (CMP intersection)

PCH and Kanan Dume Road (CMP Intersection)

PCH and Malibu Canyon Road (CMP intersection)
Malibu Canyon Road and Civic Center Way

PCH and Webb Way

PCH and Cross Creek Road

PCH and Las Flores Canyon Road (CMP intersection)
PCH and Topanga Canyon Road (CMP Intersection)

Kanan Dume Road, as ofthe publication of this revised Draft EIR (August 1997) is closed.
However, the City has identified funds and a timetable for reconstruction of two lanes of Kanan Dume
Road. Existing traffic data was collected when Kanan Dume Road was still open. Pl’OjeCt impacts and
mitigations consider the current situation with Kanan Dume Read.
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Five of these intersections: PCH/Malibu Canyon Road, PCH/Kanan Dume Road,
PCH/Las Flores Canyon Road, PCH/Decker Road and PCH/Topanga Canyon Road
are CMP intersections included in the Los Angeles County CMP.  On an annual
basis, cities are required to report on new permitted development within their
jurisdiction, and to submit deficiency mitigation plans to offset the effects of
development on the CMP system. Deficiency mitigation may take the form of
capital improvements, transportation demand management measures, or j[and use
planning. The CMP does not require that CMP deficiency mitigation efforts be done
on a project basis. ) B

Momning and afternoon peak hour traffic counts from the City of Malibu, hourly
Caltrans counts, hourly and peak-hour traffic counts for the Civic Center Specific
§Plan (in preparation), and field data (such as roadway and intersection alignments
and measurements and summer Saturday counts) were used in analyzing existing
traffic conditions. The results of this analysis are presented in Table 3, which is
included under the discussion of impacts. The table describes the existing traffic
conditions by using Intersection Capacity Utilization (ICU) values and Level of
Service (LOS) descriptions.

Measures of Traffic Conditions

LOS of an intersection is a qualitative description of that intersection's ability to meet
travel demand. LOS is ranked from LOS A, representing the "best" operating
conditions, to LOS F, representing the "worst" operating conditions. ICU is a
measure of how much of the available intersection capacity is used by traffic during
the peak travel time, i.e. morning and afternoon "rush hours". The lower the ICU
value is, the better is Level of Service at an intersection.?

Existing Traffic Conditions

The resuilts of the traffic analysis of existing traffic conditions for the weekday a.m.
and p.m. peak hours at the eight study intersections are presented in Table 3 which
is included in the impact discussion. The results of traffic analysis for existing traffic
conditions during the summer Saturday weekend peak hours at the eight study
intersections are presented in Table 4, included in the impact discussion.

Non-Summer Conditions
Currently, all but one of the study intersections are operating LOS C or better during

the morning peak hours. All but two are operating at LOS C or better in the
afternoon peak hours. The intersection of PCH and Topanga Canyon Road

, For intersections, LOS A corresponds to ICU values from 0.00 to 0.60, LOS B to values from
0.61 to 0.70, LOS C to values from 0.71 to 0.80, LOS D to values from 0.81 to 0.90, LOS E to values
from 0.91 to 1.00 and LOS F to values above 1.00,
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currently operates at LOS F during the morning peak hour, and LOS D during the
afternoon peak hour. The intersection of PCH and Cross Creek Road currently
operates at LOS C in the morning peak hour, and LOS D during the afternoon peak
hour.

Summer Conditions

During the summer Saturday midday peak hour, three intersections (Malibu

Canyon/Civic Center Way, PCH/Cross Creek Road and PCH/Topanga Canyon ~

Road) operate at LOS C or better, four intersections (PCH/Kanan Dume Road,
PCH/Malibu Canyon Road, PCHAMebb Way and PCH/Las Flores Canyon) operate
at LOS D and one (the unsignalized intersection at PCHIDecker Road) operates at
LOJS E during the midday peak hour.

THRESHOLDS FOR DETERMINING SIGNIFICANCE OF IMPACTS

Traffic Impacts

*»  The Malibu General Plan Circulation Element indicates that where LOS of
service at signalized intersections and roadways is below LOS C [assumed
to mean LOS D or worse], the City shall ensure that proposed development
maintains the then current LOS. Where LOS at signalized intersections and
roadways is at LOS C or above [assumed to mean LOS C or better], the City
shall ensure that the proposed development (1) does not cause a
degradation of LOS greater than or equal to 2 percent in the circumstances
set forth in Land Use Implementation Measure 70 and (2) does not degrade
LOS below LOS C.2

*  The Malibu General Plan requires applicants to mitigate any impact to an
intersection where the change in the volume/capacity ratio is greater than or
equal to 0.02 [assumed to mean two percentage points, or 2% of capacity],
or any impact which worsens an intersection’s LOS F rating.*

*  The Malibu General Plan indicates that Caltrans considers that acceptable
operation on PCH to be LOS D.°

»  The Congestion Management Program for Los Angeles County considers a
project to result in a significant impact on a CMP facility if that project

? (Circulation Element Policy 1.1.1).

* General Plan Land Use Implementation Measure 70.

3 Malibu General Ptan, November, 1995, Circulation & Infrastructure Element, page 4-9.
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increases traffic demand on the facility by two percent of capacity (i.e.,
increases |CU valye by 0.02) causing or worsening LOS F.

Access Impacts

A project will result in a significant impact if the location of access points to the site
will result in inadequate line of sight, insufficient distance or stacking room for
motorists entering or exiting the site, and/or create traffic flow problems on
roadways serving the site. " N

Parking Impact
{A project will result in a significant impact if it provides insufficient.on-site parking

for the proposed use and operations, or imbalanced distribution of parking within
the site as determined through a project-specific traffic and parking analysis.

Summer Traffic Impacts
The City of Malibu has not adopted any thresholds of significance specifically for
summer, weekend, or midday traffic impacts. To date, traffic analyses for the City

have been based on non-summer periods, and have addressed the a.m and p.m.
peak hour impacts for proposed projects.

PROJECT IMPACT

Project Trip Generation

The project's trip generation rates for the hotel component of the project are based
on a study conducted in 1986 to establish representative trip generation rates for
luxury hotels.® A luxury hotel was defined as a hotel facility which acts as a primary
destination with a variety of amenities on site. Hence guests are primarily visiting
the hotel and not just seeking convenient accommodations in the area. This is
different from a more typical hotel whose guests are visiting an area for business
- Or recreation and have selected the particular hotel as a suitable place to stay, and
from which they undertake their various activities in the area. The typical luxury
hotel was defined to have the following characteristics:

. provides luxury accommodations with "in-house" conference and meeting
facilities, restaurants, shops, tennis.-courts, etc;

*  has on-site or adjacent amenities such as spa, tennis courts, golf course,
beach, and/or other recreational attractions; '

¢ Resort Hotel Traffic Study, Austin-Foust Associates, December 19886.

City of Malibu 73 Rancho Malibu Hote! EIR



*  provides various forms of guest transportation services, particularly to and
from the nearest major airport.

The study assumed that a luxury hotel has an average occupancy rate of 85
percent, ten percent higher then the 75 percent rate for conventional hotels, which
allowed the researchers to def ine trip generation rates on a "per room", rather than
"per occupied room" basis.’

The following four hotels were surveyed in the-study:

. Hotel del Coronado - Coronado Island, California
. La Costa - San Diego County, California

«§ Marriott Hotel - Newport Beach, California -

+  Hyatt at Hilton Head - South Carolina

While each of these four hotels is unique in certain ways, each has similar features
that are related to traffic characteristics. All four offer a variety of recreational
facilties, but at the same time they are not entirely isolated, and have surrounding
features of suificient interest to encourage off-site travel. These hotels are,
therefore, representative of a luxury hotel that provides a range of recreational
amenities, most of which are on-site, and which serves as a "destination resort” for
the visitors. Trip Generation was referenced to obtain rates applicable to the
proposed additional area for the fitness center/spa and cultural center.®

Based on analysis of data collected through the hotel surveys, the daily trip (ADT)
rate of 6.0 trips per room was established as being as high or higher than the rate
for all three California hotels, and slightly higher than the overall average rate of 5.9.
The a.m. peak rate of 0.30 trips per room was based on the 7:00 to 8:00 a.m. data,
which was the highest of the two a.m. hourly periods (the second period surveyed
was from 8:00 to 9:00 a.m.). The p.m. peak rate which was used was 0.45 trips per
room, which was slightly higher than the 0.40 average for the highest 5:00 to 6:00
p.m. period, in order to establish a rate that represented an upper range of trip
generation. As all these rates are higher than the averages from the survey data,
they are considered to be both representatlve and unlikely to be exceeded by a
“luxury hotel" as defined above.

" Standard hotel trip generation rates published by the Institute of Transportation Engineers
(ITE) for conventional hotels are rates per occupied room. When comparing ITE rates to those of the
resort hotel study, the ITE rates should be adjusted to account for the level of occupancy for
conventional hotels.

¥ Institute of Transporiation Engineers (ITE) Trip Generation, Sth Edition, 1881, and 5th Edition
Update, 1995.
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Based on ITE rates, the fitness center is estimated to generate 0.14 inbound and
0.16 outbound trips per 1,000 square feet in the a.m. peak hour and 2.58 inbound
and 1.72 outbound trips per 1,000 square feet in the p.m. peak hour. The cultural
center is estimated to generate 0.82 inbound and 0.17 outbound trips per 1,000
square feet in the a.m. peak hour and 2.28 inbound and 2.46 outbound trips per
1,000 square feet in the p.m. peak hour.

The 24-hour Saturday trip rates used were the same as the weekday rate for the
hotel. Saturday midday peak hour trip rates are higher than weekday p.m peak trip
rates, with 0.39 inbound and 0.43 outbound trips per room for the hotel. The
Saturday rates for the fitness center were estimated to be the same at the weekday
,p.m. peak hour rates, namely 2.58 inbound and 1.72 outbound trips per 1,000
square feet. The Saturday rates for the cultural center were estimated to be 2.80
inbound and 2.02 outbound trips per 1,000 square feet.

Based on these trip generation rates, the proposed project is estimated to generate
2,160 daily trip ends (one-way trips). The hotel is estimated to generate
approximately 1,500 trips per day, the cultural center 410 trips per day, and the spa
250 trips per day.? Of these 2,160 daily trips, about 80 trips are expected to occur
during the morning peak hour and 180 trips to occur during the afternoon peak
hour. In the midday peak hour on Saturday, the project would be expected to
generate about 280 midday peak-hour trips.

Trip Distribution to Roadway Network

Trips were distributed to the local street network based on generalized trip
distribution factors in the Los Angeles County CMP guidelines, the type of land use
proposed, the regional land use attractors, project access restrictions and the
surrounding street system. Of hotel trips, 10% were allocated to the west on PCH,
50% were allocated to the east on PCH, and 40% were allocated north on Malibu
Canyon Road. Of fitness center trips, 60% were allocated west on PCH, 30% were
allocated east on PCH and 10% were allocated north on Malibu Canyon Road. Of
the cultural center trips, 20% were allocated west on PCH, 45% were allocated east
in PCH were allocated north on Malibu Canyon Road.

Two different allocations to the local street network were made within these regional
distributions. One was made based on the assumption that no left tums would be
permitted out of the project site onto Malibu Canyon Road. Under this scenario,
westbound traffic on PCH would make a U-turn at Civic Center Way. The second

9Daily trips for the spa based on peak hour spa trips. Peak hour spa trips are estimated to
represent 10 percent of total trips.
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allocation was made based on the assumption that left tums would be permitted
from the site onto Malibu Canyon Road. The resulting distribution of weekday p.m.
peak hour trips for each of these two scenarios is illustrated in Figure 8.

Future Traffic Conditions Without Project |

To project future traffic conditions at project completion, an ambient growth rate of

0.74% per year, or 3% from 1996 to the year 2000, was used to account for general _

growth in traffic and for any other projects that may be developed in the area. This
growth rate was based on CMP guidelines for growth in traffic for Westside cities.

W?ekday Non-Summer Peak Hour Traffic

In addition to background growth, the future traffic conditions include traffic from the
Pepperdine University Lower Campus development. These volumes were added
for weekday traffic only, since weekend traffic volumes for this project were not
available. The volume of weekend Pepperdine traffic is sufficiently low that it is
subsumed within the general background weekend traffic growth estimate.

The second column in Table 3 shows the results of the analysis of future traffic
conditions without the proposed Rancho Malibu Hotel.

Table 3 shows that in the a.m. peak hour, all intersections, except PCH at Malibu
Canyon Road and PCH at Topanga Canyon Road will continue to operate at LOS
C or better. PCH at Malibu Canyon Road will continue to operate at LOS D, with
the ICU deteriorating by 0.02. PCH at Topanga Canyon Road will continue to
operate at LOS F.

In the p.m. peak hour, three of the eight intersections (PCH at Kanan Dume Road,
PCH at Malibu Canyon Road and PCH at Webb Way) will continue to operate at
LOS C or better. The intersection of Malibu Canyon Road and Civic Center Way
will deteriorate from LOS C to LOS D during the p.m. peak hour. The unsignalized
intersection of PCH with Decker Road will worsen from LOS C to LOS D. The
intersection of PCH and Cross Creek will worsen from LOS D to LOS E. The
intersection of PCH and Las Flores Canyon Road will worsen from LOS C to LOS
D, and the intersection of PCH at Topanga Canyon Road will remain at LOS D.
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Table 3

Weekday Traffic Conditions With and Without the Project

Future with Project;

Future with Project:

Future Full Access No left turn egress

Existing Without Project Project

ICU/LOS Project change change in
Intersection (1998) ICU/LOS ICU/LOS | inICU | ICULOS IcuU

' AM Peak Hour N
PCH/Decker Rd o} c o} na c na
{unsignalized)+
PCH/Kanan Dume Rd+ 0.41/A 0.42/A 0.43/A +0.01 0.43/A +0.01
PCHMalibu Canyon Rd+ 0.84/D 0.85/D 0.87/D +0.01 0.87/D +0.01
Malibu Canyon/Civic Center 0.52/A 0.56/A 0.57/A +0,01 0.57/A +0.01
\Way
PCH/MWebb Way 0.62/8 0.64/B 0.64/B — 0.64/B —
IPCH/Cross Creek Rd 0.73/C 0.75/C '0.75/C — 0.75/C —
PCH/Las Flores Canyon Rd+ 0.76/C 0.78/C 0.78/C — 0.78/C —
PCH/fTopanga Canyon Rd+ 1.19/F 1.23/F 1.23/F — 1.23/F —

PM Peak Hour

PCH/Decker Rd c D D D
(unsignalized)+
PCH/Kanan Dume Rd+ 0.70/B 0.72/C 0.72/C — 0.721C —
PCH/Malibu Canyon Rd+ 0.72/C 0.73/C 0.75/C +0.02 0.74/C +0.01
Malibu Canyon/Civic Center 0.77/C 0.81/D 0.83/D +0.02 0.83/D +0,02
\Way :
PCH/Webb Way 0.76/C 0.7g9/C 0.81/D +0.02 0.81/D +0.02
PCH/Cross Creek Rd 0.88/D 0.81/E ~09Z/E  ; +0.01 0.92/E +0.01
PCHILas Flores Canyon Rd+ 0.79/C 0.82/D 0.83/D +0.01 0.83/D +0.01
PCH/Topanga Canyon Rd+ 0.87/D 0.89/D 0.89/D — 0.89/D —

Bold Face: LOS: LOS D or worse. Change in ICU: Project change 0.02 or greater, LOS with project LOS C or

worse, ‘
+ CMP Intersection.

Source: WPA Traffic Engineering, March 1, 1997 (Appendix D to this EIR).

Weekend Midday Summer Traffic

Table 4, column 2 shows that in the future without the project, two intersections
(Malibu Canyon Road/Civic Center Wayand PCH at Topanga Canyon Road) would
operate at LOS A,; five intersections (PCH/Kanan Dume Road, PCH/Malibu Canyon
Road, PCH/Webb Way, PCH at Cross Creek Road and PCH/Las Flores Canyon)
would operate at LOS D; and PCH at Decker Road would continue to operate at

LOS E.
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Table 4 .
Summer Saturday Traffic Conditions With and Without the Project

.

; " | Future with Project: | Future with Project:
Future Full Access No left turn egress
Existing | Without Project Project
ICU/LOS Project change in change in
Intersection (1996) | ICU/LOS | ICU/LOS ICU ICU/LOS Icu
Midday Peak Hour )
PCH/Decker Rd (unsignalized)+ E E E na E na
PCH/Kanan Dyme Rd+ 0.84/D 0.86/D 0.87/D +0.01 0.87/D +0.01
PCH/Malibu Canyon Rd+ 0.81/D 0.83/D 0.86/D +0,03 0.85/D +0.02
Malibu Canyon/Civic Center Way | 0.44/A 0.48/A 0.50/A +0.04 0.50/A +0.04
PCH/MWebb Way 0.82/D 0.85/D 0.87/D +0.02 0.88/D +0.03
PCH/Cross Creek Rd 0.79/C 0.83/D 0.85/D +0.02 0.85/D +0.02
|PCH/Las Flores Canyon Rd+ 0.84/D 0.86/D 0.88/D +0.02 0.88/D +0.02
PCHfTopanga Canyon Rd+ 0.49/A 0.50/A 0.52/A +0.02 0.52/A +0.02

Bold Face: LOS: LOS D or worse. Change in ICU: Project change 0.02 or greater, LOS with project LOS C
or worse.

+ CMP Intersection.

Source: WPA Traffic Engineering, March 1, 1897 (Appendix D to this EIR).

Future Traffic Conditions With Project
Weekday Non-Summer Peak Hour Traffic Impacts

A.M.: Table 3 summarizes weekday peak hour traffic impacts on the roadway
system serving the project site. In the a.m. peak hour, the project generates only
85 trips, which is not a large enough increment to have a significant effect at any of
the study intersections. Weekday a.m. peak period impacts wouid be less than
significant. As shown in Table 3, the addition of project traffic will increase demand
on most of the study intersections by one percent or less and will not change LOS
at any intersection. ‘

P.M.: In the p.m. peak hour, the project with full access (left turn exits permitted)
would increase the intersection capacity utilization by two percentage points thus
having a significant impact on three of the study intersections:

® PCH at Malibu Canyon Road,
* Malibu Canyon Road at Civic Center Way, and
° PCH at Webb Way.

Of these three intersections, the intersection of PCH and Malibu Canyon Road
would continue to operate at LOS C. The intersections of Malibu Canyon Road at
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Civic Center Way would continue to operate at LOS D. The level of service at the
intersection of PCH and Webb Way would be worsened from LOS C to LOS D.

In the p.m. peak hour, the project with left turm exits prohibited would increase the
intersection capacity utilization by two percentage points and thus have a
significant impact on only two of the study intersections:

L PCH at Civic Center Way, and
] PCH at Webb Way.

This option would have a lesser effect on PCH at Malibu Canyon Road because it
would not generate as many southbound left turns at this intersection.

In general, traffic peaks generated by the proposed hotel facility will not coincide
with the 8 a.m. and 5 p.m. regular peak hours, The check-in and check-out times
for the guests and peak hours for a restaurant and similar facilities will be in late
moming and in the evening after peak commuter traffic periods, adding little traffic
to the rush hour flows. Also, single events held at the hotel facilities, such as
meetings, weddings, receptions, and other similar events, will generally not have
their peak volumes during the weekday evening peak commute period when the
project has the greatest impact on intersection performance.

Weekday Non-Summer Peak Hour Traffic Mitigations

PCH at Malibu Canyon Road: Under the full access scenario, the project would
add two percentage points to the intersection capacity utilization in the pm. peak
hour (0.73 to 0.75, LOS C). This impact-can be fully mitigated by converting the
existing right-turn lane from Malibu Canyon Road to PCH to a free right turn lane
(which allows continuous right tumns regardless of the signal cycle without stopping
so that right turns do not interfere with through and left-turning traffic) and restriping
the southbound lanes to a left-tum and left-through combination lane. This
measures may require acquisition of right-of-way from Pepperdine University. The
free right turn would require a satisfactory acceleration lane along PCH so that
right-tuming movements could merge with westbound traffic. If Kanan Dume Road
is reopened to through traffic, the number of vehicles making the right turmn from
Malibu Canyon Road to PCH might be reduced and this measure may no longer
be required. However, because the intersection would continue to operate at an
acceptable LOS C with the proposed project, and because other improvements may
‘be needed to this intersection to meet long-term cumulative travel demands, the
project should be required to contribute its fair share to improvements needed at
this intersection based on development identified in the Civic Center Specific Plan.
Under the no-left-turn-egress scenario, the project does not have a potentially
significant effect at this intersection.
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Malibu Canyon Road at Civic Center Way: At the intersection of Malibu Canyon

Road and Civic Center Way the proposed hotel would add less than one
percentage point to the ICU value in the morning peak hour, and the intersection
would continue to operate at LOS C with or without the project. However, the
project would result in a two percentage point increase in the ICU value at this
intersection in the p.m. peak hour (0.81 to 0.83, LOS D) under either the full access
option or the no-left-turn-egress option. To mitigate the impact, the northbound free
right turn lane should be eliminated and second northbound through lane provided.
Major signal modifications would be required, and the traffic signal would need'to
be moved to provide the additional space for the northbound through lane. This
mitigation measure would provide sufficient capacity to improve the level of service
to compensate for the two percentage point reduction in intersection capacity
jutilization resulting from project traffic. Because development of the Civic Center
Specific Plan area may result in additional requirements for this intersection which
would change the recommended mitigation for the hotel project, this mitigation
measure is not recommended now. Instead, the project should be required to
contribute its fair share to future improvements at this intersection in conjunction
with the Civic Center Specific Plan, which may include additional improvements at
this intersection. :

PCH at Webb Way: Under either access scenario, the project would result in a two
percentage point increase in the ICU value at the intersection of PCH and Webb
Way in the p.m. peak hour. This impact can be fully mitigated by providing a third
westbound through lane on PCH. This lane may be required to be continuous
between Webb Way and Malibu Canyon Road. However, because the Civic Center
Specific Plan program is investigating alternate circulation patterns in the Civic
Center area, this intersection may have a different role in the future. Rather than
specify mitigation now, it is more appropriate to require that the project contribute
its fair share to future improvements to provide additional capacity at intersections
with PCH in the Civic Center area.

Summer Weekend Traffic Impacts

" Figure 9 shows hourly traffic volumes on PCH at Webb Way for Thursday,
September 5, 1996 and Saturday, September 7, 1996. This figure illustrates the
difference in peak travel demand between weekends and weekdays. On weekdays,
traffic peaks are concentrated at peak journey-to-work times at 7:00-9:00 a.m. and
4:00-6:00 p.m. Woeekday peaks are highly directional, particularly in the moming
peak hour, when more than two-thirds of the traffic is eastbound. After the morning
peak, traffic drops off until the 11:00 a.m. - 12:00 noon minimum. Starting at noon,
traffic volume rises again until the afternoon peak from 4:00 p.m. - 6:00 p.m., after
which it falls off rapidly.
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Saturday traffic has no clear morning peak. Traffic rises gradually until noon, then
remains continuously high throughout the afternoon, falling off after 6:00 p.m. Total
daily traffic was slightly higher on Thursday (39,849 vehicles) than on Saturday
(38,897) for the dates for which the graph was prepared. Saturday traffic did not
quite reach the peaks reached on Thursday in the peak commute periods. The
maximum hourly traffic for Saturday was 3,053 vehicles per hour between 4:00 and
5:00 pm. The peaks on Thursday were 3,164 from 8:00 a.m. to $:00 a.m. and
3,123 from 4:00 p.m. to 5:00 p.m. However, total aftemoon traffic (noon - 6:00
p.m.) was slightly higher on Saturday, with 19,815 vehicles between noon and 6:00
p.m. on Saturday compared to 18,533 for the same period on Thursday. Saturday
traffic is much less directional, with somewhat higher eastbound flows from 4:00

.m. until 8:00 p.m. and westbound flows at other times. Total traffic was 48%
eastbound and 52% westbound on Saturday, and nearly perfectly balanced on
Thursday. '

Because the Saturday midday peak conditions occur only one-fifth as often as
weekday peak conditions, it is reasonable to adopt a different Level of Service
criterion and mitigation requirement for these impacts. In addition, Saturday peak
conditions are worst during the summer months.

Table 4 shows project impacts during the midday summer Saturday peak. This
table shows that if one applies the City’s standard level of service criteria to the
Saturday midday peak hour, the project would result in a significant impact
requiring mitigation at four intersections under the full access scenario and four
intersections with the no-left-turn-egress scenario. Under the full access scenario,
the project would increase the intersection capacity utilization by two percentage
points or more at: -

PCH and Malibu Canyon Road (0.83 to 0.86, LOS D),
PCH and Webb Way (0.85 to 0.87, LOS D),

PCH and Cross Creek Road (0.83 to 0.85, LOS D), and
PCH at Las Flores Canyon (0.86 to 0.88, LOS D).

Under the no left-turn-egress scenario, the project would increase the intersection
capacity utilization by two percentage points or more at:

PCH and Malibu Canyon Road (0.83 to 0.85, LOS D),
‘PCH and Webb Way (0.85 to 0.88, LOS D), ‘

PCH and Cross Creek Road {0.83 to 0.85, LOS D), and
PCH at Las Flores Canyon (0.86 to 0.88, LOS D).
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Summer Weekend Traffic Mitigation Measures

The discussion of mitigation measures for summer midday traffic impacts is
provided for informational purposes. Since the City has not adopted any thresholds
of significance for summer midday traffic or made a policy decision the existing
thresholds apply to summer midday traffic, these mitigations have not been included
as required mitigations for the project.

The mitigation measures for weekday peak hour impacts at PCH and Malibu™

Canyon Road and PCH at Webb Way would be expected to provide mitigation for
the Saturday midday peak hours as well. Potential mitigation measures for impacts
at PCH and Cross Creek Road should be evaluated in the Civic Center Specific

én and the project should be required to contribute its fair share to mitigation of
these impacts. The effect on the other intersections studied would remain the
same. .

PCH/Las Flores Canyon: An additional westbound through lane is needed to
mitigate impacts at this intersection under either of the traffic distribution
alternatives. This lane can be provided by converting the westbound right-turn-only
lane to a throughfright-turn lane. The departure side of the intersection would need
to be widened to provide the third westbound lane until this traffic can merge into
two lanes. This mitigation measure would provide an ICU value of 0.73 and Level
of Service C.

PCH/Cross Creek Road: An additional lane to provide a westbound right-turn lane
will be required to mitigate impacts at this intersection under either of the two traffic
distribution alternatives. This mitigation measure would provude an ICU value of
0.80 and Level of Service C.

Significant Impact by CMP Criteria

As shown in Table 3, the addition of project traffic to future traffic conditions would
not increase traffic demand on any of the study CMP intersections by two percent
of capacity causing or worsening LOS F. All study CMP intersections except PCH
at Topanga Canyon Road are projected to operate at LOS better than F. The
project would have no significant impact on intersection performance at PCH and
Topanga Canyon Road, so the project impact on CMP facilities is, therefore,
considered to be less than significant.

Access
Full Access Option: Two access options were evaluated in the traffic analysis.

One option would provide full access, with left turns both into and out of the site, at
the main entrance driveway from Malibu Canyon Road, approximately 400 feet
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north of the intersection of PCH and Malibu Canyon Road. The main access
driveway should be striped to allow for two lanes entering the site, which may
narrow to a single lane on site, and two lanes, one left and one right-turn lane, for
exiting the site. The left-turn lane must be a minimum of 75 feet in length. A
second driveway, with right turns only in and out, would provide alternate access
approximately 400 feet north of the main entrance drive. A raised median along
Malibu Canyon Road would provide access control. Under this option, the
proposed project would contribute two percentage points to the ICU value at three
intersections in the p.m. peak hour: PCH at Malibu Canyon Road, Malibu Canyon
Road at Civic Center Way, and PCH at Webb Way. PCH and Malibu Canyon
Road would continue to operate at LOS C. The intersections of Malibu Canyon
Road at Civic Center Way and PCH at Webb Way would continue to operate at LOS

{p.

No-left-turn Egress Option: An alternate access option would provide left turns
in but no left turns out at the main entrance drive. This option would reduce |eft
turns at the PCH/Malibu Canyon Road intersection in order to minimize impact on
that intersection. Right turns only would be permitted onto Malibu Canyon Road
from the project site. Under this option, westbound traffic would make a U turn at
Civic Center Drive and Malibu Canyon Road. A raised median would prevent lejt
turns out of the project site. All eastbound traffic would use Civic Center Way to
reach PCH eastbound. Under this scenario, the project would contribute less than
two percentage points to the ICU value at PCH and Malibu Canyon Road. It would
contribute two percentage points to the ICU value at Civic Center Way and Malibu
Canyon Road, and two percentage points to the intersection capacity utilization at
PCH and Webb Way.

Under either option, a traffic signal is recommended at the main project driveway
on Malibu Canyon Road. A signal is not warranted based on traffic volumes for the
summer weekday traffic conditions. A signal is warranted based on traffic volumes
for the summer Saturday traffic conditions. A number of additional reasons justify
the traffic signal in addition to traffic warrants:

. A signal would provide safe left turns in and out of the site, discouraging the
use of Civic Center Way. The City wishes to discourage additional use of
Civic Center Way, which provides local access to residences and schools.

« A signal would compensate for sight distance problems there may be for
vehicles entering or exiting the site due to the horizontal and verticai
alignment of Malibu Canyon Road.

The main access driveway would be located about 400 feet north of the intersection
of Malibu Canyon Road and PCH. The driveway would provide for left and right
turns in, and right turn out. The other driveway would be res_tricted to right turns
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in and out only. As illustrated in Figure 10, a landscaped raised median to be
provided as a condition of approval of the proposed project along Malibu Canyon
Road would restrict secondary access to right turns in and out only. The project
applicant would also be required to widen the roadway at the existing signal at the
intersection of Malibu Canyon Road and Civic Center Drive. These improvements,
constructed to the satisfaction of the City Traffic Engineer, would result in adequate
line of sight, distance, and stacking room, and will prevent traffic flow problems.

Thus, the impact of the project’s site access without mitigation would be

considered significant.
Parking

Babed on the analysis for comparable hotel developments contained in the
previously discussed Resort Hotef Traffic Study, the proposed project will require
about 330 parking spaces to satisfy its parking needs, including 250 spaces for the
hotel 44 parking spaces for the fitness center and 36 parking spaces for the Cultural
Heritage Center.” The project would provide a total of 492 parking spaces on site,
including 371 spaces for the resort hotel and 121 spaces for the fitness and cultural
heritage centers.

Table 5§
City of Malibu Parking Requirements

Facility Parking Rate Spaces Required

Cultural Heritage 9,000 square feet at 1 space per 250 square 36.0

Center feet .

Hotel 2 per room 500.0
plus one per average shift employee (40 400
employees assumed)

Ballroom 5,000 square feet at 1 space/35 square feet 143.0

Meeting rooms 9,616 square feet at 1 space/33 square feet 275.0

Eating/drinking areas | 11,260 square feet (lobby bar, cafe and 113.0
specially restaurant) at 1 spacel100 square feet

Public recreation 10,000 square feet (spa/fitness center) at 1 100.0
space/100 square feet

Total Spaces 1207.0

Source of parking rates: City of Malibu, memo to Michael Vignieri, January 3, 1897.

10 Resort Hotel Trafiic Study, Austin-Foust Associates, December, 1986.
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The proposed 492 parking spaces are 162 spaces more than the 330 estimated by
the traffic study.

The City's parking rates for hotel facilities are higher than typical parking standards
for hotels as outlined in the project traffic report. In particular, a parking rate of two
spaces per room for hotel rooms is usually applied to the entire hotel facility, rather
than added to requirements for internal restaurants and other facilities. Provision
of parking at the rate required by the City would result in substantial additional
coverage of the site by impervious surfaces and elimination of substantial - 3
landscaping. : ¥

One of the conditions imposed on the previously proposed 300-room hotel project
by fthe Coastal Commission was that no more than 930 parking spaces be provided
on the site. The amount of parking proposed complies with this condition. The
Coastal Commission’s parking requirements are as follows, based on standards
provided in comments on the Draft EIR: 2 spaces, plus 1 space for each of the first 4
30 rooms (30 spaces), plus 1 space for each 2 guest rooms from 31 to 60 (15
spaces), plus 1 space for each 3 guest rooms over 60 {63 spaces), plus 1 space
per 100 square feet of floor area used for consumption of food or beverages, or
public recreation areas (100 spaces), plus 1 space for each 35 square feet of
assembly or meeting rooms (418 spaces), plus 1 space for each 250 square fest :
of Cultural Heritage Center (36 spaces), for a total of 777 spaces for the project. o

The parking need of 371 spaces estimated by the traffic study and the 492 spaces

proposed by the project is considerably less than the 1,207 spaces required by the

City of Malibu and the 777 spaces required by the Coastal Commission. The

provision of 4892 spaces would seem to be adequate for the project as proposed, -
and parking impacts would be less than significant, but a variance to the City's <
parking ordinance would be required.

MITIGATION MEASURES

While realistic and feasible mitigation measures have been identified to fully
mitigate the impacts of the hotel project on weekday peak hour ftraffic at
intersections affected by the project, the studies currently under way for the Civic
Center Specific Plan may determine that these mitigation measures are not
appropriate considering the long-term objectives for circulation in the Civic Center
area. In addition, cumulative analysis based on the adopted Civic Center Specific
Plan may identify other traffic impacts of the proposed project when considered
together with other development in the Civic Center area. Therefore it is
appropriate for the proposed project to contribute its fair share to circulation
improvements needed as a result of anticipated development throughout the Civic
Center area in the long term, considering the full cumulative impact of this
development and that in the Civic Center, and the complementary nature of some
improvements that may reduce the need for cther improvements. With this in mind,
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the following mitigation measures are included as conditions of approval of the
proposed project. '

5.1

52

Project Entry Drive and Internal Circulation: The primary project entry
drive on Malibu Cahyon Road shall be located approximately 800 feet north
of PCH to the satisfaction of the City's Traffic Engineer. The project's
internal circulation shall be reoriented to ensure that the northerly driveway
functions as the primary egress from the site. The entry shall provide full left
turn access in and out of the project site. The main access driveway shotild
be striped to allow for two lanes entering the site, which may narrow to a
single lane on site, and two lanes, one left and one right-turn lane, for exiting
the site. The left-turn lane must be a minimum of 75 feet in length. This
intersection shall be designed and signalized at the developer's full expense
to the satisfaction of the City’s Traffic Engineer.

To ensure that the applicant pays an equitable share of the cost of mitigating
future transportation improvements and programs made necessary by
cumulative impacts of the project combined with other projects, including
those improvements that may be constructed at the intersection of PCH and
Malibu Canyon Road, PCH and Webb Way, Malibu Canyon Road and Civic
Center Way, Malibu Canyon Road/Las Virgenes Road at Mulholland Drive,
PCH at Cross Creek, PCH at Las Flores Canyon Road, and any other traffic
mitigation measures at intersections or along roadways where the project
can be reasonably expected to contribute traffic, and traffic mitigation is
included in a transportation facilities development fee or equivalent
requirement, the applicant shall pay any transportation facilities development
fee or participate in any similar financing mechanism that is adopted by the
City as part of, or in conjunction with, or in response to, the Civic Center
Specific Plan. Furthermore, if the amount of such fee has not been
established at the time that the fee would otherwise be due and payable, the
applicant shall pay such fee within thirty days after the amount of the fee has
been established by the City Council. If the amount of the fee has not been
established before occupancy of the project, then prior to occupancy of the
project, the applicant shall enter into an agreement with the City to pay the
fee within thirty days after the amount of the fee is established by the City
Council or such longer period as is established by ordinance. Additionally,
the agreement shall provide that if the City determines that the Civic Center
Specific Plan has been indefinitely delayed or if the transportation
development fee appears unlikely to be adopted then the applicant shall
construct (or shall reimburse the City for constructing) the improvements
identified in this EIR .as mitigation for the project's impacts. The proposed
project shall contribute its fair share to any such program adopted for the
entire Civic Center area to mitigate summer weekend midday peak traffic
impacts of development, unless the City determines that the impacts are not
significant.
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If the City determines that the Civic Center Specific Plan has been indefinitely
delayed or if the transportation development fee appears unlikely to be adopted
then the applicant shall construct (or shall reimburse the City for constructing) the
improvements identified in this EIR as mitigation for the project’s impacts. These
measures are only required if the transportation development fee has not been :
established and the project’s fairshare contribution paid prlor to the issuance of the .
occupancy permit for the hotel:
5.3 PCH at Malibu Canyon Road: Under the full access scenario, the project
would add two percentage points to the intersection capacity utilization in the
p.m. peak hour (0.73 to 0.75, LOS C). This impact can be fully mitigated by
§  converting the existing right-turn lane from Malibu Canyon Road to PCH to
a free right turn lane (which allows continuous right turns regardless of the
signal cycle without stopping so that right turns do not interfere with through
and left-turning traffic) and restriping the southbound lanes to a left-turn and 6
a left-through combination lane, This measures may require acquisition of
right-of-way from Pepperdine University. The free right turn would require :
a satisfactory acceleration lane along PCH so that right-turning movements - d
could merge with westbound traffic. |f Kanan Road is reopened to through
traffic, the number of vehicles making the right turn from Malibu Canyon -
Road to PCH might be reduced and this measure may nc longer be required. .=
However, because the intersection would continue to operate at an
acceptable LOS C with the proposed project, and because other :
improvements may be needed to this intersection to meet long-term -
cumulative travel demands, the project should be required to contribute its
fair share to improvements needed - at this intersection based on
development identified in the Civic Center Specific Plan. Under the no-left-
turn-egress scenario, the project does not have a potentially significant effect
at this intersection and no improvement would be necessary. If the City
determines that the Civic Center Specific Plan has been indefinitely delayed
or if the transportation development fee appears unlikely to be adopted then
the applicant shall construct {or shall reimburse the City for constructing) the :
described improvement. -

5.4 Malibu Canyon Road at Civic Center Way: The project will result in a two
percentage point increase in the ICU value at this intersection in the p.m.
peak hour (0.81 to 0.83, LOS D) under either the full access option or the no-
left-turn-egress option. To mitigate the impact, the northbound and
eastbound free right turn lanes should be eliminated and a second
northbound through lane provided. Major signal modifications would be
required, and the traffic signal would need to be moved to provide the
additional space for the northbound through lane. This mitigation measure
would provide sufficient capacity to improve the level of service to
compensate for the two percentage point reduction in intersection capacity
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utilization resulting from project traffic.  If the City determines that the Civic
Center Specific Plan has been indefinitely delayed or if the transportation
development fee appears unlikely to be adopted then the applicant shall
construct (or shall reimburse the City for constructing) the described
improvement.  °

5.5 PCH at Webb Way: Under either access scenario, the project will also result
in a two percentage point increase in the ICU value at the intersection of
PCH and Webb Way in the p.m. peak hour. This impact can be fiilly
mitigated by providing a third westbound through lane on PCH. This lane
may be required to be continuous between Webb Way and Malibu Canyon
Road. If the City determines that the Civic Center Specific Plan has been
indefinitely delayed or if the transportation development fee appears unlikely
to be adopted then the applicant shall construct (or shall reimburse the City
for constructing) the described improvement.

The following measures would mitigate the project's summer traffic impacts. The
City has not yet adopted thresholds of significance for summer traffic impacts, made
a policy decision that existing thresholds apply to summer midday traffic, or made
a policy of requiring mitigation a summer traffic impacts. For these reasons, the
Planning Commission and/or City Council may choose to reject these mitigation
measures:

5.6 The amount of the Civic Center transportation facilities development fee
assigned to the project shall include a fair share contribution for mitigation
project impacts at PCH and Cross Creek Road

5.7 PCH/Las Flores Canyon: An additional westbound through lane is needed
to mitigate impacts at this intersection under either of the traffic distribution
alternatives. This lane can be provided by converting the westbound right-
turn-only lane to a through/right-turn lane. The departure side of the
intersection would need to be widened to provide the third westbound lane
until this traffic can merge into two lanes. This mitigation measure would
provide an |CU value of 0.73 and Level of Service C.

5.8 PCH/Cross Creek Road: An additional lane to provide a westbound right-
turn lane will be required to mitigate impacts at this intersection under either
of the two traffic distribution alternatives. This mitigation measure would
provide an ICU value of 0.80 and Level of Service C.

LEVEL OF SIGNIFICANCE AFTER MITIGATION

Reasonable and feasible mitigation measures are identified above to mitigate each
of the project’'s potentially significant impacts on the circulation system based on
weekday and peak-hour traffic to a less than significant level. In addition, the
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City would require the project to contribute its fair share to a mitigation program
developed for the entire Civic Center area in order to mitigate the cumulative impact
of Civic Center development. Project impacts on the circulation system will be
reduced to a less than significant level.

REFERENCES

Resort Hotel Traffic Study, Austin-Foust Associates, December, 1986.

Rancho Malibu Traffic Analysis - Addendum Report, WPA Traffic Engineering, Inc.,
July 21, 1997.

!
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2.6 BIOLOGICAL RE RCE

This section evaluates the project's potential impacts on biological resources based
on the information from the biological study prepared for the project in June, 1985,
by Tierra Madre Consultants, the City's General Plan, and the General Plan EIR.
This section has been expanded by direct incorporation of portions of the biclogical
report contained in Appendix E. The bioclogical study included a site survey
conducted in March of 1995, and a focused rare plant survey conducted in May-of
1985, Information from an assessment of a proposed mitigation site prepared by
Tierra Madre Consultants in February 1997, as part of the response to comments
effort is also included in the text and in Appendix E.

{
ENVIRONMENTAL SETTING

According to the Malibu General Plan, the project site is considered a locally
disturbed sensitive resource area.

Vegetation

The description of the vegetation on the project site which follows is based on the
biological study that was prepared in June 1995 for the previous DEIR. The project
site was burned during the October 1996 Calabasas fire and vegetation that was
mature in 1985 is now in the initial stages of the post-fire recovery and growth cycle.
The present site vegetation is made up of seedlings and resprouts of the vegetation
existing prior to the fire.

Most of the project site is covered by coastal sage scrub dominated by coyote
brush, California sagebrush, California encelia, and sawtooth golden bush. Figure
11 shows the existing vegetation on the site. On the northeast facing slope above
Winter Canyon, laurel sumac and a few California black walnut trees grow
intermixed with the low-growing coastal scrub species. In the southeast corner, a

. steep slope is covered with dense coastal sage scrub vegetation.

Patches of annual grassland, dominated by annual fescue, occur throughout the
site, mainly in areas disturbed by previous grading and activity. Much of the bluff
has been used as a commercial tree farm, and ornamental trees, nursery supplies,
and access road are still in place. An existing tank facility is currently used for
temporary storage of sewage. Trucks access this facility from Malibu Canyon Road
using an unpaved access road. Roadsides and abandoned dirt roads support
mostly weedy vegetation dominated by annual grasses, black mustard, star-thistle,
and other non-native species. The slope above Pacific Coast Highway support
degraded coastal sage scrub and non-native omamental species, including iceplant,
fountain grass, and Eucalyptus.
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No plant species observed on the site during field surveys are listed as endangered
or threatened under state or federal Endangered Species Act, and focused surveys
for rare plants determined that no listed or candidate species occur on the site.

The total acreage of the major vegetation types is approximately 8.04 acres of
undisturbed coastal sage scrub and 1.76 acres of disturbed, ornamental vegetation
and 18 acres of annual grassland/disturbed coastal sage scrub. See Figure 11.

The Gity of Malibu and the California Department of Fish and Game consider
coastal sage scrub community as a sensitive, threatened plant community due to
development pressure on areas which support this type of plant community.

§ Special Status Species

Plants or animals may be considered “sensitive” due to declining populations,
vulnerability to habitat change, or restricted distributions. Certain species have
been listed as threatened or endangered under state or federal Endangered
Species Acts. Others have been designated on lists and inventories published by
the California Department of Fish and Game (CDF&G), the US Fish and Wildlife
Service (FWS), and California Native Plant Society (CNPS). A total of 53 special
status species (21 plants, 2 insects, 1 amphibian, 7 reptiles, 17 birds and 5
mammals) occur in habitats similar to those -on the project site in the Santa Monica
Mountains and adjacent coastal plan. Habitat, distribution, agency status, and
likelihood of occurrence on the project site are listed in Appendix 1 to the biological
report. An additional 16 special status species occur in other habitats or adjacent
geographical ranges; they are listed in the Appendix but are not described in detail.

Special Status Plants

One special status plant species, California black walnut, was observed during the
field visit. Tierra Madre Consultants concludes that all other special status plants
are absent based on the results of the focused rare plant survey (Appendix 1 to
Appendix E of the EIR). California black walnut trees are also considered a locally
important species of limited distribution. These trees were burned during the 1996
fire, but are expected to resprout.

Special Status Invertebrates

The monarch butterfly spends winters in California forests and eucalyptus groves.
The eucalyptus stand on-site is unlikely to support large clusters of monarchs, and
none were observed during the field visit, but monarchs probably fly over and alight
on the site during migration. Monarch larvae feed on milkweeds. One milkweed
species was recorded during the field visit, and monarchs could lay their eggs on
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. site, but only the wintering sites are recognized as sensitive by the California
Department of Fish and Game. The Santa Monica Mountains shieldback katydid
may occur in dense coastal sage scrub in the southeastern corner of the site;
probability of its occurrence is unknown. Neither insect is listed or proposed for
listing under state or federal Endangered Species Acts.

Special Status Amphibians and Reptiles

The only special status amphibian with-any potential of occurring on the site is the
western spadefoot toad; Tierra Madre Consultants concludes that the likelihood of
occurrence is low. Habitat throughout the property is suitable for seven special
sﬁtus reptiles and Tierra Madre Consultants concludes there is a moderate to high
potential that each of these animals may occur. They are coast horned lizard,
coastal whiptail, San Diego banded gecko, coastal rosy boa, San Bernardino
ringneck snake, and coast patch-nosed snake. None of these species is listed or
proposed for listing under state or federal Endangered Species Acts.

Special Status Birds

Eleven of the 17 sensitive bird species considered in Appendix 1 are birds of prey
(raptors). Several of these are migratory, and occur locally only during winter
(sharp-shinned hawk, merlin). Others occur locally yearround, but are more
numerous during winter because birds from other areas winter in southemn
California. (e.g., golden eagle, Cooper's hawk.). All of these sensitive raptors may
forage over the project area, at least occasionally, during the seasons when they
occur locally. Year-around resident special status raptors nest in woodlands or
forests (black-shouldered kite, long-eared owl, Cooper's hawk, sharp-shinned
hawk), cliff faces (golden eagle, peregrine falcon, prairie falcon), wetlands (northern
harrier) or grasslands (burrowing owl). Black-shouldered kites could nest in the
eucalyptus stand on-site, but no sign of nesting activity has been noted there by K.
Garrett (pers. comm.). No suitable nesting habitat for the other special status
raptors occurs on the site. Of these raptors, only the peregrine falcon is protected
under Endangered Species Acts.

Six additional special status bird species occur in the area. Two of these,
loggerhead shrike and southern California rufous-crowned sparrow, are likely to
occur on the site during breeding season. Bell's sage sparrow has a low-moderate
probability of occurrence. California horned lark and tricolored blackbird are absent
during breeding season and have a low probability of occurrence during winter.
The coastal California cactus wren is absent year-around, due to absence of
suitable habitat. None of these species is listed or proposed for listing under state
or federal Endangered Species Acts. California gnatcatcher, a federally listed
Threatened species, occurs in coastal sage scrub but does not occur in the Santa
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Monica Mountains (K Garrett, pers. comm.) and is therefore not included in
Appendix 1 of Appendix E.

Special Status Mammals

Two special status bats may occur in the reg-ion (Appendix 1 of Appendix E). Either
of these may forage occasionally over the area, but neither is likely to use the

property for day roosting, since no adequate habitat is available. Two special status

- small mammal species (southern Grasshopper mouse and San Diego black-tailed
jackrabbit) occur in the region. Suitable habitat occurs throughout the site, and both
species are likely to occur. One special status wide ranging mammal, American

!badger, may use the site periodically.

Wildlife Habitat and Fauna

Coastal sage scrub provides suitable habitat for a wide array of verterbrate wildlife,
including several sensitive animals. Small mammal sign observed on the site
included scat and burrows of mice (Peromyscus sp. and perhaps others), pocket
gophers, ground squirrels, and wood rats. A small mammal trapping survey would
be needed to identify nocturnal species. Coyote scat was observed and coyotes
likely use the site regularly. Other wide-ranging large mammals (e.g., mountain lion
and American badger) may use the site periodically, but must cross major roads to
access it.

Characteristic chaparral birds seen or expected on the site include California quail,
Califomia towhee, rufous-sided towhee, wrentit, and scrub jay. Southern California
supports many raptors, including sensitive species, especially during winter. Black-
shouldered kites have been reported from the site (K. Garrett, pers. comm.) and
sharp-shinned hawks probably forage of over the site regularly. Other raptors,
including golden eagle and Caooper’s hawk may also use the site occasionally.

Amphibians and reptiles are usually inactive during lzte fall and winter, and only one
species (western fence lizard) was seen during the survey. Rocks, vegetation, and
scrap lumber throughout the site provide cover and (probably) hibernation sites for
reptiles, probably including side-blotched lizard, gopher snake, and coachwhip.
Because there is no perennial fresh water on the site, Tierra Madre Consultants
presumes that most amphibians are absent. A few species, including Western
spadefoot (a toad), may breed in temporary pools, but during the March visit no
tadpoles were observed in pooled water on the site, and Western spadefoots are
unlikely to occur.

City of Malibu 97 Rancho Malibu Hotel EIR

e et ———— e



Habitat Linkage

The site is surrounded by heavily traveled roads (Pacific Coast Highway, Malibu
Canyon Road and Civic Center Drive). Pepperdine University is adjacent to the site
on the west; a large area of natural open space is directly north (diagonally across
the Malibu Canyon Road/Civic Center Drive intersection); scattered commercial and
residential development occurs to the northeast across Civic Center Drive;
developed recreational areas and undeveloped open space are to the south across

Pacific Coast Highway. ) i

Stormwater Runoff

Th‘e project site is located within the Winter Canyon watershed, which has a total
area of approximately 238 acres®. The site drains to southeast underneath Pacific
Coast Highway. All runoff from the site is caught by the existing culvert beneath
PCH and drains to the ocean as indicated in Figure 4.

THRESHOLDS FOR DETERMINING SIGNIFICANCE OF IMPACTS

The project will have a significant impact on biological resources if it will
substantially affect. 1) rare or endangered species of animal or plant listed or
proposed for listing under the State or Federal Endangered Species Act, 2) plant
communities or plant species considered as sensitive, threatened, by federal, state,
and local conservation agencies due to limited or declining populations, 3)
environmentally sensitive habitat areas (ESHAs), 4) communities that are
considered locally important, 5) the movement of any resident or migratory fish or
wildlife species, 8) habitat for fish, wildlife or plants or 7) species that are considered
sensitive or locally important.

PROJECT IMPACT

Vegetation

Background

The vegetation on the project site consists of about 8.04 acres of undisturbed,
coastal sage scrub, 18 acres of disturbed coastal sage scrub interspersed with
annual grassland and ornamental trees, and 1.76 acres of disturbed and
omamental landscaping. The coastal sage scrub was burned in the 1996 fire, and
is in the initial stages of post-fire regrowth. The undisturbed coastal sage scrub is
considered a sensitive and threatened plant community; and a locally important
plant community. Loss or substantial alteration of this habitat would constitute a
significant impact on biclogical resources within the Malibu Coastal Zone.
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The Project Plan

Grading proposed for the hotel will affect 19.76 acres of disturbed grassland/coastal
sage scrub, omamental landscaping and disturbed vegetation and 2.0 acres of 8.04
acres of undisturbed coastal sage scrub.

Fuel| Modification - The project applicant will be required to develop a Fuel
Modification Plan in consultation with the Fire Department. The Fire Department
has provided guidelines for Fuel Modification Plans in a draft document entitied Fuel
Modification Plan Requirements. These guidelines outline the fuel modification
objectives which are to be reflected in a Fuel Modification Plan developed in
‘recognition of the specifics of the individual project, including the nature of
development, the nature of surrounding use, construction type, slopes, vegetation
and irrigation. While the precise consequences of the Fuel Modification Plan
requirements on the preservation of coastal sage scrub habitat cannot be
determined prior to review by the Fire Department, it is clear that the guidelines will
require either that the amount of coastal sage scrub maintained in its natural state
on the project site be reduced, or that the site plan be modified to eliminate some
structures or to move structures away from the coastal sage scrub habitat area.

In general, the Fuel Modification Plan would require the complete removal of highly
flammable species, including key components of the coastal sage scrub habitat
(including sage) from within 50 feet of structures. In the case of the proposed
project, this close-in removal zone would include approximately 1.3 acres of the
existing undisturbed coastal sage scrub habitat.

In addition, the Fuel Modification Plan would require management of the habitat,
including a program of thinning and irrigation which is yet to be determined, within
a secondary zone extending 200 to 300 feet from buildings, depending on slope
and other factors. These zones are illustrated in Figure 12. Much of the coastal
sage scrub habitat on the site would fall into this secondary zone (between 50 and
200 to 300 feet from structures), At least some fuel management would be required
within this zone. While some preservation of coastal sage scrub may be possible
within much this secondary zone, it will not be possible to retain the habitat
undisturbed and free of human intrusion and still meet Fuel Modification Plan
requirements. It is estimated that up to 4 acres of coastal sage scrub can be
retained in a sufficiently natural state to qualify as preserved on-site habitat under
the Fuel Madification Plan requirements, with minimal modifications to the site plan.
However, approximately 3.9 acres of undisturbed coastal sage may be required to
be removed to meet Fuel Modification Plan Requirements. The potential effect of
Fuel Modification Plan requirements on the landscape is illustrated in Figure 12.
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Wastewater Landscape Requirements - [n addition, as detailed in Section 2.3,
Water Quality/Wastewater Treatment, of this EIR, the proposed project cannot
achieve zero wastewater balance with preservation of the coastal sage. Therefore
it is estimated that the proposed project would result in the removal of 8.04 acres
of undisturbed coastal sage. This undisturbed coastal sage has been replaced with
cultivated native vegetation in the resulting project landscape plan.

Table 6 summarizes the expected vegetative changes that would result from
compliance with fuel modification and wastewater disposal requirements. Table 7
summarizes the resulting project landscape plan, and Figure 13 shows the post-
project vegetation proposed for the site.
10verall, the project would have a net loss of 14.6 acres of annual
grassland/disturbed coastal sage scrub vegetation to structural and landscaping
development; conversion of 5.6 acres of disturbed, ornamental landscaping and
disturbed coastal scrub to cultivated native tandscaping; and 8.04 acres of coastal
sage scrub converted to cultivated native landscaping. '

Coastal Sage

Based on these facts and the threshold criteria for-significance, implementation of
the project would eliminate coastal sage scrub habitat, a sensitive plant community
on the site. This is considered a significant impact.

Wildlife Habitat and Fauna

The project site provides suitable habitat for an array of invertebrate, mammal, bird
and reptile species including several sensitive animals. Direct impacts from
development on the site will reduce the existing 27.8 acres of open space by 14.4
acres of structural development and ornamental landscaping. 13.4 acres of open
space will remain as cultivated native landscaping. While species which use a
broad range of habitat types may continue to use the site, species associated with
coastal sage scrub would no longer be able to use it. Indirect impacts including
noise, light, wastewater irrigation and human activity will further reduce the utility of
the remaining open space to some wildlife species. The combination of both direct
and indirect impacts will substantially diminish habitat for wildlife on the project site.
Based on the threshold criteria for significance, loss of wildlife habitat is
considered a significant impact.
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Table 6

Expécted Vegetation Changes

Associated with the Proposed Project

and with Requirements'for Fuel Modification and Wastewater Disposal

Site Conditions
Vegetation Type(acres) Existing - Proposed Proposed Proposed
Condition- Project ~ Project with Project with
. Fuel Fuel
Madification Modification
- and
Wastewater
5 Disposal
Grassland/Disturbed 18 0 0 0
Coastal Sage Scrub
Disturbed/Ornamental 1.76 0 0 0
Coastal Sage Scrub 8.04 8.04 4.14 0
preserved/
restored
Coastal Sage Scrub 0 0 26 0
modified _
Landscaping: 0 5.36 6.66 134
“Cultivated Native™
"Landscaping: 0 3.76 3.7 3.76
Other ‘
Structural Development 0 10.64 10.64 10.64
TOTAL 2738 27.8 278 27.8
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m Existing Undisturbed

Coastal Sage Scrub
8.04 Acres

Proposed Structures (10.64 acres)

o= < BN |

m Tennis Courts
QEEH Parking

Source: Moore Ruble Yudeil, Architects
& Planners, Novemnber 1995
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Proposed Landscaplng (17.16 acres)

Zone 1 - Perimeter Landscaping
“‘Cuttivated Native" 13.4 Acres

E Zone 2 Villa Courts & Pathways
*String of Mediterranean Courts® 1.35 acres
Zone 3 Pool Terrace, Perimeter

0.37 acres
Zone 4 Public/Semi-Publlc Spaces
"Traditional Historic California Courts 0.43 acres

Specialty
Zone A Turf Grass . 0.44 acres
Specially
Zone B Citrus Grove/Turf Grass 1.17 acres
Figure 13
Post-Project Vegetation

City of Malibu
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Table 7
Area of Landscape by Zone
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Zone #1 - Perimeter Landscape: 'Cultlvated Native’ and Preserved or Restored Coastal Sage

Scrub

(8.04 acres, or 60% of thjs zone, are to be preserved or restored as coastal sage scrub habitat,
modified as required by Fire Department review and fuel modification plan. 5.36 acres will be planted
with native species with moderate water requirements.)

i

a) Moderate water requiring native & drought adapted plantings (98%) =

b) Moderate water requiring planting in main parking lot (2%) =
Zone #1 total square footage: 583,505 s.f.

! Preliminary Plant List

Zone #2 - V[lla Courts: "String of Mediterranean Courts’
a) Moderate water requiring trees, shrubs, and vines (60%) =

California Sycamore
Platanus Racemosa
Coastal Live Oak
Quercus Agrifolia
Monterey Cypress
Cupressus Macrocarpa
Californla Bay
Umbellularia Californica

b) High water requiring cool season turfgrass landscape (40%) =

Preliminary Plant List

Citrus (mixed variety)
Rutaceae

ltalian Cypress
Cupressus Sempervirens
Jacaranda

J. Mimosifolia

Sik Tree

Albizia Julibrissin

Rusty Leaf Fig

Ficus Rubiginosa
Banana

Musa

Nichol's Willow Leafed Peppermint
E. Nicholii

Bougainvillea

Nycta Ginaceae

Bird of Paradise
Strelftziaceae

Australian Tea Tree
Leptospermum Lacvigatum
Arbutus Marina

Zone #2 total square footage: 58,687 s f.

572,255 s.f. - "
11,250 s.f.

35212 5.1, =
2347551,

City of Malibu
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Table 7 (conflnued)
Area of Landscape by Zone

Zone #3 - Pool Terrace, Perimeter "Arroyo’
a) Moderate to high water requiring trees, shrubs,
and vines (100%) = ‘ 15,945sf.
Zone #3 total square footage: 15,945s.f.

Preliminary Plant List

. Mexican Fan Palm -
‘Washingtonia Robusta

. Senegal Date Palm
Phoenix Reclinata

. Agave (mixed variety)

. Yucca (mixed variety)

Zone #4 - Publlc/Sem[-Publlc Spaces: 'Traditional Historjc Californja Courts'
a) Moderate water requiring frees, shrubs, and vines (100%) = 18,733 s.f.
) Zone #4 total square footage: 18,733 s.f.

Preliminary Plant List

. Citrus (mixed variety)
Rutaceae

. Coastal Live Oak
Quercus Agrifolia

. California Sycamore

Platnus Racemosa

Speclalty Zone A - Turfgrass
a) High water requiring cool season turfgrass landscape (100%) = 19,200 s.f.
Specialty Zone A total square footage: 19,200 s.f.

Specialty Zone B - Citrus Grove - Turfgrass
a) Moderate to high water requiring trees (55%) = 27925s f.
b) High water requiring cool season turfgrass landscape (45%) = 22,850 s.f.
Specialty Zone B total square footage: 50,775 s.f.

746,845 s.f.
(17.15 Acres)

Special Status Species

Species Listed or Proposed for Listing as Threatened or Endangered Species

The peregrine falcon is the only animal species occurring in the general site area
and listed as threatened or endangered. While peregrine falcons may occasionally
fly over the project site or capture prey above it, there is no suitable nesting habitat
on-site and they are unlikely to make regular use of the site. Therefore, the
proposed hotel will not significantly affect peregrine falcons.

City of Malibu - 105 Rancho Malfibu Hotel EIR
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Other Specia Status Sg' ecies

Special Status Plants

California black walnut trees are located within the coastal sage scrub areas
affected by Fuel Modification Plan requirements and are included in the plant
palette for the perimeter planting zone. Black walnut trees are a recommended
species for fuel modification zones and could be preserved within the fuel

modification area. Based on these facts and the threshold criteria for significance, -

implementation of the project would not substantially diminish the habitat for
California black walnut, a sensitive plant species. If, however, black walnut trees
are located in the area which requires grading and subsequent restoration, the loss
of {ndividual black walnut trees could result, this would be considered a significant
impact.

Invertebrates

No impact is anticipated for monarch butterflies. The coastal sage scrub habitat
suitable for the Santa Monica Mountains shieldback katydid will not be preserved.
This species, if present, would be impacted by loss of habitat.

Reptiles and Amphibians

No impact is anticipated to the western spadefoot toad due to the low probability
of occurrence. Potential adverse impacts exist for seven sensitive reptile species
including the coast homed lizard, coastal whiptail, San Diego banded gecko, coastal
rosy boa, San Bemardino ringneck snake, coast patch-nosed snake and the silvery
legless lizard due to loss of open space habitat and indirect impacts.

Birds

Sensitive raptor species that are ejther known or expected to forage on the site
include the northern harrier, black shouldered kite, golden eagle, ferruginous hawk,
sharp-shinned hawk, Cooper's Hawk and the merlin. No raptor species are known
to nest on the project site. Loss of open space habitat and indirect impacts are
expected to reduce foraging opportunities on the site for raptor species.

Two other sensitive bird species are expected to utilize the project site including the
loggerhead shrike and the southern California rufous-crowned sparrow. Suitable
habitat exists for Bell's sage sparrow but the species is rare in the area. Loss of
open space habitat for the loggerhead shrike and indirect impacts are
expected to have some adverse impacts on this species.

City of Malibu 106 Rancho Maliby Hotel EIR
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Mammals

Two special status species of bats may occasionally forage on the site. Suitable
habitat for the southern grasshopper mouse and the San Diego black-tailed
jackrabbit is present and'both species are likely to occur on the site. The American
badger, a wide-ranging species, may us the site infrequently. Loss of open space
habitat and indirect impacts are expected to have some adverse impacts on
these species.

Open Space and Habitat

Although the project site is relatively small and in an area with surrounding

j development, it does provide suitable habitat for a number of sensitive species as
explained above. Loss of open space and coastal sage scrub will reduce the
amount of habitat available to these species. Based on these facts and the
threshold criteria for significance, impacts to sensitive wildlife species are
considered to be significant. '

Habitat Linkage

Significant wildlife habitat and open space occurs in the Santa Monica Mountains
to the north, at Malibu Lagoon about one mile east and south of Pacific Coast
Highway along the coast. Figure 14 shows the site in relation to major areas of
open space, roads and hypothetical migration routes.

The presence of heavily traveled roads surrounding the site, particularly Pacific
Coast Highway, would impact the ability of ground-dwelling animals to move
between the major open space areas in the Santa Monica Mountains to the north
and the coastal bluff areas to the south. Currently, part of the project site is
enclosed with a chain link fence which further restricts movement.

Despite these limitations, the project site is a natural habitat island that provides one
of the two links between open space areas of Bluffs Park and the mountains to the
north. Large mammals may use the site to move occasionally between these two
areas, as would birds. Small mammals, reptiles and amphibians would be most
limited in their ability to use the site. However, total elimination of habitat on the site
would eliminate the possibility of migration of these species into the habitat area
south of Pacific Coast Highway from northern habitat source areas.

Development on the site will reduce the existing 27.8 acres of natural open space
by 10.64 acres of structural development and 3.76 acres of ornamental
landscaping. The remaining 13.4 acres would contain cultivated native
landscaping, representing 13.4 acres of open space and native vegetation. The
cultivated native landscaping would occur along the eastern property boundary in
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ot Figure 14
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the area that provides the optimum connection betweeh open space areas to the
north and south of Pacific Coast Highway {Figures 12 and 14).

The concentration of native plantings along the eastemn site boundary provides
optimum connectivity between open space areas to the north and Bluffs Park to the
south of Pacific Coast Highway. However, the cultivated native landscape area
would be regularly irrigated and will be structurally different than the existing coastal
sage scrub commurijty. Species tolerant of human presence and which utilize a

~ broad range of habitat types may continue to use the site for movementbetween
these habitat areas. Species more narrowly associated with summer dry, native
coastal sage scrub and chaparral communities would be restricted in their ability to
use the site. For these species, the development would further isolate their habitat

{ area to the south of Pacific Coast Highway from source populations in the larger
open space areas to the north of the project site.

Based on these facts and the threshold criteria for significance, implementation of
the project would substantially diminish or interfere with wildlife movement and is
considered a significant impact.

Stormwater Runoff

Since no runoff travels to Malibu Lagoon or the small wetland in the Civic Center
area, the proposed hotel will not directly affect these sensitive biological areas (see
Section 2.2, Geotechnical Hazards, for more information). The project is not
anticipated to adversely impact intertidal, subtidal or kelp resources offshore of the
discharge point because all storm water runoff would be controlled under the
conditions of the project Storm Water Pollution Prevention Plan (SWPPP) including
flow rates, wastewater disposal, erosion and sediment control and contaminant
treatment for dry weather and initial rainfall runoff (see Chapter 2.2, Geotechnical
Hazards, Storm water Runoff at Page 23). Based on the conditions of the SWPPP
and the threshold criteria for significance, impacts to marine resources from storm
water runoff are considered to be a |less than significant impact.

Night Lighting

The proposed hotel would introduce night lighting onto the site and would, in
general, reduce the level of concealment and cover available for wildlife. Night
‘lighting would adversely impact the ability of some species to utilize the native
landscape area around the developed portions of the site. Although night lighting
impacts contribute to cumulative impacts to wildlife species, based on the threshold
criteria for significance after mitigation, night lighting is considered to be a less
than significant impact. '
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CUMULATIVE IMPACTS

Overall, the proposed project will be only one element of development anticipated
to occur under Malibu General Plan land use designations. The long-term Citywide
buildout under the General Plan was found to result in a significant unavoidable
impact on bijological resources in Malibu and within the entire Malibu Coastal Zone
even after the implementation of all land use policies and implementation measures

designed to reduce impacts on rare, endangered, and locally sensitive plant and

animal species. :
MITIGATION MEASURES

THe following mitigation measure is required to ensure that the project will not result
in significant impacts on California black walnut trees:

6.1. The landscaping shall incorporate California black walnut (Juglans
californica) trees in the southeast corner of the site into the landscape design
to the satisfaction of the City Biologist. The existing black walnut trees are

- expected to resprout after being burned by the October 1996 fire. If the
existing trees are shown to be killed by the fire, an additional 2:1
replacement California black walnut trees shall be incorporated into the
landscape design to the satisfaction of the City biologist.

The following mitigation measure is included for wildlife, sensitive species, coastal
sage scrub habitat and wildlife movement impacts:

6.2. Mitigation for impacts resulting from the loss of 8.04 acres of undisturbed
coastal sage scrub habitat shall be accomplished by providing 30-acres of
the "Francisco Property” or an alternative location that better meets the
following criteria as off-site replacement habitat:

L Similar vegetation type (in this case, coastal sage scrub dominated by
California encelia, coyote brush, California sagebrush and sawtooth
goldenbush), wildlife habitat characteristics, habitat connectivity,
amount of habitat area, topography and accessibility, proximity to the
project site and the likelihood of future habitat loss due to
development potential.

. Acreage shall not be less than a replacement ratio of 2:1.

Off-site mitigation shall be subject to review and approval by the City
Biologist prior to issuance of the building permit for the project. Development
on the mitigation site shall be restricted through a conservation easement,
deed restriction or other mechanism deemed appropriate by the City

City of Malibu 110 Rancho Malibu Hotel EIR
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Attorney. Preservation shall be ensured to the satisfaction of the City
Attorney prior to the issuance of the occupancy permit for the project.

6.3. The applicant shall submit grading, stormwater management, wastewater
disposal and lafdscaping plans consistent with grading, coastal sage
mitigation and stormwater management requirements and a plant list for
approval by the City prior to construction. The plant list shall emphasize
native drought-tolerant species to the extent feasible considering the need
for on-site disposal of treated effluent. The plant list shall avoid invasive
non-native species including olive and acacia.

The following mitigation measure is required for night lighting effects:
6.4. To minimize night lighting impacts on the surrounding habitat -area, the
outdoor lighting system shall be low intensity and focused into hotel facilities.

It shall be subject to review and approval by the City Building Official prior to
issuance of the building permit.

LEVEL OF SIGNIFICANCE AFTER MITIGATION

Analysis of the Proposed Offsite Mitigation Site

The applicant has offered a portion of the Francisco property, located on the

southwest side of Malibu Canyon Road one mile north of the Hughes facility, as a
replacement for the 8.04 acres of coastal sage scrub on the proposed hotel site
{See Figure 15). The criteria established by the City Biologists for evaluating any
proposed mitigation site are:

° Similar vegetation type (in this case, coastal sage scrub dominated by
California encelia, coyote brush, California sagebrush and sawtooth
goldenbush), wildlife habitat characteristics, habitat connectivity, amount of
habitat area, topography and accessibility, proximity to the project site and
the likelihood of future habitat loss due to development potential.

. Acreage shall not be less than a replacement ratio of 2:1.

Vegetation Type and Amount of Habitat Area- The Francisco site contains a

larger proportion of chaparral plants than the proposed hotel site and lacks the
dominant plant species found closer to the coast, particularly Baccharis pilularis,
Artemisia californica, and Encelia californica. The Francisco mitigation site is
dominated by chaparral species which is distinct from the coastal sage scrub plant
community that occurs on the project site. Chaparral is a more common and less
threatened vegetation type both in the Malibu coastal zone and statewide.

City of Malibu 111 Rancho Malibu Hotel EIR
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Pt | Figure 15

(< 200 Offsite Biologic Mitigation Area ‘
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The buildable area of this portion of the Francisco property is approximately 30
acres. Dedication of the site in its entirety represents a replacement ratio of 3.7
acres preserved off-site for each one acre of coastal sage scrub developed at the
hotel site. Although the vegetation type is not the same, the mitigation site has a
higher replacement acreage ratio of 3.7:1. "A higher replacement ratio is
reasonable since a rare and threatened plant community is being replaced by a
more common vegetation type. Removal of the development potential of the
proposed off-site mitigation property provides substantial biological benefit that
compensates for the difference in vegetation between the two sites."* -

Proximity to the Project Site - The off-site mitigation site is adjacent to Malibu
Creek State Park and is designated as potential state acquisition land. The site is
jwithin two miles of the Malibu City limits and meets the criterion for proximity.

Likelihood of Future Habitat Loss Due to Development Potential - The
mitigation site is located within the County of Los Angeles. The Malibu/Santa
Monica Land Use Plan designation (which also serves as the County General Plan
designation) for the site is "Mountain Land (M2)." This designation allows for very
low intensity rural development. Principal permitted uses include very low-density
residential development (one dwelling unit per 20 acres) and low intensity
recreational uses. The City of Malibu has conducted a preliminary assessment of
the development potential of the site. According to the Interim Planning Director,
the property contains potential development sites that have relatively flat
topography and desirable views. No site specific geologic and septic feasibility
studies have been performed. However, according to the City Geologist, the entire
proposed mitigation site is located in a recent landslide area.? Based on this
preliminary evaluation the development potential is classified as low. Given the low
development potential compared to the project site, the higher replacement ratio of
3.7:1 is appropriate.

Topography and Accessibility - The mitigation site may be the only buildable
location, based on topography and road access, in the Canyon between the Hughes
facility and the tunnel.®

Wildlife Habitat Characteristics - The Francisco property is a 577-acre parcel
that is on the priority acquisition list of the Santa Monica Mountains Conservancy
and is currently being appraised for acquisition with Los Angeles County Proposition

1] etter from Tierra Madre Consultants to Marti Witter, City Biologist, February 21, 1997,
contained in Appendix E.

This is based on a preliminary review of the avallabie published regtonal geologic maps of
the area.

3| etter ‘from Tierra Madre Consultants to Marfi Witter, City Biologist, February 21, 1997,
contained in Appendix E.
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A funds. Because the total cost of the priority acquisition properties exceeds the
amount of available acquisition funds, direct purchase of the Francisco property is
not assured. Preservation of the site would remove the need to use Proposition A
funds to purchase the site and would leave funds free for other acquisitions.

The Francisco property is part of the area identified as the core wildlife habitat area
of the Malibu Creek watershed. Preservation of the core habitat areas of the Santa
Monica Mountains, including Topanga State Park, Malibu Creek State Park,
ZumafTrancas Canyons and Point Magu State Park is critical to preserving the full -
range of wildlife species that are characteristic of the Santa Monica Mountains.
According to Tierra Madre Consultants:

§ The mitigation site may be the only buildable location, based on
topography and road access, in the Canyon between the Hughes
facility and the tunnel. Its preservation as open space would keep
that entire stretch of the canyon as wildlands. This is a very
substantial benefit to the wildlife and ability to manage the region for
fires. Development of this site in the future would be very intrusive,
potentially affecting the raptor nest sites on the adjoining cliff faces,
large mammal movement through the canyon at night, and the
contiguity of the chaparral vegetation.?.

Habitat Connectivity - In areas outside the core habitat areas where development
has fragmented natural habitat, remaining habitat areas that provide connectivity
between blocks of habitat are significant to maintaining wildlife populations. The
Francisco property is significant as part of a core wildlife habitat area and provides
a linkage between other core areas. However, it does not provide the same kind
of unique linkage between potentially isolated habitat areas as does the proposed
project site. However, due to the proposed 3.7:1 replacement ratio in a significant
wildlife habitat area, including habitat for raptors and large mammals, and the
zoning and development pressures on the project site which are likely to impact the
linkage value of the project site, it is concluded that Francisco Property provides an
acceptable linkage trade-off.

Conclusion

With incorporation of the above mitigation measures, project impacts on California
black walnut trees, wildlife and sensitive species will be less than significant. If
off-site mitigation on the proposed mitigation site is used, project impacts on coastal
sage scrub and wildlife movement would be adverse, but [ess than significant.

4| stter from Tierra Madre Consultants to Mart Witter, City Biologist, February 21, 1897,
contained in Appendix E.
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2.7 VISUAL AND AESTHETIC EFFECTS

The term "aesthetics” usually implies a subjective effect or a personal opinion. To
the extent possible, this section attempts to minimize the subjective component of
the evaluation of these impacts by considering information about the project that
can be evaluated objectively, such as a structure's visibility from its surrounding
area, the visual similarity of structures with each other and with their surrounding
environment, the scale, height and massing of structures compared to .other ..
structures in the area, the articulation of surfaces compared to other developments
in the area, and so on. For example, a building considered "beautiful” in itself may
intrude on an area because it is much larger than any surrounding building, or it
may interrupt a panoramic view. A building considered "ugly” in itself may be
compatible with its neighbors of the same scale, color, materials, setbacks, and
architectural style. The natural landscape, topography, and introduced landscaping
also contribute to the aesthetic environment. Together, the built and the natural
environments combine to create an overall visual image of a project.

ENVIRONMENTAL SETTING

The project site is an undeveloped bluff top that is visible, and in some cases
visually prominent, as viewed from Pacific Coast Highway (PCH), from the Malibu
Civic Center, and adjacent areas. From the east, the site is visible from the ridge
line just east of Malibu Creek and from most of the Civic Center area. Its visibility
from the western portion of the Civic Center area is limited by the existing structures
of the Maison de Ville and Malibu Canyon Village condominium complexes. From
the west, the site is visible from Pepperdine University and a small number of
homes in Malibu Country Estates which have an easterly view. Figures 17
through 19 show the project site in its present condition as viewed from a number
of surrounding locations. Figure 16 shows the locations from which the photo's
were taken. _— '

Most of the site is covered with low, scrubby natural, or mixed native and introduced
vegetation which was burned in the 1996 Calabasas fire. There are few isolated
trees taller than 10 feet high on the top of the bluff and in landscaped areas along
PCH. As viewed from as far away as Malibu Creek, the bluff appears to be below
the skyline, formed by more distant biuffs and hills to the west. As the observer
approaches Webb Way, the perspective changes, and parts of the project site
gradually becomes silhouetted against the sky. When viewed from Webb Way, the
southem portion of the site appears to be on the skyline, while the northern half still
appears to be below the more distant ridge line .
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: View 1, from Peppérdine campus above project site (Figure 17).
View 2, from Pacific Coast Highway at Webb Way (Figure 17).
" , View 3. From in front of City Halt on Civic Center Way (Figure 18).
View 4. From DeVille Way behind Maison de Ville {Figure 18).
';':_ g View 5. From Pacific Coast Highway near the southeast comer of the project site {Figure 18).
View 6. From opposite 24637 Blue Dane Lane, Malibu Country Estates (ﬁgure 20).

View 7. From Mallbu Knolls Road just below Malibu Canyon Road {Figure 20).

Figure 16
g [cha Photo Locations and View Angles
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This photo shows existing conditlons on the project site as \fiewed from Pactfic Coast Highway
looking directly west from just east of Webb Way in the Civic Center area. The project site is visible j
directly ahead above the point where Paclilc Coast Highway tums toward the left. '

Figure 17
Photos of Existing Conditions
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This photo shows the southeast comer of the project site as viewed traveling westbound on Pacific
Coast Highway. Other than freeway landscaping immediately adjacent to the higyway, this eastward-
facing slope is coverad by mostly of native vegetation. Peppaerdine University is visible over the

site to the right side of the photo.
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As viewed from Civic Center Way in front of City Hall, the eastward-facing slope is largsly concealed
by the large structures of the Maison de Ville multi-farnity housing developrment. The top of the bluif is
just visible over the top of these structures. Pepperdine University ts visible above the site to the right
of center of the photo.

. Figure 18
(cha) Pholos of Existing Conditions
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This photo shows the slte as viewed from the nertheast, looking over Civic Center Way from DeVille
Way behind the Malson de Ville residentlal project. Parts of this eastern-facing siope would remain
in open space If the project Is approved. The more level area at the bottom of the slope is a
separate parcel in different ownership and is not a part of the proposed project.

Figure 19
[chqQ | Photo of Existing Conditions
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Trees on project site across
Malibu Canyon Road

This photo shows the view of the site from the west, as seen from Blue Dane Drive in Malibu Country
Estates, opposite 24637. Homes In this area which have east-facing views and are at higher elevations
can see over the Pepperdine University awn to the project site.

; Pacific Coast Highway Road Cut

[

j Project Slte
Civic Center Drive.

This photo shows the site as viewed from the north, from Mallbu Knolls Road near its Intersaction
with Malibu Canyon Road. Homes in the Malibu Knols area are relatively close to the project and some
have unobstructed views directly over the site.

Figure 20
[cha Photos of Existing Conditions
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The existing large structures of Pepperdine University, Maison de Ville, and the
Hughes Research Center are prominently visible as one travels westward along this
stretch of PCH. These large structures are in general architecturally designed to
emphasize the horizontal, with long, continuous roof lines and deeply inset windows
and balconies. These large structures have building heights above 40 feet for the
Hughes facility, 40 to 50 feet for Pepperdine University, and 45 to 50 feet for the
Maison de Ville complex. All include continuous horizontal facades (interrupted by
setbacks and vertical detailing) of substantial length. Building lengths include
approximately 650 feet in length (Pepperdine University), 550 feet (Hughes
research facility), and 400 feet (Maison de Ville). The Civic Center complex has a
length of approximately 600 feet, interrupted by a 100-foot gap between the City
Hajll and structures to the east.

Local Policies and Standards e

The City of Malibu in its General Plan has established rural character and the

natural environment as the core of the City's vision and mission for the future. 1
Although not specifically stated, it has been assumed for purposes of ¥
environmental analysis that the visual and aesthetic aspect of this character is
important. To put aesthetic character in context of the City's vision statement, the
vision statement is repeated below in full. Portions of the mission statement
discussing rural character and the natural environment are also quoted:

Vision Statement - Malibu is a unique ‘land and marine environment and

- residential community whose citizens have historically evidenced a
commitment to sacrifice urban and suburban conveniences in order to protect
that environment and lifestyle, and to preserve unaltered natural resources
and rural characteristics. The people of Malibu are a responsible custodian
of the area's natural resources for present and future generations.

Mission Statement - Malibu is committed to ensure the physical and biological ¥
integrity of its environment through the development of land use programs L2
and decisions, to protect the public and private health, safety and general
welfare,

Malibu will plan to preserve its natural and cultural resources, which include

the ocean, marine life, tide pools, beaches, creeks, canyons, hills, mountains, :
ridges, views, wildlife and plant life, open spaces, archaeological, =
paleontological and historic sites, as well as other resources that contribute

to Malibu's special natural and rural setting.
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Malibu will maintain its rural character by establishing programs and policies
that avoid suburbanization and commercialization of its natural and cultural
resources.

The Conservation Elem ent of the City’s General Plan does not include the project
site as one of the key scenic elements of the City's environment. The site is within

the ocean viewshed boundary, indicating that it has scenic views toward the ocean.

Pacific Coast Highway is officially designated in the Malibu General Plan and by the
State of California as an eligible scenic highway, so visual character along the
,hlghway is of significance.

THRESHOLD FOR DETERMINING SIGNIFICANCE OF IMPACTS

The project would have a significant visual and aesthetic impact if its
implementation would result in the elimination or substantial obstruction of any
scenic vista or view open to the public, would create an aesthetically offensive site
open to public view, or would substantially modify the rural or natural visual
character of a visually prominent site.

The modification of the visual appearance of the site from open space to a
developed condition is a substantial change. However, such a change by itself,
unless it eliminates or blocks scenic views, results in the creation of an aesthetically
offensive site open to public view, or substantially modifies the rural or natural
character of a visually prominent site or area, is not considered a significant adverse
aesthetic impact under CEQA.

PROJECT IMPACT

In order to determine whether the project will have a significant adverse visual or
aesthetic effect, this impact analysis attempts to answer the following questions
about the proposed project:

1. Do views of the existing site provide a scenic view or vista visible to the public
which has substantial value, importance or uniqueness, the loss of which
would result in.a significant visual effect?

2. Will development of the site obstruct important or unique scenic views or
vistas of other areas?
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3. Will the development of the site create an aesthetically offensive view open i
to the public?
4
The following question relates to the City's vision statement and mission statement:

4. Wil the project substantially modify the rural or natural visual character of a
visually prominent site? )

Scenic Value of the Existing Site

Although the more visible parts of the site as viewed from the east and north are in
geg:eral covered with natural or disturbed natural vegetation, the site is not
paiticularly visually prominent except from locations immediately adjacent to the site
on Pacific Coast Highway, Civic Center Way, and the residential areas immediately o

north of Civic Center Way, including Malibu Knolls, which are relatively close to the wd
project. The Malibu Bluffs area to the south of Pacific Coast Highway is much more
prominent because the foreground is not concealed by existing development, and : ’

the background is the sky rather than distant ridge lines of the Santa Monica
Mountains. As viewed from the west, the site is generally low in the view, and can
be seen from only a few homes in the Malibu Country Estates project, and from
Pepperdine University.

The site does not show any unique or unusual topography such as rock outcrops
or prominent bluffs. The vegetation shows evidence of substantial disturbance and
includes a number of non-native plants used for landscaping, including eucalyptus
and cypress. Dirt roads and power or telephone lines transect the site. The site
does not form the horizon or the boundary between |and and sea as viewed from
readily accessible locations or a substantial number of homes. While it is visible
from the road north of Maison de Ville, few of these units have a substantial view
of the site. Its principal visual value is as an area of vegetation-covered open space
which provides relief from developed areas as one travels along Pacific Coast -
Highway, Malibu Canyon Road, or Civic Center Way. o

Based on these factors, the site itself is not considered to have high scenic value
in its current condition. Therefore the development of the site is not considered to
eliminate a scenic view or vista open to the public that is of sufficient value to be
significant. ' '

Although this potential effect is not considered significant, it could be reduced by
preserving key areas of open space along steep slopes which are visible from PCH,
Malibu Canyon Road and Civic Center Way, provided that these areas can be
maintained in or restored to a condition of natural-appearing native vegetation. A
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barren, cut slope with bench drains and non-native landscaping should not be
considered to provide this visual quality.

Obstruction of Scenic \{iews or Vistas .

Figure 16 shows the locations from which photographs were taken to illustrate the
potential visual impact of the proposed project. The photo at the top in Figure 20
shows the potential visual significance of the site when viewed from the west. This
photo was taken with a 35 mm lens from the lawn of the Pepperdine University
campus below the main campus parking lot, and includes a horizontal angle of
approximately 50 degrees. It is intended to show the visual prominence and impact
’on views to the ocean over the site as seen from the Malibu Country Estates,
immediately west of Pepperdine University. For most of these homes their view in
the direction of the project is of the Pepperdine campus, which blocks the view of
the site. For those few homes from which the site is visible, it may form part of the
boundary between land and sea in the view, but only for a short distance and only
for the most southerly part of the project site. This small visual effect for a small
number of homes is not a significant obstruction of a scenic view or vista open to
the public. The nearest homes in this project are approximately 1800 feet from the
project site.

From this distance, the 28-foot height of structures on the hotel property is an angle
of only 0.9 degrees. The horizontal distance along the site where it forms the land
horizon against the sea is approximately 400 feet, from Pacific Coast Highway to
that point where the ridge above the Malibu Pier becomes the horizon line. This is
an angle of about 12 degrees as viewed from the nearest homes to the west.

The photo at the bottom of the page in Figure 20 shows the potential visual
significance of the site when viewed from the east. The photo is a view looking
east from Webb Way, across from the existing shopping center, approximately 600
feet east of the point where Pacific Coast Highway starts its climb up the hill to its
intersection with Malibu Canyon Road. For a short distance along. Pacific Coast
Highway, the structures on the site will block more distant views upward to
Pepperdine University and the hills above. The change in view obstruction is slight,
and the view will remain visibly similar to the current situation. The change in the
view will be that the boundary between the middle and far distance is a developed
hilltop with a hotel and landscaping rather than the current shrubbery. The project
will not result in significant view reduction from the east. No significant impacts
on scenic views or vistas would result from the project.
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Potentia| for Creation of an Aesthetically Offensive Site Visible to the Public

Because the site is larger and is more clearly visible from a number of nearby
locations than most potential development sites in Malibu, the aesthetic character
of the site could be aesthetically offensive if the site were developed in an unusual
or highly attention-getting way. Aesthetic concerns are therefore more important
for this project than they might be for a more typical site which is much smaller and
less visible. The construction of a 242,391 square-foot hotel on the project site

would have the potential to create an aesthetically offensive site open to public view =

if it were developed as a single large high-rise structure, or as a large, bulky
structure which was visually prominent, or had large, blank or simple facades. A
physical model of the project has been prepared by the applicant and photographs
of the model have been made to illustrate visual impacts (see Figures 21 and 22).

The project as proposed has a number of characteristics which avoid such impact.
These characteristics include the following: .

1.  The project is not designed as a single large structure, but as a number of
similar but not identical smaller structures in a campus-like setting, creating
visual variety and interest. Using many smaller structures provides the
opportunity to break up the view of buildings with landscaping and views
through the site, and eliminates the potential for large, blank facades.
Although the overall development is of a density similar to Pepperdine
University or the Hughes Research Laboratories, the individual proposed
structures are substantially smaller than any of these facilities. The longest
continuous structures proposed are the combination of the lobby and the
meeting and administration area, which are connected by covered
passageways. These structures have a continuous horizontal dimension of
approximately 320 feet. This structure is broken up into multiple levels and
cut by deep insets which separate functional areas. The three largest of the
hotel villa structures are approximately.140 feet.ih width. The remaining
structures are 110 feet in width or less.

2.  The proposed project is constructed on three separate levels, joined by
stairways, multiple-level buildings, meandering walks, and ramps. This multi-
level construction further adds to the visual interest of the project.

3.  Substantial setbacks from the edges of the property minimize the potential for
large, tall structures to have an oppressive or looming appearance as viewed
from surrounding areas.
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This photo shows the project model as viewed from the alr looking from the southeast. Pacific Coast
Highway Is along the left side of the photo, Malibu Canyon Road is at the top, and Civic Center Way is on the
rignt.

Figure 21
(€hQ ' Photo of Project Model
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This bhoto shows the project model as viewed from the alr iooking from the southeast. Pacific Coast

Highway is along the left side of the photo, Maiibu Canyon Road Is at the top, and Civic Center Way is on the
rignt.

- These photos show the
modeis of individual vilia
structures. Thesa photos
show the architectural
character of the project as
proposed by the appiicant.

Figure 22
[€ha Photos of Project Model
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4.  The proposed extensive landscaping, including cultivated native vegetation
along the perimeter of the site, will help soften the visual character of the
development and better integrate it into the natural hills and vegetation in the
foreground and background.

5. Landscaping of parking areas provides for substantial shielding of vehicles
from view by provision of continuous planter areas between all parking rows,
and a continuous landscaped buffer around the entire parking area.

With these measures, the potential for the project to create an aesthetically
offensive site visible to the public will be eliminated. No significant aesthetic
{ impacts will result from the project.

Substantial Modification of Rural or Natural Visual Character of a Visually
Prominent Site

The proposed project will result in substantial modification of the visual character
of the site. Although the vegetation on the site is substantially modified from its
natural condition by years of prior use, its appearance is similar to-that of
surrounding natural areas of chaparral and coastal scrub. Although it is not as
important visually as the areas across Pacific Coast Highway directly to the south,
the site contributes to the limited remaining natural setting around the Civic Center
area and in the Pacific Coast Highway Corridor near the Civic Center.

.Grading and Terrain Modification

The project involves substantial movement of material on the site. A total of
approximately 119,000 cubic yards of material will be moved, with 119,000 cubic
yards cut from various areas of the site and placed in approximately 119,000 cubic
yards of fill in other locations, balancing earth movement on the site so that no net
import or export of fill will be required. Approximately 20,000 cubic yards of earth
needs to be removed to provide the treated effluent storage tank, and a small
percentage of the grading is needed to repair failed slopes on the site to provide
satisfactory slope stability. The grading is to flatten and widen the top of the hill to
provide a more efficient building site and easier movement by visitors around the
developed site and to regrade slopes in order to meet the required 1.5:1 slope
maximum. [f distributed uniformly over the entire 28-acre site, the total of 119,000
cubic yards of earth moved would have an average depth of 3.3 feet.
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Architectural Character

The architectural style propdsed for the project, while still only a general concept,
includes tile pitched roofs supported by wood beams, and earth-tone wall surfaces.
While this style is consistent with the most common architectural style of homes,

_public and commercial buildings in the area, it is not normally considered rural. The
scale of the buildings is substantially- smaller than the largest buildings of the -
surrounding large developments, including City Hall, Pepperdine University, and, ..

Hughes. Structures are smaller but higher than those of the nearby shopping
center.

Wiih this design, no significant adverse visual impacts related to the character of the
architectural design are expected. Nonetheless, since at the present time the
details of the design of individual structures, the details of landscaping, and the
specific materials, finishes and colors to be used in the construction are not yet
finalized, some significant adverse effects are possible because of the site’s large
size and visibility. Mitigation measures have been developed to avoid adverse
impacts which may result from inappropriate details of project design. These
measures will be included in conditions of the project approval and in the City's
review and approval of the project’s plans and specifications for these architectural
and ornamental features, before construction is allowed.

The proposed landscaping will help to restore’a rural and natural character to the
site by concealing buildings and hard edges of improved areas of the site.
However, the interior-landscaping is intended to include a variety of species which
can utilize substantial amounts of water in order to provide for the on-site disposal
of treated wastewater from the hotel. Therefore the type of vegetation will be
different from than naturally occurring on bluffs in the Malibu area. Taller trees and
denser shrubbery associated with riparian areas will be expected to replace the
natural vegetation on much of the site. The perimeter.vegetation will be cultivated
native vegetation. The plant pallet will consist primarily of plants which are native
to the Santa Monica Mountains. This will help to preserve the character of the site.

This project site is the last visually prominent major site expected to be developed
in the Civic Center area. Additional individual home sites may be developed in the
hills near the site, and additional development may take place at Pepperdine
University. However, once this site is developed, the general character of the hills
around the Civic Center will be established.

Because the site appears to be covered with natural vegetation today, the change
in character of this site could be considered by many reasonable Malibu residents
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as an adverse aesthetic effect on the site itself, based on the General Plan Vision
Statement and Mission Statement. This effect results from the change in the
appearance of the site from a condition of natural-appearing vegetation to a
developed, landscaped site with a number of structures which are neither rural nor
natural in character. Whether or not these structures are attractive in their own
right, attractively landscaped and substantially concealed is not relevant to this
determination of effect.

However, the elimination of this site as part of the natural l[andscape will not be
significant if the change in the overall character of the visual landscape from most
areas around the site is not significant. Because the areas from which the site is

,visible still have substantial areas of natural environment within the view, the overall
rural setting and character of the view will remain, and the overall effect of the
change in the appearance of this site is not considered significant when reviewed
within its larger context.

The much more visually prominent natural areas south of Pacific Coast Highway
from the site will remain in open space. Substantial permanent open space along
the steep slopes of the Santa Monica Mountains will remain. The site itself is the
most prominent feature in the view from only a very limited area immediately around
the site. From most of the Civic Center area and from along Pacific Coast Highway,
the site is only a small proportion of the total view. By retaining natural-appearing
vegetation in visually important areas of the site, the rural and natural character can
be retained to the extent possible while permitting the development to take place,
and no significant character impacts would result. It is not feasible to totally
eliminate this change in the character of the site because the substantial area
needed for on-site disposal of treated effluent severely limits the total amount of
scrub vegetation that can be included in the landscape plan.

MITIGATION MEASURES

To avoid adverse aesthetic impacts from the project’s large size and high visibility
from nearby areas, the following mitigation measures are required. If design
guidelines are adopted for the site pursuant to the Civic Center Specific Plan and
prior to the granting of a building permit, the City may modify the following mitigation
measures to comply with Specific Plan guidelines.

7.1 Design Review. The developer shall submit the following for review and
approval prior to development. The general conditions to be met and criteria
for this review as they relate to visual impact are outlined below. Exceptions
to these conditions where necessary to provide for unigue and demonstrated
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excellence and creativity in design may be granted at the discretion of the
City.

a. Materials and finishes - Materials and finishes used on all exposed
surfaces within the project shall be specified in architectural drawings
which are provided to the City for review and approval prior to
installation. The City's review shall ensure that the following general
design standards are met: - -

The project shall have a predominant design theme with a specific
limited palette of colors, materials and finishes- which are used

! - throughout the project. Such materials and finishes shall have the

following general characteristics:

Major building surfaces and accents. Major building surfaces shall be
light colors and matte finishes which reflect the character of the natural
environment in the vicinity of the project. Accent colors used for
decorative panels, window and door frames, roof trim, and roof tiles or
other roof materials may include darker, more saturated colors as
appropriate. The colors of natural sand, sea, sky, earth, [eaves and
bark found in the natural environment surrounding the site, or unique
to natural materials used in construction, shall be used predominately.
Garish, bright and unnatural colors or color combinations shall not be
used where they would be visible from a distance outside the project
site. The intent of this guideline is that the buildings and other
- constructed features of the project should not draw attention to
themselves by contrast in color-to the natural landscape.

! Quality of Construction Materials. Building materials which reflect a
character of quality and permanence shall be used.

b. Landscaping - Landscaping shall be used to soften the appearance
of buildings. Trees which at maturity are as tall as the roofs of
buildings shall be used throughout the periphery of the developed
areas of the site to break up the visual appearance of the site and hide
structures so that the landscaping within 20 years is designed to
conceal a minimum of 50% of each major building surface that would
otherwise be visible from off-site locations. Species which minimize
fire risk shall be used, as approved by. the Fire. Department.
Shrubbery around the base of structures shall be used to soften the
line of the building along the ground. Where basement levels of
structures are visible from surrounding areas because of the position
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of structures on the slope, giving the building an appearance of three-
story height, shrubbery shall be used to substantially conceal the lower
level.

A landscape maintenance plan shall be submitted for approval by the
Planning Director and Fire Department. The landscape maintenance
plan shall provide for the regular pruning and thinning of vegetation to
minimize fuel supply and fire danger. .

In undeveloped areas of the site, natural, low-scale vegetation shall be
preserved and restored to the extent feasible while providing for
sufficient on-site disposal of treated effluent. (Biological limitations on
landscaping are discussed in Section 2.6.)

c. Lighting. Lighting shall be used as necessary for internal circulation
and circulation to and from the site as necessary only, and not to draw
attention to the site or its features. Limited low-level decorative lighting
of internal landscaped areas shall be permitted within this limitation.
All exterior lighting shall be directed downward and inward to the site,
and shielded to prevent visibility of the sources of light from a distance
or pollution of the night sky by unnecessary upward-directed
illumination. All exterior lighting fixtures of greater than 150 watts shall
use low-pressure sodium lighting to conserve energy and limit pollution
of the night sky.

d. Signs. Signs shall be limited to those necessary to identify the site
and its location, and to provide for safe circulation by people and
vehicles. Internally illuminated signs shall be limited to signs
necessary to point out emergency routes. Signs shall be compatible
with the restrictions on materials and finishes outlined above.

e. Building Facades. Large blank areas of building facades visible to
the public shall not permitted. Such facades shall be broken by
architectural features such as decorative sculptural panels, setbacks,
windows, columns, textured surfaces or other architectural details as
appropriate.

Building facades should reflect a common theme throughout the
project, and should show common patterns and rhythms of
fenestration, structural details, etc.
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To minimize the effect of eliminating a natural-appearing site which is visually
prominent from nearby locations and contributes to the natural, rural scenic
character of the City, the following mitigation measures are included as conditions
of approval of the propoesed project:

7.2  Scrub Garden Component of Landscape Plan. The landscape plan shall
provide an area for native scrub landscaping to preserve the natural visual
appearance of the site to the extent feasible within the limitations of site

development and onsite disposal of treated effluent. A minimum of one acre”

of scrub habitat shall be included within the landscape plan. For maximum
visual effect, scrub landscaping is encouraged along the margins of the site,

! along the public pathway along the slope on the north side of the site, and
along steep slopes below structures on the north, east and southeast slopes
of the site.

The landscape maintenance plan shall provide for regular thinning of scrub
landscaping to minimize fuel supply and resulting fire danger.

LEVEL OF SIGNIFICANCE IMPACT AFTER MITIGATION

With full implementation of the mitigation measures, visual and aesthetic effects will
be reduced to a less than significant level. '
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2.8 ARCHAEOLOGICAL RESOURCES

This section summarizes conclusions of archaeological reports prepared for the
proposed project by HEART (Historical, Environmental, Archaeological, Research
Team) in November, 1995 and May, 1996 which is incorporated by reference. The
reports were prepared to review previous studies conducted for the site, and to
develop mitigation measures to reduce potential impacts as appropriate.

ENVIRONMENTAL SETTING

Results of a records search indicate that seven prehistoric archaeological sites (CA-

JLAN-31; CA-LAN-266; CA-LAN-319; CA-LAN-408; CA-LAN-479; CA-LAN-1417; and
CA-LAN-1715) have been recorded within one-half mile of the project site. Two
(CA-LAN-266 and CA-LAN-1715) of these sites are located within the boundaries
of the proposed Rancho Malibu Hotel site. However, the review of data for these
two sites indicates that CA-LAN-1715 is most probably a portion of CA-LAN-266
site.

-CA-LAN-266 Site: The site was first recorded on March 11, 1961 by Chester King
and Mike Glassow. The site dimensions were approximately 20 yards by 40 yards,
and artifacts included flake scrapers, core scrapers, and chert, quarizite and basalt
lithic materials. Fourteen artifacts collected from CA-LAN-266 in 1962 are curated
at the Fowler Museum, UCLA, under accession number 339. -

In 1980, Beth Padon conducted an on-foot reconnaissance of a 3.15-acre parcel
located directly north of the site area recorded in 1961, which did not yield any
cultural remains of archaeological or historic nature. Padon prepared and
submitted a site record for the CA-LAN-266 and noted that "the unique value of
LAN-266 derives from the fact that few open coastal prehistoric sites remain in this
area. Furthermore, it lies in close proximity to, and in potential association with, the
nearby large Chumash village, Hu Maliwu."”

In. 1984, Ronald Bissell of RMW Paleo Associates conducted an archaeological
survey of an entire 28-acre area, which encompasses CA-LAN-266. During this
survey, 30 chert flakes were found. Two probable manos (tools used in grinding of
corn) and a fragment of abalone shell were also located, and some of the flake
material appeared utilized.

In 1990, Bissell conducted a Phase || Study of CA-LAN-266. (At that time, a new
site, CA-LAN-1715, a possible locus of CA-LAN-266, was recorded.) According to
Mr. Bissell, the site was surface collected and 14 one-by-one meter units were
excavated. Richard Angula served as the Chumash observer during the course of
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the study. The study yielded 647 artifacts. The preliminary results of the Phase
testing of CA-LAN-266 revealed an extensive prehistoric archaeological site based
on surface artifact distributions and subsurface testing. This is an extremely
sensitive area containing surface artifacts, as well as subsurface archaeological
site’s soils with a maximum depth of 50 centimeters (20 inches) in portions of the
area. The data collected during the test excavation have been recently examined
and the site is considered an important archaeclogical resource. The site was most
probably a hunting encampment with hard seeds collected and processed.

Vegetable fiber work, animal hide processing, and woodwork are also indicated by ™

the tools in the assemblage. The artifacts indicate the site’s occupation at the time
when the mortal and pestle technology was being introduced, at a period of time
pr?ceding the use of the bow and arrow.

CA-LAN-1715 Area: CA-LAN-1715 was recorded by Ron Bissell on January 12,
1990, as a separate archaeological site. The review of existing data, however,
indicates that this site was most probably a portion of the CA-LAN-266 site. This
area is described as consisting of a light surface scatter of chipped and ground
stone artifacts over a 200-square meter area.

Eight surface artifacts (five flakes, two cores, and a single mano) were found at this
location. One unit was excavated, and it revealed extensively disturbed subsurface
soils with no artifactual materials. In addition to the disturbed soils, portions of this
area remain undisturbed, and, potentially, may contain additional artifacts.

THRESHOLDS FOR DETERMINING SiGNIFICANCE OF IMPACTS

The proposed Rancho Malibu Hotel will have a significant impact on archaeological
resources if its construction or operation will damage an important prehistoric
archaeological site.

PROJECT IMPACT

The proposed Rancho Malibu Hote!l development plan includes in-situ preservation
of prehistoric cultural resources by capping or covering the deepest and most
sensitive portion of the CA-LAN-266 site, including the CA-LAN-1715 area. About
90 percent of this site will be capped. In addition, the City will require the developer
to implement a cultural resource management plan (CRMP) covering 100 percent
of the site. The CRMP’s conditions will be incorporated into deed restrictions for the
property to ensure the protection of this archaeological site in perpetuity for future
generations.
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The CRMP includes detailed instructions for removal of vegetation, capping, and
surface collection/mapping of each specific sub-area of the site, monitoring each
phase of the process, curation of any recovered archaeological materials,
documentation, and utilization of these materials for displays and interpretive
programs about prehistoric Native Americans who lived in this area.

Upon completion of the implementation of the CRMP, a detailed report will be
prepared and filed with the South Central Coastal Information Center, UCLA
Institute of Archaeology. The material remains recovered at the site could be
utilized in interpretive programs and displays within the proposed design of the
project, incorporating site data into displays, dioramas, a demonstration settlement,
andfor similar exhibits to provide information about the history of Tongva/Gabrielino
."and Chumash Native Americans.

]

The CRMP will be implemented under the City's supervision. The City will not
permit any project activity to proceed on the site until the management plan is
implemented to its satisfaction.

The implementation of the CRMP will preserve 90 percent of the CA-LAN-266 site,
including the CA-LAN-1715 area, and protect the remaining ten percent of the
undisturbed site area.

MITIGATION MEASURES

8.1 The applicant shall implement a Cultural Resource Management Plan
(CRMP) as approved by the City’s archaeologist. The CRMP shall include
detailed instructions for removal of vegetation, capping, and surface
collection/mapping of each specific sub-area of the site, monitoring, curation
of any recovered archaeological materials, documentation, and utilization of
these materials for displays and interpretive programs about prehistoric
Native Americans who lived in this area. The CRMP shall be implemented
under the City's supervision. No construction activity in any affected area
shall be permitted until the City determines that the CRMP for that area is
fully completed. A representative of the area's Native American peoples
'shall be consulted, present, and/or otherwise appropriately involved in the

_implementation of the CRMP. '

8.2 Inthe event that a major new archaeological discovery is made, construction
activity in that area shall be terminated and the City shall be notified of such
findings. The Planning Director, in consultation with the City Archaeologist,
shall determine CRMP procedures to be implemented at the affected
location, including any modifications to the CRMP as appropriate.
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8.3 The project shall include Chumash cultural motifs in lobby art and other
interior decoration as appropriate to provide a means to recognize the
cultural origins of the project site.

LEVEL OF SIGNIFICANCE AFTER MITIGATION

With implementation of the mitigation measures, project impacts will be reduced to
a level which is less than significant. -

REFERENCES

1.}  Cultural Resources Management Plan for the Rancho Malibu Hofel. Robert

Wlodarski, HEART. November, 1995.

2. Cufttural Resource Summary for the Rancho Malibu Hotel. Robert Wilodarski,
HEART. May, 1996.
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3. ALTERNATIVES TO THE PROJECT

The following discussion considers alternative development scenarios for the project site.
CEQA Guidelines require discussing a reasonable range of alternatives which

...could feasibly attain most of the basic purposes of the project

and could avoid or substantially lessen one or more of the -
significant effects [of the project]... An EIR need not consider an
alternative whose effect cannot be reasonably ascertained and
whose implementation is remote and speculative.™

The analysis of altematives provides another method for mitigating impacts of a project -
by evaluating different size, scale, use, or location for the project to reduce impacts, rather
than imposing specific mitigation measures on the project as proposed to mitigate each
individual impact.

Altematives were selected with the objective of reducing significant effects of the proposed
project. Several alternatives involving a smaller hotel were included since many impacts,
including traffic, biological resources, and wastewater related impacts are to some extent
a function of the amount of development on the site. Reducing the intensity of
development reduces these local impacts of the proposed project.

The rationale for the selection of alternatives was as follows:

1. Since the project exceeds the standard for intensity of development under the
Interim Zoning Ordinance (IZ0O}), alternatives have been included which consider
development up to the permitted Floor Area Ratio (FAR) of 0.15 allowed under the
1ZO. :

2. Since the site includes existing coastal sage scrub habitat, altematives were
considered which increase the potential to preserve this habitat on site. The
amount of habitat that can be preserved is a complex function of where buildings
are located in relation to the coastal sage scrub habitat area (which determines fuel
clearance and fuel modification zones which, in tum, affect the quality of the
preserved scrub habitat), the building footprint and parking required to support the
specific development (which determines the amount of the site that can be used for
irrigation for wastewater disposal) and the type and intensity of use of the site
(which determines the amount of wastewater generated).

ICEQA Guidelines Section 15126.
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3. An alternative to reduce traffic impacts by restricting spa use to hotel guests only.

The following seven alternatives to the project are evaluated in this section:

«  Alternative A; No Project (Visitor Serving Commercial use) / 0.15 FAR

«  Alternative B: Luxury Hotel and Theme Restaurant / 0.20 FAR

*  Alternative C: Condominium Complex / 0.15 FAR

+ Alternative D: 250 Room Business Suites Hotel /0.15 FAR ) ]

«  Alternative E: Luxury Hotel and Cultural Center with Restricted Spa Use /
0.20 FAR

*«  Alternative F: Luxury Hotel and Cultural Center / 0.15 FAR

. sAItemative G: Largest hotel with on-site wastewater balance and on-site
preservation of coastal sage scrub

+ Alternative H: No Development

Impacts of these alternatives are summarized and compared in Table 8 at the end of this
section.

REJECTED ALTERNATIVES

In addition, the following three other alternatives 'were considered but were found to be
infeasible:

. Developing the project at an alternative location
. Developing the site with a public or quasi-public use

ALTERNATIVE LOCATION

This alternative would involve constructing the proposed project at a different location.
However, the applicant does not own property in Malibu or the surrounding area suitable
for a seaside resort hotel. The only property near the coast that the applicant owns, other
than land which is in perpetual easement agreements, is a small, 3 to 5-acre property on
the northwest cornmer of Pacific Coast Highway (PCH) and John Tyler Road, near the
Malibu Country Estates effluent treatment facilities. That property is zoned for residential
use. The project site is the only property of adequate size, at a location -desirable for
luxury hotel development, that is designated for visitor-oriented commercial uses in the
General Plan. '

The only large amount of vacant land in the project's vicinity and within the general location
are vacant properties within the Civic Center area, east of the project site. Even if an
adequately-sized property were owned by the applicant at this location, developing the
proposed hotel would simply relocate most of the project impacts, including traffic and
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wastewater disposal, about one half mile - to one mile - to the east. Vehicles coming and
going from the hotel would still arrive via PCH and Malibu Canyon Road, and project traffic
would use the congested Malibu Canyon Road and Civic Center Way intersection. These
vehicles would emit the same amount of air pollutants into the air. The same amount of
wastewater would need to be disposed of, whether by means of a single treatment facility
for the entire Civic Center area or an individual on-site plant. Unless there would be a
single disposal system for the entire area, the project would use the same amount of
reclaimed water for irrigation, at this location, as at the proposed site. In addition, since
this area is basically flat, the hotel villas and buildings would be much more visible from
PCH, Civic Center Way, and Malibu Road. At this location, the hotel would be one element
of an overall development under the Specific Plan, "fitting” into the Specific Plan design
anéd character, rather than a unique self-contained and intimate luxury hotel.

Locating the project within this area would also temporarily postpone, rather than avoid,
impacts on vegetation, cultural resources, and the visual character of the site because
developing the proposed hotel at another location would not preclude development from
occurring on the project site. The project site would not stay vacant, but would eventually
be developed for some visitor-oriented commercial uses, consistent with the General Plan
land use designations. That development would also include grading and construction of
buildings, and landscaping. As a result, the native vegetation and cultural resources would
be affected by any development that would take place on the site. At an allowable intensity
of development of up to 0.15 FAR, these effects would be somewhat less than the
proposed project’s (see discussion of Alternative D). '

Overall, neither this location nor other locations in vicinity of the project site, have any
unique physical characteristics or features that would substantially reduce or avoid project
impacts. Also, locating the project outside the Civic Center area or its immediate vicinity,
on land north or northwest of PCH, would place a hotel facility in low-intensity single family
residential neighborhoods and create land use conflicts and greater impacts.

DEVELOPMENT WITH PUBLIC OR QUASI-PUBLIC USE

This alternative considers developing the project site with a public or quasi-public use,
such as a museum complex (possibly similar in character to the Getty Museum), arts or
cultural center, nature or ecology center, or a similar facility. Depending on that facility’s
attractiveness and rules of operation, it could generate traffic from visitors, tourists, and
employees comparable to that of the proposed hotel, particularly on weekends and
holidays. Such a facility would probably use less water and generate less effluent than the
proposed project, and thus, reduce the amount of reclaimed water to be disposed of
through irrigation. Depending on the design, visual impacts could be similar or different
than the proposed project: A single-structure facility would appear more massive while the
visual effects of a design with several smaller structures would be comparable to the
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proposed project. Vegetation and cultural resources would also be affected by this type
of development, as it would require grading for structures, parking, and landscaping.
Depending on the facility's size and design, this alternative could result in the elimination
of less of the coastal sage scrub and other native vegetation and, possibly, in less impacts
on cultural resources. )

However, there is no indication that any public or private entity would be interested in

purchasing the property for such a development. Therefore, this development alternative
is neither realistic nor feasible at the present time. '

PROJECT ALTERNATIVES

ALTERNATIVE A: NO PROJECT (VISITOR SERVING COMMERCIAL /
0.15 FAR) |

CEQA requires an evaluation of a "no project” éltemative to consider impacts of a
development that would be reasonably expected to occur in the foreseeable future if the
proposed project were not approved.

Description

Under this alternative, the project site would eventually be developed in conformance with
the General Plan and Interim Zoning Ordinance designations. Under the General Plan and
the Interim Zoning Ordinance, the project site is designated for visitor serving commercial
uses. The General Plan designation allows hotels, restaurants, visitor-oriented retail, and
some professional office uses developed at a maximum of 0.15 to 0.25 FAR. The Interim
Zoning Ordinance would permit development up to a maximum FAR of 0.15. Under the
FAR established by the Interim Zoning Ordinance, approximately 180,000 square feet of
development could be constructed on the site.?

This alternative assumes development with half visitor-oriented retail and half professional
office, with restaurants and similar support uses serving customers and clients,
Specifically, this alternative would include: a 10,000 square foot Theme Restaurant,
80,000 square feet of retail use and 90,000 square feet of office uses. Approximately 611
parking spaces would be required to serve these uses.®* The site area would be covered

27 8 acres X 43,560 sq ft per acre X 0.15 FAR = 181,645 square feet of development allowable.

*Under the 120, 1 parking space is required for every 250 sq. ft. of office, 1 space for each 225 sq.
ft. of retail and 1 per every 50 sq. ft of restaurant service area. Up to a 25 percent reduction is allowed
for shared uses, with Planning Commission approval. This would result in a need for 611 parking
spaces.
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with approximately 4.0 acres of buildings, 7 acres of parking* and 0.4 acres of non-parking
hardscaping, leaving 16.4 acres for landscaping or native habitat.

Land Use and Planning

Depending on the site design, this alternative could have similar grading, height and
setback issues as the proposed project. The No Project alternative would provide visitor
serving uses consistent with the Malibu/Santa Monica Mountains Local Coastal Plan, but
would reduce the ability to provide additional hotel rooms within the City. This would be
a significant impact. However, this development would have a beneficial impact in the
form of the provision of more jobs than the proposed hotel use, in an area which is jobs-
poPr and housing-rich, in conformance with the Regional Growth Management Plans.

Geotechnical Hazards

Depending on the site design, this alternative would result in similar or greater exposure
of persons to geotechnical hazards, depending on the ability to design a site plan which
avoids the geotechnical hazards on the site. As with the project, impacts could be reduced
to a less than significant level through implementation mitigation measures similar to
those specified for the proposed project. '

Water Quality and Wastewater

As with the proposed project, wastewater from this alternative will be treated in an on-site
full reclamation facility and the reclaimed water would be used for drip and spray irrigation.

This alternative would include 90,000 square feet of office use, 80,000 square feet of retail
use and 10,000 square feet of theme restaurant use. This would result in the generation
of approximately 31,500 gallons per day of wastewater, or 11,497,500 gallons of
wastewater per year.® This alternative would result in less wastewater generation than the
proposed project. With landscaping of the coastal sage scrub area, 12,489,523 gallons
_per year of wastewater could be handled on-site. Landscaping would therefore be able
to adequately handle wastewater disposal requirements. With preservation of the coastal
sage, approximately 9,057,343 gallons per year of wastewater could be disposed of on-

‘Based on the assumption of 500 square feet per parking space (inclusive of driveways, internal
circulafion, and turning movement areas), and 611 parking spaces. There are 43,560 square feetin
. an acre.

*Based on 750 gallons per day per square foot of restaurant use (1,000 gallons per day plus low
fiow reduction), 150 gallons per day per 1,000 square feet of retail and 200 gallons per day per 1,000
" square feet of office uses.
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site.® Approximately 25% of the coastal sage could be preserved on-site while achieving
wastewater balance. Wastewater impacts would therefore be less than significant.
However, this alternative would be subject to the same mitigation measures as the
proposed project, in order to ensure the proper functional of the wastewater system. The
City is unaware of any water management software like the WAVE software which could
be used to estimate more precisely wastewater generation for these uses.

Air Quality

This alternative would generate about three and a half times more traffic than the proposed
project. Consequently, air pollutant emissions from vehicles would also increase
proposlqlionally, resulting in daily carbon monoxide, reactive organic gas and nitrogen oxide
emissions above the SCAQMD thresholds. This constitutes a significant unmitigated
impact on air quality. Impacts would be greater than the proposed project which would
result in emissions below the SCAQMD's thresholds of significance.

-

Traffic/Circulation

Development under this alternative would generate up to 7,560 trips, with the office
component generating approximately 1,800 trips, retail component 4,800 trips, and
restaurants about 960 trips.” Even if half of these trips were joint destination trips, that is,
to shops and restaurants, or to office and restaurants and shops, development under this
alternative would still generate nearly 3,780 daily trips, or about 1.75 times more traffic
than the proposed project. This volume of traffic would add more than two percent of
demand on most study intersections and create more significant traffic impacts, than
the proposed project.

Biological Resources

This alternative would require less removal of coastal sage scrub for fuel modification
purposes than the proposed project, since the site would be developed at a lower density

‘Irrigation use without preservation of the coastal: (16.4 acres X 43,560 sq fi/facre X 9.8 gallons per
square foot per year =7,000,963) plus (7 acres of parking X 43,560 sq feet per acre X 18 gallons per
square foot per year=5,488,560) for a total landscape demand of 12,489,523 gallons per year. The
gallons per square foot per year for landscaping is based on the average of the irrigation for moderate
villa courts and moderate Zone 2 landscaping for the proposed project. Irrigation for parking is based
on the same rate as for the proposed project, Preservation of the coastal sage would reduce
landscape irrigation demands by (8.04 X 43,560 X 9.8) or 3,432,179 gallons per year for a total
landscape demand of 9,057,343 gallons per year. '

"Trip Generation, 5th Edition. Institute of Transportation Engineers (ITE). January 1991. Based on
95 frips per 1,000 square feet of restaurant, 60/1,000 square feet for retail uses, and 20/1,000 square
feet for office uses.
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and could have greater setbacks from slope areas and areas containing coastal sage
scrub. Approximately 25% of the sage could be preserved and meet wastewater disposal
requirements. Therefore, this alternative would result in less severe biological resource
impacts to those of the proposed project. However, impacts would be significant.
Impacts could be further reduced if landscaping was done with high water demand plants
and shrubs, rather than moderate demand plantings, as assumed for purposes of analysis.
This alternative would result in some human intrusion into the sage scrub habitat. It is
unclear the degree to which this intrusion and potential fuel modification requirements
would impact the coatal sage under this altemative. In addition, it is unclear how much of
the coastal sage would need to be preserved on-site in order to avoid wildlife corridor
impacts. The amount of preserved sage on site under this altemative may be below the
levgl required to avoid corridor impacts. Thus, there remains the potential for significant
biological resource impacts to the coastal sage. Under this alternative, less off-site
habitat would be preserved. As with the project, impacts could be reduced to a less than
significant level through implementation mitigation measures similar to those specified
for the proposed project.

Visual and Aesthetic Effects

Visual impacts would depend on the nature of the site plan and architecture. Assuming
the same level of site sensitivity as the proposed project, impacts would be somewhat less,
due to the lower FAR. As with the project, impacts could be reduced to a less than
significant level through implementation mitigation measures similar to those specified
for the proposed project.

Archaeological Resources

The impact on archaeological resources would be similar to that of the proposed project.
As with the project, impacts could be reduced to a less than significant level through
implementation mitigation measures similar to those specified for the proposed project.

Conclusion

This alternative would result in significant land use, geotechnical, air quality, traffic,
bioclogical resource, and archeological impacts. Wastewater impacts would be less than
significant. Biological resource impacts would be less than the project. As with the
proposed project, geotechnical, biological resource and archeological impacts could be
mitigated to a level which is less than significant. This alternative would result in less
wastewater-related impacts than the proposed project. It would have substantially greater
traffic and air quality and land use impacts than the proposed project. Air quality and land
use impacts would be significant and unmitigated impacts. Without preparation of a
detailed traffic study, it is not known whether the traffic impacts of this altemative could be
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mitigated to less than significant. This altemative would therefore result in greater
impacts than the proposed project.

ALTERNATIVE B: LUXURY HOTEL AND THEME RESTAURANT / 0.20
FAR

This alternative considers developing the proposed hotel with 250 rooms and a Theme
Restaurant and would be the same as the project proposed in the original DEIR.

Land Use

The ditemative would be consistent with the Malibu General Plan land use and zoning
designations for commercial visitor-oriented land-uses but would not meet the 0.15 FAR
established in the interim zoning ordinance. Use impacts could be reduced to a less than
significant level through implementation the same mitigation measure as for the proposed
project.

Geotechnical Hazards

The alternative would have the same geotechnical impacts as the proposed project. If
mitigation measures recommended for the project are implemented for this alternative,
geotechnical impacts would be similar to those of the proposed project, and less than
significant. ' '

Water Quality/Wastewater Treatment®

As with the proposed project, wastewater from this altemative will be treated in an on-site
full reclamation facility and the reclaimed water would be used for drip and spray irrigation.
This alternative would generate approximately 48,013 gallons per day of wastewater,
4,004 gallons more than the project’s daily volume of 44,009. Based on this estimate, this
alternative would produce 17,524,604 gallons per year of reclaimed water. A total of 17.15
acres of [andscaping would be available for wastewater disposal, yielding projected
irrigation needs of 13,636936 gallons per year, the same as the project. Wastewater
generated exceeds the projected irrigation needs by 3,887,668 gallons per year. This
altemative would therefore result in more severe significant wastewater impacts than
the proposed project.

If mitigation measures recommended for the project are implemented for this alternative,
water quality and wastewater treatment impacts would be similar to those of the proposed

*Wastewater calculated using the “consetvative method,” as described in Section 2.3 of this EIR.
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project and would be classed as less than significant after mitigation, if the water
budget can be met and/or an acceptable wastewater disposal plan is prepared by the
applicant and approved by the City. This alternative would require greater care in final
design in order to meet the established wastewater budget.

Air Quali

Air quality impacts during construction would be similar to those of the proposed project.
If mitigation measures recommended for project construction are implemented for this
alternative, construction air quality impacts would be similar to those of the proposed
project and less than significant. Operational air quality impacts generated by this -
altgmative would be greater than the project because the traffic volume generated by this
alternative would be about 11% more than the proposed project. Operational air quality
impacts would be greater than those of the proposed project but would still be less than
significant. '

Traffic/Circulation

This alternative would generate about 2,400 trips per day, or about 11% more than the
proposed project. As with the proposed project, both ingress and egress would be
provided via Malibu Canyon Road only. Infrastructure improvement at the Malibu Canyon
Road intersection and off-site travel lanes would be part of this alternative as it would with
the project. If mitigation measures recommended for the project are implemented for this
alternative, traffic, and circulation impacts would be similar to those of the proposed project
and [ess than significant.

Biological Resources

The impact of this alternative on biological resources would be similar to those of the
proposed project. If mitigation measures recommended for the project are implemented
for this alternative, impacts on biological resources would be |ess than significant.

Visual and Aesthetic Effects

This alternative would include the same level of development as the proposed project. The
impact of this alternative on visual quality and aesthetics of the project site would be similar
to that of the proposed project. If mitigation measures recommended for the project are
implemented for this alternative, visual and aesthetic impacts would be less than
significant, '
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Archaeological Resources

The impact of this alternative on'archaeological resources would be similar to that of the
proposed project. [f mitigation measures'recommended for the project are implemented
for this alternative, impacts on archaeological resources would be less than significant.

Conclusion

As this altemative would have somewhat more impact than the proposed project in the
areas of air quality, traffic and circulation, and water quality/wastewater treatment, and
similar impacts in the areas of land use, geotechnical hazards, biological resources, visual
and agsthetic effects and archaeological resources. This alternative is considered to be
environmentally inferior to the proposed project.

ALTERNATIVE C: CONDOMINIUM COMPLEX/0.15 FAR

This alternative would involve the development of the site with a multifamily complex
instead of a hotel. The complex would be similar to the three condominium complexes
located east of the site, across Civic Center Way. At a maximum density of 6 units per
acre allowed under the City's Interim Zoning Ordinance, the site could be developed with
up to 167 units. For purposes of analysis, the units were assumed to be housed in several
28-foot-tall, two-story buildings. The units would be 1,500 square feet on the average, but
would be expected to include a variety of sizes from studios to three-bedroom apartments.
This altemative would require the provision of 709 parking spaces.® The 334 enclosed
spaces would be provided in a structure located under the building, with the remaining 375
spaces provided in a surface parking lot. The site would be covered with approximately
4.0 acres of buildings, 4.3 acres of parking, 1.6 acres of hardscape and 17.9 acres of
landscaping or native vegetation.?

Land Use and Planning

This altemative is inconsistent with the City land use plans, coastal plan, and regional
Growth Management Plans. These would be significant impacts. The City's Interim
Zoning Ordinance and the General Plan designate the site for non-residential, visitor
serving uses. A General Plan amendment and Zoning Ordinance amendment would be

*Under the [ZO, parking requirements for multi-family units in the multi-family district are 2 enclosed
and 2 unenclosed spaces for each dwelling unit plus 1 guest parking space for each 4 units. Based
on this rate 709 parking spaces would be required.

YBased on the assumption of 500 square feet per parking space {inclusive of driveways, internal
circulation, and tuming movement areas), and 375 surface parking spaces. There are 43,560 square
feetin an acre.
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required for this altemative. The Malibu/Santa Monica Mountains Land Use Plan also calls
for the provision of visitor access to the coast through the provision of hotels and other
visitor serving uses; this residential development may, therefore, not be able to obtain a
Coastal Development Permit. The Regional Growth Management Plan requires balancing
jobs and housing to reduce traffic congestion and air pollution. This alternative would add
new housing, in an area that is already housing-rich and jobs-poor. It is unclear whether
this impact can be mitigated. :

Geotechnical Hazards

The alternative would have similar geotechnical impacts to the proposed project. If
mitigation measures recommended for the project are implemented for this alternative,
gebtechnical impacts would be similar to those of the proposed project, and less than
significant. '

Water Quality and Wastewater''

As with the proposed project, wastewater from this altemative will be treated in an on-site
full reclamation facility and the reclaimed water would be used for drip and spray irrigation.

The residential units would generate approximately 19,539 gallons of wastewater per day,
or 7,131,735 gallons per year. This is 8,931,882 gallons per year less wastewater than the
proposed project. Without preservation of the coastal sage scrub, 11,012,839 gallons per
year of wastewater could be disposed of on the site."? If 8.04 acres of coastal sage scrub
is preserved on-site, landscaping water demand would be reduced to 7,580,660 gallons
per year, indicating that wastewater can be disposed of on-site while preserving aimost all
of the existing coastal sage scrub habitat. The wastewater impacts of this altemative
would be |ess than significant. However, this alternative would be subject to the same
mitigation measures as the proposed project, in order to ensure the proper functioning of
the wastewater system. The City is unaware of any water management software similar
to the WAVE software, for condominium projects.

WWastewater calculated using the “conservative method,” as described in Section 2.3 of this EIR.
{167 units x 156 galls per day x 0.75 = 19,539,

Zlrrigation use without preservation of the coastal sage: (17.9 acres X 43,560 sq fl/acre X 9.8
gallons per square foot per year =7,641,295) plus (4.3 acres of parking X 43,560 sq feet per acre X
18 gallons per square foot per year=3,371,544)} for a total landscape demand of 11,012,829 gallons
per year. The gallons per square foot per year for landscaping is based on the average of the
irrigation for moderate villa courts and moderate Zone 2 landscaping for the proposed project.
Irrigation for parking is based on the same rate as-for the proposed project. Preservation of the
coastal sage would reduce landscape irrigation demands by (8.04 X 43,560 X 9.8) 3,432,179 gallons
per year for a total of 7,580,660 gallons per year.
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Ailr Qualit

Air quality impacts during construction would be similar to those of the proposed project.
If mitigation measures recommended for project construction are implemented for this
alternative, construction air quality impacts would be similar to those of the proposed

project and less than significant. Operational air quality impacts generated by this

alternative would be less than generated by the project because the traffic volume
generated by this altemative would be about 37% less than generated by the project (see
Traffic/Circulation below). Operational air quality impacts would be less than those of the
proposed project and [ess than significant. :

T[aﬁif;IC’[ rculation

This altemative would generate approximately 1,340 daily trips,' or about 37 percent
fewer trips than the proposed project. However, the peak of residential trips occurs during
the rush-hours as people leave homes for work and school in the morning and come home
from work during the evening peak hour. This alternative could result in a greater

percentage of trips in the moming peak hour in the peak traffic direction, adding more cars

to the moming congestion at the Malibu Canyon Road and Civic Center Way intersection.
This alternative has the potential for more severe impacts.

Biological Resources

Under this altemative almost all of the 8.04-acres of undisturbed coastal sage scrub habitat
could be preserved. Biological resource impacts would therefore be less than significant.
This alternative would result in some human intrusion into the sage scrub habitat, It is
unclear the degree to which this intrusion and-potential fuel modification requirements
would impact the coastal sage under this altemative. These factors would represent
potentially significant impacts to the coastal sage. This altemative would be subject to
the same mitigation measures as the proposed project, in order to ensure that no impacts
result during and after construction.

Visual and Aesthetic Effects

The impact of this alternative on visual quality and aesthetics of the project site would be
less than that of the proposed project since less surface parking would be provided and
preservation of coastal sage scrub on-site would be feasible. Structures to be constructed
would be similar in scale and character to those of the proposed hotel. If mitigation

¥ Trip Generation, 5th Edifion. Institute of Transportation Engineers (ITE). January 1991. Based
on 8 trips per day per unit. _
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measures recommended for the project are implemented for this altermative, visual and
aesthetic impacts would be less than significant.

Archaeological Resources

The impact of this alternative on archaeological resources would be similar to that of the
proposed project. If mitigation measures recommended for the project are implemented
for this alternative, impacts on archaeological resources would be less than significant.

Other iImpacts

Thjs alternative would create new impacts on public services and facilities in primarily in
the form of an impact on schools. It would generate new students for the Malibu/Santa
Monica Unified School District. Enroliment in the Malibu's two elementary schools and one
middle/high school has increased substantially since 1980 and the classrooms are nearing
capacity. Increased demand for schools would therefore impose a significant impact.
Like all residential developments, this alternative would also increase demand for all other
public services and facilities, such as parks, libraries, and hospitals. These would be
additional, bu less than significant impacts of this altemative.

Conclusion

Overall, this alternative is considered environmentally inferior to the proposed project
because even though it could reduce some of the project impacts - particularly impacts on
coastal sage scrub, it would create new adverse impacts - including significant adverse
impacts on public facilities and services, and an adverse land use impact which may be
unmitigatible, by conflicting with local and regional land use plans.

ALTERNATIVE D: 250 ROOM BUSINESS SUITES HOTEL /0.15 FAR

This alternative consists of the development of a 250-room business suites hotel on the
project site. A business suites hotel (similar to a Marriott Courtyard, Hampton Inn or
Embassy Suites Hotel) caters to business customers who typically stay longer than one
or two days (often staying a week, a month, or more) and need a hotel suite suitable for
meetings with clients or coworkers. Rooms would be similar in size to the proposed
project.' Such hotels typically do not provide conference facilities or stand-alone

“Gyestrooms in an Embassy Suites hotel are generally in the 466-564 square foot range. Source:
Prormus Hotel Corp.
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restaurants, or even a hotel restaurant, but often are limited to a continental breakfast
buffet and evening buffet in a large lounge. A business suites hotel may include meeting
rooms and an exercise room. They may include kitchens in the suite and on-site coin
laundries for guests. Because of the limited availability of restaurants in the immediate
area of the hotel, this hotel was ‘assumed to prowde a small on-site cafe.

This alternative would include 250 hotel rooms, a 1,000 square foot lobby bar and a 4,000
square foot restaurant. Assuming the same parking reductions as for the proposed
project, this alternative would include 350 parking spaces. The altemative could be
developed at a FAR of 0.15 if there is approximately 6,400 square feet of reduction in
administrative and facilities uses, assuming a similar room size, resulting in the following
site cgverage: 4 acres of buildings, 1.6 acres of hardscape and 4 acres of parking,*®
leaving 18.2 acres available for landscaping or native vegetation.

The facilities for this hotel would be developed much more economically than those of the
proposed hotel, and would generally have a central courtyard rather than the extensive
landscaped grounds, plazas, and walkways. Such a hotel would be less likely to include
a pool and spa. Guest rooms would be expected to be constructed with more rooms per
structure, with three or four wings of 50 to 70 rooms making up the structure.

Land Use

It should be possible to design a 250 room business hotel that is consistent with the
181,000 square foot, 0.15 FAR ceiling for the site establish by the requirement of the
Interim Zoning Ordinance.'® This alternative would therefore be consistent with the 0.15
FAR for the site established by the Interim Zoning Ordinance. The alternative would be
consistent with the Malibu General Plan land use and zoning designations for commercial
visitor-oriented land uses. No land use impacts are anticipated to result from this
altemative.

Geotechnical Hazards

The alternative would have similar geotechnical impacts to the proposed project. If
mitigation measures recommended for the project are implemented for this alternative,

“Based on the assumption of 500 square feet per parking space (inclusive of driveways, Internal
circulation, and turning movement areas), and 350 parking spaces. There are 43,560 square feetin
an acre,

"For example: (average of 485 square feet per room plus an average of 139 square feet per room
for guest support facilities) X 250 rooms = 156,000 square feet plus 17,300 square feet of public areas
{such as the bar, cafe, meeting rooms, circulation, toilets, etc) plus 5,085 square feet for back of
house, plus 1,760 square feet for admmlstrataon = 180 145 square feet.
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geotechnical impacts would be similar to those of the proposed project, and less than
sighificant. , :

Water Quality/Wastewater Treatment'’

As with the proposed project, wastewater from this alternative will be treated in an on-site
full reclamation facility and the reclaimed water would be used for drip and spray irrigation.

This alternative would generate approximately 28,035 gallons per day of wastewater,
18,978 gallons less than the project's daily volume of 48,013, Based on this estimate, this
alternative would produce 10,232,775 gallons per year of reclaimed water. Because of
m?re compact development, the lack of conference facilities, and the lack of a Cultural
Center, this alternative would require less parking and building area than the proposed
project, allowing an estimated 18.2 acres of landscaping. This amount of landscaping
yields a projected irrigation need of 10,905,681 gallons per year without preservation of
the coastal sage scrub.’ Landscaping would be capable of handling wastewater
demands, therefore, no significant wastewater impacts would result from the alternative.
However, this alternative would be subject to the same mitigation measures as the
proposed project, in order to ensure the proper functioning of the wastewater system. With
preservation of the coastal sage, the landscaping would be capable of absorbing
7,473,502 gallons of wastewater per year. Thus, up to 20% of the coastal sage habitat
could be preserved on-site while achieving wastewater balance. [f all 8.04 acres of coastal
sage scrub is preserved on-site, the wastewater generated would exceed irrigation needs
by 2,758,273 gallons. With careful water system design and selection of water using
appliance, it is possible that up to half the coastal sage scrub habitat could be preserved
on-site.

Air Quality

Air quality impacts during construction would be similar to those of the proposed project.
If mitigation measures recommended for project construction are implemented for this
alternative, construction air quality impacts would be similar to those of the proposed

"Wastewater calculated using the “conservative method,” as described in Sectfon 2.3 of this EIR.

“frrigation use without preservation of the coastal sage assumes: (18.2 acres X 43,560 sq ftfacre

X 8.8 gallons per square foot per year =7,769,361) plus (4 acres of parking X 43,560 sq feet per acre

X 18 gallons per square foot per year=3,136,320) for a total landscape demand of 10,905,681 gallons

- per year. The gallons per square foot per year for landscaping is based on the average of the

irrigation for moderate villa courts and moderate Zone 2 landscaping for the proposed project.

Irrigation for parking is based on the same rate as for the proposed project. Preservation of the

coastal sage would reduce landscape irrigation dernands by (8.04 X 43,560 X 9.8) 3,432,179 gallons
per year for a total of 7,473,502 gallons per year.
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project and less than significant. Operational air quality impacts generated by this
alternative would be less than generated by the project because the traffic volume
generated by this alternative would be about 16% less than generated by the project (see
Traffic/Circulation below). Operational air quality impacts would be less than those of the
proposed project and less than significant.

Traffic/Circulation

Elimination of some hotel facilities, together with a higher probable vacancy rate, would
reduce traffic to 1810 trips per day, about 100 trips a day less than the project or about
16% less than the proposed project.’® As with the proposed project, both ingress and
egresg would be provided via Malibu Canyon Road only. Infrastructure improvement at
the Malibu Canyon Road intersection and off-site travel lanes would be part of this
alternative as it would with the project. [f mitigation measures recommended for the Y
project are implemented for this alternative, traffic and circulation impacts would be similar iy
to those of the proposed project and less than significant.

Biological Resources

Under this alternative it may be possible to preserve up to 20% of the coastal sage on-site.
This alternative would result in some human intrusion into the sage scrub habitat. It is
unclear the degree to which this intrusion and potential fuel modification requirements
would impact the coastal sage under this alternative. In addition, it is unclear how much
of the coastal sage would need to be preserved on-site in order to avoid wildlife corridor
impacts. The amount of preserved sage on-site under this alternative may be below the
level required to avoid corridor impacts. Thus, there remains the potential for significant
biological resource impacts to the coastal sage. Under this alternative, less off-site
habitat would be preserved. If mitigation measures recommended for the project are T3
implemented for this alternative, impacts on biological resources would be less than Ll
significant.

Visual and Aesthetic Effects

The impact of this alternative on visual quality and aesthetics of the project site would be
somewhat greater than that of the proposed project, since this project would be expected
to be constructed in a more monolithic style compared to the rambling villa style of the
proposed project. If mitigation measures recommended for the project are implemented _
for this alternative, visual and aesthetic impacts would be less than significant.

*Trip Gen.eraﬂon Sth Edition, Institute of Traffic Engineers. Based on 7.72 trips per room for a
business hotel and 250 rooms. ’
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Archaeological Resources

The impact of this alternative on archaeological resources would be similar to that of the
proposed project. [f mitigatign measures recommended for the project are implemented
for this alternative, impacts on archaeological resources would be less than significant.

Conclusion

As this alternative would have less impact than the project in the impact areas of air
quality, traffic and circulation, biological resources and water quality/wastewater treatment;
similar impacts in the areas of land use and archaeological resources; and slightly greater
vigsual and aesthetic effects. This alternative is considered to be slightly superior
environmentally to the proposed project.

ALTERNATIVE E: LUXURY HOTEL AND CULTURAL HERITAGE
CENTER WITH SPA OPEN TO HOTEL GUESTS ONLY/0.20 FAR

This-alternative considers developing the proposed hotel with 250 rooms and a Cultural
Heritage Center. It would be the same as the project except that the Health Club and Spa
would be open to hotel guests only. '

Land Use

The alternative would be consistent with the Malibu General Plan [and use and zoning
designations for commercial visitor-oriented land uses but would not meet the 0.15 FAR
established in the interim zoning ordinance. Impacts would be the same as for the
proposed project. Use impacts could be reduced to a less than significant level through
implementation the same mitigation measures as for the proposed project.

Geotechnical Hazards

The alternative would have similar geotechnical impacts to the proposed project. If
mitigation measures recommended for the project are implemented for this alternative,
geotechnical impacts would be similar to those of the proposed project, and [ess than
significant.

Water Quality/Wastewater T reétment

As with the proposed project, wastewater from this alternative will be treated in an on-site
full reclamation facility and the reclaimed water would be used for drip and spray irrigation.
This alternative would generate approximately the same volume of wastewater as the
project. If mitigation measures recommended for the project are implemented for this
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alternative, water quality and wastewater treatment impacts would be similar to those of
the proposed project and would be classed as less than significant after mitigation.

Air Qualjty

Air quality impacts during construction would be the same as for the proposed project. If
mitigation measures recommended for project construction are implemented for this
alternative, construction air quality impacts would be similar to those of the proposed .
project and less than significant. Operational air quality impacts generated by this ‘
alternative would be about the same as generated by the project because the traffic
volume generated by this alternative would, be about the same as generated by the
propoged project (see Traffic/Circulation below). Operational air quality impacts would be
about the same as those of the proposed project but would still be less than significant.

Traffic/Circulation i

Daily traffic volumes about 250 trips per day less than the project. As with the proposed
project, both ingress and egress would be provided via Malibu Canyon Road only. Under
this alternative, there would be no need for mitigation at the study intersection of Pacific
Coast Highway and Webb Way under the full access scenario. Under the no left-turn
scenario, there would be no mitigation needed at the study intersection of Pacific Coast
Highway and Malibu Canyon Road. This is due to the reduction in peak period spa related .
traffic. If the other mitigation measures recommended for the project are implemented for ‘
this alternative, traffic and circulation impacts would be similar to those for the proposed

project and less than significant.

Biological Resources

The impact of this alternative on biological resources would be similar to those of the
proposed project. [f mitigation measures recommended for the project are implemented
for this alternative, impacts on biological resources would be [ess than significant.

Visual and Aesthetic Effects

This alternative would include approximately the same development as the proposed
project. The impact of this alternative on visual quality and aesthetics of the project site
would be similar to that of the proposed project. If mitigation measures recommended for
the project are implemented for this alternative, visual and aesthetic impacts would be less
than significant.
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Archaeological Resources

The impact of this alternative on archaeological resources would be similar to that of the
proposed project. If mitigation measures recommended for the. project are implemented
for this alternative, impacts on archaeological resources would be less than significant.

Conclusion

As this alternative would have similar impacts to the project in the areas of land use,
geotechnical hazards, water quality/wastewater treatment, air quality, biological resources,
visual and aesthetic effects and archaeological resources and fewer impacts in the area
of fraffic and circulation. For these reasons, this alternative is considered to be slightly
environmentally superior to the proposed project.

ALTERNATIVE F: LUXURY HOTEL AND CULTURAL HERITAGE
CENTER/0.15 FAR '

Development of a hotel and cultural heritage center projebt meeting the 0.15 FAR
requirement of the Interim Zoning Ordinance can be achieved in two ways:

(1) The number of hotel guest rooms can remain at 250 but the floor area of each room
would be reduced in which case the environmental impact would be virtually
unchanged and remain similar to the project except that additional area for
landscaping would be made available, and the reduced project size could potentially
result in some limited preservation of the coastal sage habitat.

(2)  The number of hotel guest rooms can be reduced in which case the environmental
impact of the project would be reduced. This alternative considers developing a
146-room resort hotel with a 9,000-square-foot Cultural Heritage Center.?® The
Cultural Heritage Center would house cultural and educational displays, an art
gallery, and artifact curation. Other features of the hotel would be the same as the
project. The hotel would be developed at the maximum FAR of 0.15 for this use
under the Interim Zoning Ordinance for a total of 181,000 square feet of
development. :

*This alternative assumes that the floor area of each hotel guest room remains the same as for the
proposed praject, with all other uses remaining the same size.
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Land Use

The alternative would be consistent with the Malibu General Plan land use and zoning
designations for commercial visitor-serving land uses and would result in the same land
use impact as the proposed project. As with the project, the impacts could be reduced to
a less than significant level through implementation a mitigation measure similar to that
specified for the proposed project.

Geotechnical Hazards

The alternative would have similar geotechnical impacts to the proposed project. If
mitigation measures recommended for the project are implemented for this alternative,
geotecChnical impacts would be similar to those of the proposed project, and less than
significant. :

Water Quality/Wastewater Treatment®

As with the proposed project, wastewater from this alternative will be treated in an on-site
full reclamation facility and the reclaimed water would be used for drip and spray irrigation.
Either version of this alternative is approximately 61,391 square feet less in size than the
proposed project. If the 61,391 square feet reduction is landscaped an additional 601,631
gallons per year of wastewater could be disposed of on-site, for a total of 14,238,570
gallons per year of wastewater disposal.?

(1)  Reduction in the FAR, without a reduction in the number of rooms would result in
some reduction in wastewater, if the reduction was achieved through a reduction
in the size of other water generating uses, such as the spa, restaurant, banquet
facilities, etc. If the reduction is achieved by reducing room size only, there would
be no change in wastewater production.

(2) Reduction in the number of rooms to 146 rooms, would result in the generation
approximately 33,772 gallons per day of wastewater, or 12,326,930 gallons per
year, compared to 16,063,617 gallons per year for the proposed project.? If
landscaping is the same as for the proposed project, 13,636,939 gallons of
wastewater could be disposed of on-site per year with replacement of the coastal
sage with native vegetation. Based on this estimate, wastewater impacts would be

M\Wastewater calculated using the “conservative method,” as described in Section 2.3 of this EIR.
“Based on addltional square footage x 9.8 gallons per square foot per year of irrigation.

BSee spreadsheet in Appendix C.
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less than significant, since a balance could be achieved. As previously noted, if
the 61,391 square feet reduction is landscaped an additional 601,631 gallons per
year of wastewater could be disposed of on-site, for a total of 14,238,570 gallons
per year of wastewater disposal.?® This is 1,922,640 more gallons a year that could
be disposed of on-site under this alternative, than by the project. With preservation
of the coastal sage approximately 8,111,334 gallons per year of wastewater could
be disposed of on-site.?® Up to 30% of the coastal sage could be preserved on-site
while achieving wastewater balance.

If mitigation measures recommended for the project are implemented for this alternative,

water quality and wastewater treatment impacts would be less than significant.

Aiﬁl Quality

Air quality impacts during construction would be similar to those of the proposed project
but because somewhat less grading is expected to be required for a smaller hotel, the
duration of grading would be somewhat less. If mitigation measures recommended for
.project construction are implemented for this alternative, construction air quality impacts
would be similar to those of the proposed project and less than significant.

(1)

(@)

Reduction in the FAR, without a reduction in the number of rooms would result in
some operational air quality impacts as the project. [f the reduction was achieved
through a reduction in the size of other traffic generating uses, such as the spa,
restaurant, banquet facilities, etc., some limited reduction in operational air quality
impact would be achieved. Operational air quality impacts would be less than those
of the project and less than significant.

Operational air quality impacts generated by this alternative would be substantially
less than generated by the project because the traffic volume generated by this -
alternative would be about 29% less than generated by the project (see
Traffic/Circulation below). Operational air quality impacts would be less than those
of the project and less than significant.

*Based on addifional square footage x 9.8 gallons per square foot pér year of frrigation.

*The landscape plan for the proposed project, with preservation of the coastal sage could absorb
7,509,703 gallons per year of wastewater. See spreadsheet in Appendix C. Under the landscape plan
for the project, 6,127,236 gallons per year of wastewater would be used for the cultivated natives
which replace the coastal sage.
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[raffic/Circulation

(1)

(2)

_ If the reduction in FAR was achieved through a reduction in room size, there would

be no change in traffic impacts, from those described for the proposed project. If
the reduction was achieved through a reduction in the size of other traffic
generating uses, there would be some reduction in traffic, although it is unclear
whether this reduction would affect the level of traffic impacts. :

Reduction in the number of hotel rooms in this alternative would reduce traffic to
1,540 trips a day, 620 trips or about 29% less than the project?® As with the
proposed project, both ingress and egress would be provided via Malibu Canyon
Road only. Infrastructure improvement at the Malibu Canyon Road intersection and
off-site travel lanes would be part of this alternative only if found to be necessary.
Based on an analysis of the weekday full access scenario, this alternative would not
impact any of the study intersections during the weekday a.m. and p.m. peak hours.
Impacts would be [ess than significant.? Thus, reduction or elimination of
mitigation requirements may be possible under this alternative. This alternative
would thus include an additional mitigation measure to allow analysis to determine
if a reduction in mitigations is possible while maintaining City standards.

e

iological Resources

(1)

(2)

The impact of this alternative on biological resources would be similar to that of the
proposed project, if it results in the elimination of the coastal sage habitat on-site for
fuel modification and wastewater disposal purposes.

The impact of this alternative on biological resources would be similar to that of the
proposed project, if it results in the elimination of the coastal sage habitat on-site for
fuel modification and wastewater disposal purposes. However, given the lower
wastewater generation of the alternative, there may the ability to preserve up to
30% of the coastal sage habitat on-site. This alternative would result in some
human intrusion into the sage scrub habitat. It is unclear the degree to which this
intrusion and potential fuel modification requirements would impact the coastal sage
under this alternative. In addition, it is unclear how much of the coastal sage would
need to be preserved on-site in order to avoid wildlife corridor impacts. The amount
of preserved sage on site under this alternative may be below the level required to
avoid corridor impacts. Thus, there remains the potential for significant

WPA Traffic Engineering. Based on 880 daily trips for the 146 hotel rooms, 250 daily trips for the
health ¢lub and 410 daily trips for the cultural center.

¥'Plcase see calculations in Appendix D for ICU and LOS values.

City of Mafibu 160 Rancho Malibu Hotel EIR

R



biological resource impacts to the coastal sage. Under this alternative, less off-
site habitat would be preserved. [f mitigation measures recommended for the
project are implemented for this alternative, impacts on biological resources would
be less than significgmt.

Visual and Aesthetic Effects

The impact of this alternative on visual quality and aesthetics of the project site would be
somewhat less than the proposed project. If mitigation measures recommended for the
project are implemented for this alternative, visual and aesthetic impacts would be less
than significant. '

Aréhaeoloqica[ Resources

The impact of this alternative on archaeological resources would be similar to that of the
proposed project. If mitigation measures recommended for the project are implemented
for this alternative, impacts on archaeological resources would be less than significant.

Conclusion

As this alternative (version 2) would have less impact than-the project in the impact areas
of air quality, traffic and circulation, and wastewater, and somewhat less impact in the
areas of land use and visual and aesthetic effects. With preservation of the some of the
coastal sage habitat, biological resources impacts could also potentially be less. This
alternative is therefore considered to be environmentally superior to the proposed
project. ,

ALTERNATIVE G: HOTEL AND CULTURAL HERITAGE CENTER SIZED
TO PROVIDE ON-S|TE WATER BALANCE WITH ON-SITE BIOLOGICAL
MITIGATION

This alternative considers developing a hotel which produces no more wastewater than
can be disposed of on the project site under conservative water use.

J Based on the City’'s assumed irrigation needs, a 78-room hotel with a cultural
heritage center but without meeting and banquet facilities can meet wastewater
disposal needs with on-site disposal and on-site preservation of coastal sage
scrub.?®

®See spreadsheet included in Appendix C for the wastewater calculation.
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® . It is estimated that an additional 28 rooms could be provided, if additional
landscaping was provided. Based on a wastewater generation rate of 34,218
gallons per year per room,?? and an average landscape irrigation demand of 9.8
gallons per year,* additional rooms could be added at a rate of 1 additional room
for every 3,491 additional square feet of landscaping added. Based on an assumed
average room size of 590 square feet,® and the elimination of ballroom/banquet
and meeting room facilities, approximately 116,096 square feet are available for
some combination of additional landscaping, or rooms, above 78.32 The maximum
number of additional rooms under this trade-off scenario would be 28 additional
rooms for a total of 106 rooms.*® With careful landscape design and selection of
hotel plumbing and water using appliances, it may be possible to add additional
grooms. :

Land Use

This alternative would include approximately 82,800 square feet of development for a FAR
of 0.07. The alternative would be consistent with the Malibu General Plan land use and
zoning designations for commercial visitor-serving land uses. With less than half the
development of the proposed project, this alternative would result in less land use impacts
than the proposed project and the other alternatives. With the same mitigation measure
for the project land use impacts would be less than significant.

Geotechnical Hazards

The alternative would have similar geotechnical impacts to the proposed project. [f
mitigation measures recommended for the project are implemented for this alternative,

®Based on a generation rate of 125 gallons per day X 365 days per year, with a 25% low flow
reduction.

*The gallons per square foot per year for landscaping is based on the average of the jrrigation for
moderate vllla courts and moderate Zone 2 landscaping for the proposed project.

*Average room square footage based on the total square footages of the villas, divided by 250
rooms, per the proposed project.

%Based 6n a reduction of 250-78 or 172 rooms (at 590 square feet per room) = 101,4B0 square feet
plus 5,000 sguare feet of eliminated ballroom plus 9,616 or eliminated meeting rooms = 116,096
square feet.

*It may be possible to trade off other hotel uses for additional rooms in a similar way. Any trade off
would need to consider the difference in wastewater generation between the use reduced and hotel
rooms, and then add square footage of landscaping required for each additional room, wlthout
exceed[ng site acreage.
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geotechnical impacts would be similar to those of the proposed project, and less than
significant.

Water Quality/Wastewater Treatment

As with the proposed project, wastewater from this alternative will be treated in an on-site
full reclamation facility and the reclaimed water would be used for drip and spray irrigation.

This alternative is designed to balance wastewater generation and use on-site while
preserving the coastal sage scrub habitat.® The wastewater impacts of this alternative are
therefore considered less than significant. However, this altemative would be subject
to jhe same mitigation measures as the proposed project, in order to ensure the proper
furictioning of the wastewater system.

Air Qualjty

Air quality impacts during construction would be substantially less than those of the
proposed project, since substantially less grading would be required with a hotel footprint
less than one-third the size of the proposed project. If mitigation measures recommended
for project construction are implemented for this alternative, construction air quality impacts
would be substantially less than those of the proposed project and less than significant.
Operational air quality impacts generated by this altemative would be about 40% less than
generated by the project because the traffic volume generated by this alternative would be
substantially less than generated by the project (see Traffic/Circulation below).
Operational air quality impacts would be less than the project and less than significant.

Traffic/Circulatjon

The smaller hotel would substantially reduce traffic to 1,300 trips a day, 860 trips or about
40% less than the project.® As with the proposed project, both ingress and egress would
be provided via Malibu Canyon Road only. Infrastructure improvement at the Malibu
Canyon Road intersection and off-site travel lanes would be part of this alternative only if
found to be necessary. Based on an analysis of the weekday full access scenario, this
alternative would not impact any of the study intersections during the weekday a.m. and
p.m. peak hours.*® Impacts would be less than significant. Thus, reduction or
elimination of mitigation requirements may be possible under this alternative. This

*See spreadsheet in Appendix C.

*WPA Traffic Engineering. Based on 640 daily trips for the 108 hotel rcoms, 250 daily trips for the
health club and 410 daily trips for the cultural center.

*Please see calculations in Appendix D.
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alternative would thus include an additional mitigation measure to allow analysis to
determine if a reduction in mitigations is possible while maintaining City standards.

Biological Resources

This alternative would result in on-site preservation of all the existing coastal sage scrub
habitat on the site. Biological resources impacts are thus less than the proposed project.
Because there is less water than needed to irrigate the proposed landscaping, additional
areas of the site could be restored as coastal sage scrub if desired, provided that fuel
modification and fuel clearance zones around structures could be maintained. " This
altemative would result in some human intrusion into the sage scrub habitat. It is unclear
the dggree to which this intrusion and fire prevention would impact the coastal sage under
this alternative. Thus, there remains the potential for significant biological resource
impacts to the coastal sage. Under this alternative, no off-site habitat would be preserved.
If mitigation measures recommended for the proposed project, with the exception of
mitigation measure 6.2, are implemented for this alternative, impacts on biological
resources would be less than significant.

Visual and Aesthetic Effects

The impact of this alternative on visual quality and aesthetics of the project site would be
the least of all project alternatives because of the substantially smaller project size and the
on-site preservation of coastal sage scrub. If mitigation measures recommended for the
project are implémented for this alternative, visual and aesthetic impacts would be less
than significant.

Archaeologjcal Resources

The impact of this alternative on archaeological resources would be similar to that of the
proposed project. If mitigation measures recommended for the project are implemented
for this alternative, impacts on archaeological resources would be less than significant.

Conclusion

This alternative would have the least impact of all the altermatives in the impact areas of
air quality, traffic and circulation, water quality/wastewater treatment, land use and visual
and aesthetic effects. This alternative would be the environmentally superior
alternative. .
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ALTERNATIVE H: NO DEVELOPMENT

This alternative considered retaining the site in its existing condition without any
development occurring in the future. Since no development would occur, no changes
other than those brought on by natural processes would take place on the site. No new
impacts on the environment would result, and the site would retain its natural visual .
character and existing coastal sage scrub habitat.

Land Use

The project site is a private property that can be developed in accordance with the City of
M?Iibu Land Use Plans. The City General Plan designates the project site for commercial
visitor-serving uses such as hotels, developed at a maximum of up to 0.25 FAR. The
Interim Zoning Ordinance (IZ0) allows development up to a 0.15 FAR. To preclude any
development from occurring on the site in the future, either the City, or other public or
private party would need to purchase the site and to deed the site in perpetuity as an open
space land preserve. At the present time, there is no indication that any public or private
entity would be interested in purchasing the property for this purpose now or at any time
in the future. Therefore, this development altemative is neither realistic nor feasible.

The Malibu/Santa Monica Mountains Land Use Plan calls for the provision of visitor access
to the coast through the provision of hotels and other visitor serving uses. This altemative
would be contrary to this objective. This would be a significant land use impact.

Geotechnical Hazards

Since this alternative would not result in an alteration of the site, or in human habitation on
the site, geotechnical and geotechnical hazards impacts would not occur.

Water Quality/\Wastewater Treatment

Under this alternative, no wastewater generation would occur on the site. Therefore, no
water quality or wastewater treatment impacts would occur. '

Air Quality

This alternative would not result in an construction activity or traffic generation associated
with the project site. No air quality impacts would therefore occur.
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Traffic/Circulation

Under this alternative there would be no construction on the site. There would be no traffic
generation and thus no traffic impacts under this alternative.

Biologjcal Resources

Under this alternative there would be no removal of coastal sage scrub on the project site, g
and thus no biological resource impacts. X

Visual and Aesthetic Effects

Under,this alternative there would be no change in the visual or aesthetic characteristics
of the project site, and thus no visual or aesthetic impacts. i

Archaeologjcal Resources

Under this alternative there would be no construction on the project site, or any use of the
project site. Therefore there would be no archeological resource impacts.

Conclusion '

This alternative would have the least impact of all the alternatives in the impact areas of
geotechnical hazards, water quality/wastewater treatment, air quality, traffic and circulation,
biological resources, visual and aesthetic effects and archaeological. However, the project
site is a private property that can be developed in accordance with the City of Malibu Land
Use Plans. The City General Plan designates the project site for commercial visitor-
serving uses such as hotels, developed at a maximum of up to 0.25 FAR. The Interim
Zoning Ordinance (IZO) allows development up to a 0.15 FAR. To preclude any
development from occurring on the site in the future, either the City, or other public or
private party would need to purchase the site and to deed the site in perpetuity as an open
~ space land preserve. At the present time, there is no indication that any public or private
entity would be interested in purchasing the property for-this purpose now or at any time
in the future. Therefore, this development altermative is neither realistic nor feasible.

In addition, this scenario is not a reasonable alternative to the proposed project as defined
by CEQA. CEQA requires alternatives that "... could feasibly attain most of the basic
_purposes of the project and could avoid or substantially lessen one or more of the
significant effects [of the project]..” This alternative would prevent the project from being
developed in any form, and therefore would preclude the achievement of the basic
objectives of the project, which are to provide Juxury hotel accommodations at a coastal
location serving the region and national and international visitors to the California coast.
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The Malibu/Santa Monica Mountains Land Use Plan calls for the provision of visitor access
to the coast through the provision of hotels and other visitor serving uses. This alternative
would be contrary to this objective.

COMPARISON OF THE ALTERNATIVES

Table 8 provides a comparison of the project and the altematives. The following
alternatives would be environmentally inferior to the proposed project and would result in
additional significant impacts: '

. Alternative A - No_Project (Visitor Serving Commercjal Use / 0.15 FAR): This
{ alternative would result in significant 'Jand use, geotechnical, air quality, traffic,
biological resource, and archeological impacts. Wastewater impacts would be less
than significant. Biological resource impacts would be less than the project. As with
the proposed project, geotechnical, biological resource and archeological impacts
could be mitigated to a level which is less than significant. This alternative would
result in less wastewater-related impacts than the proposed project. It would have
substantially greater traffic and air quality and land use impacts than the proposed
project. Air quality and land use impacts would be significant and unmitigated
impacts. Without preparation of a detailed traffic study, it is not known whether the
traffic impacts of this alternative could be mitigated to less than significant. This
alternative would therefore result in greater impacts than the proposed project. For
these reasons, this alternative is considered to be slightly environmentally inferior

to the proposed project.

[ Alternative B - Luxury Hotel and Theme Restaurant / 0.20 FAR: ‘As this altemative
would have somewhat more impact than the proposed project in the areas of air

quality, traffic and circulation, and water quality/wastewater treatment, and similar
impacts in the areas of land use, geotechnical hazards, biological resources, visual
and aesthetic effects and archaeological resources. This alternative is considered
to be environmentally inferior to the proposed project.

L Alternative C - Condominjum Complex / 0.15 FAR: This alternative could achieve
on-site wastewater balance. Preservation of the coastal sage would be possible
under this alternative. However, this altemnative is considered environmentally
inferior to the proposed project, even though it could reduce some of the project
impacts - particularly impacts on coastal sage scrub and wastewater disposal,
because it would result in additional adverse impacts - including significant adverse
impacts on public facilities and services, and an adverse land use impact by
conflicting with local and regional land use plans which may not be mitigatable.
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Table 8
Summary of Impacts of Alternatives Compared to the Rancho Malibu Hote]
Project
Alternative
A B:
No Project 0.20 FAR Luxury c D
Impact {General Plan Hotel with Theme Condominium Business Suites
Category |Proposed Project and 1Z0) Restaurant Complex Hotel
Use 250-room hotel 180,000 sf. of visiton250 room hotel with {Up tc 167 units. 250-room business
with banquet commercial plus  |banguet facilities  [0.15 FAR. suites hotel
facilities and office. and theme 0.20 FAR:
cultural center, 0.15 FAR. restaurant,
0.20 FAR. 0.20 FAR.
Land Use |Rural character Beneficial job Same as project.  |Inconsistent with  jLess
Wimpact'rflate-night impact. Impact on General Plan and
g use of public provision of hotel regional land use
tacilities rooms. plans
Geo- .|Mitigatable impacts|Similar Same as project.  [Similar Similar
technical
\Wastewater{16.1 magy. 2.4 mgy!11.5 mgy. 17.5 moy. 8.1 mgy. 10.3 mgy.
excess with off-site |Balanced, Some (3.8 mgy excess Balanced. Some |Balanced. Some
CSS mitigation. on-site sage with offsite CSS on-site sage on-site sage
Balance with preservation mitigaticn. Possible|preservation preservation
careful design. possible, balance with careful|poessible. possible.
design.
ﬁir Quality |Less than 3.5 times more About 11% more  {37% less emissions [Approximately 16%
significant per emissions, new emissions but still less emissions
ScaQmD significant impact  [less than significant
per SCAQMD per SCAQMD.
Traffic 2,160 trips, 80 AM {7,560 trips, or cver |2,400 daily trips. 1,340 trips. 37% |1,810 trips,
peak hour, 180 PM |3.5 times more 11% more than less daily trips, but {16% less than
peak hour. 5 traffic. New or more project. Impacts  |more traffic during |project
intersections significant impacts  (Mitigatable. AM and Pv peak
impacted. Impacts |on study hours. Potential
Mitigatable. intersections new significant
impact
Biological |Loss of 8.04 acres |Off-site mitigation, Loss of 8.04 acres |Off-site mitigation. |Off-site mitigation.
Resources |on-site coastal Potential to on-site coastal sage|Poctential for Potential for
sage scrub, Off-  |preserve up to 25% [scrub, Off-site preserving most of |preserving up to
site mitigation. of coastal sage on- {mitigation. coastal sage scrub }20% of the coastal
site. on-site. " Isage scrub on-site.
Visual Change in visual {Slightly less due to |Slightly less due to (Slightly less due to |Greater - larger
Impact character from lower FAR. Change|lower FAR, Changellower FAR. Change|structures, more
open space. in visual character |in visual character [in visual character jcompact
development, fewer
amenities.
Archaec-  |[Preserves known [Comparable fo Comparable to Comparable to Comparable to
logical site in place. project project project project
Resources T
Other Significant impact
Impacts on schools.
Conclusion Worse Worse Worse Better

Abbreviations: CSS: coashl sage scrub, 120: Interim Zoning Ordinance, FAR: Floor Area Ratio, mgy: million gallons per

year.

City of Malibu

168

Rancho Malibu Hotel EIR




Table 8 (continued)
Summary of Impacts of Alternatives Compared to the Rancho Malibu Hotel Project

B e T

e i - =
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Alternatlve

" E
250 Room Luxury
Hotel with Cuitural

F
Lesser Intensity

G
Largest Hotel with
On-site CSS

Impact Center and Hotel with Cultural | Preservation and H
Category Proposed Project| Restricted Spa Center ‘Water Balance No Development
Use 250-room hotel 250-room hotel with|146-room hotel with)106-room hotel No development ony
with banquet bangquet/ballroom [banguet/ballroom |with no meeting or |the project site.
facilities and facilities and facilities and - ballroom/banguet [Land purchased
cultural center. meeting facilities, |meeting facilities, |[facility. and preserved as
0.2 FAR cultural center. cuitural center. open space.
0.20 FAR 0.15 FAR
Land Use Rural character  [Same as project  |Similar Less Inconsistent with
g impact if late-night Malibu/Santa
use of public Monica Mountains
facilities. Land Use Plan
(Geo- Mitigatable impacts{Same as project. |Similar Sirhilar None
technical
\Wastewater [16.1 mgy. Same as project.  [12.3 mgy. Balanced on-site  |None
2.4 mgy excess Balanced. Some  jwith on-site CSS
with offsite CSS on-site CSS preservation
mitigation. preservation
Balance with possible.
careful design.
IAIr Quality  |Less than Similar 29% less emissions|40% less emissions None
significant per
SCAQMD
Traffic 2,160 trips per day |1,910 trips per day.|1,540 trips per day, |1,300 trips per day, {None
80 am peak hour, {One less 29% less. No 40% less. No
180 pm peak hour. {intersection significant trafiic  |significant traffic
5 impacted requiring mitigation. [impacts anticipated./impacts anticipated.
intersections. .
Biological Less of 8.04 acres |Same as project.  |Off-site mitigation. |8.04 acres Necne
Resources |on-site coastal Potential for preserved on site
sage scrub. Off- preserving up to  |without fuel
site mitigation. 30% of CSS on~-  |modification, no
site. offsite mitigation
required Offsite
habitat not
preserved.
Visual Change in visual [Same as project  |Slightly less due to |Substantially less  |None
Impact character from lower FAR. intense
open space Change in visual |development, less
character change in
vegetation.
iArchaeo- Comparable Same as project  [Comparable Comparable None
logical to project to project to project
Resources
Other None
Impacts
Conclusion Better Better Environmentally Environmentally
Superior Alternative {Superior but
infeasible
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The following alternatives would be environmentally superior to the project and to
Alternatives A, B and C:

Alternative D - 250 Room Business Sujtes Hotel / 0.15 FAR: This alternative would
be able to balance wastewater on-site, but would have greater visual and impacts.
This alternative would have less impact than the project in the impact areas of air
quality, traffic and circulation, biological resources and water quality/wastewater
treatment. This alternative would be capable of achieving on-site wastewater
balance, with off-site mitigation of coastal sage habitat. Up to 20% of the coastal
sage could be preserved on-site. It would have similar impacts in the areas of land
use and archaeological resources and slightly greater visual and aesthetic effects.
For these reasons, this alternative is considered to be slightly superior
environmentally to the proposed project.

Alternative E - Luxury Hotel and a Culturaj Center with Restricted Spa Use/ 0.20

EAR: This alternative would have similar impacts to the project in the areas of land
use, geotechnical hazards, water quality/wastewater treatment, air quality, biological
resources, visual and aesthetic effects and archaeological resources and fewer
impacts in the area of traffic and circulation. For these reasons, this alternative is
considered to be environmentally superior to the proposed project.

Alternative F - Luxury Hotel and a Cultural Center / 0.15 FAR: As this altemnative
would have less impact than the project in the impact areas of air quality, traffic and
circulation, and wastewater, and somewhat less impact in the areas of land use and
visual and aesthetic effects. With preservation of the some of the coastal sage
habitat, biological resources impacts could also potentially be less. This alternative
is therefore considered to be environmentally superior to the proposed project.

Alternative G - Largest Luxury Hotel With On-Site Water Balance and On-Site
Habitat Preservation: This altemative would have substantially less impact than the

project in the impact areas of air quality, traffic and circulation, biological resources
and water quality/wastewater treatment, and somewhat less impacts in the areas
of land use and visual and aesthetic effects. For these reasons this alternative is
considered to be environmentally superior to the proposed project.

Altemative H - No Development: This alternative would have the least impact of all
the alternatives in the impact areas of geotechnical hazards, water
quality/wastewater treatment, air quality, traffic and circulation, biological resources,
visual and aesthetic effects and archaeological. However, the project site is a
private property that can be developed in accordance with the City of Malibu Land
Use Plans. The City General Plan designates the project site for commercial visitor-
serving uses such as hotels, developed at a maximum of up to 0.25 FAR. The
Interim Zoning Ordinance (IZO} allows development up to a 0.15 FAR. To preclude
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any development from occurring on the site in the future, either the City, or other
public or private party would need to purchase the site and to deed the site in
perpetuity as an open space land preserve. At the present time, there is no
indication that any public or private entity would be interested in purchasing the
property for this purpose now or at any time in the future. Therefore, this
development alternative is neither realistic nor feasible. In addition, this scenario
is not a reasonable alternative to the proposed project as defined by CEQA. CEQA
requires alternatives that "... could feasibly attain most of the basic purposes of the
project and could avoid or substantially lessen one or more of the significant éffects
[of the project].." This alternative would prevent the project from being developed
in any form, and therefore would preclude the achievement of the basic objectives
of the project, which are to provide luxury hotel accommodations at a coastal
! location serving the region and national and international visitors to the Califomnia
coast. The Malibu/Santa Monica Mountains Land Use Plan calls for the provision
of visitor access to the coast through the provision of hotels and other visitor serving
~uses. This alternative would be contrary to this objective.

THE ENVIRONMENTALLY SUPERIOR ALTERNATIVE

Alternative H, the No Development Alternative would be the environmentally superior
alternative, although it would result in an additional land use impact. However, the No
Development (or No Project) alternative does not fulfill the project objectives and it is likely
to be infeasible since it would require either the City, or.other public or private party to
purchase the site and to deed the site in perpetuity as an open space land preserve. At
the present time, there is no indication that any public or private entity would be interested
in purchasing the property for this purpose now or at any time in the future.

The CEQA Guidelines require, that when the environmentally superior altemative is the "no
project” alternative, that the EIR identify an environmentally superior alternative amount
the other alternatives.* In this case Alternative G would be the environmentally superior

- alternative.

Alternative G _- Largest Hotel With On-Site Water Balance and On-Site Habitat
Preservation: This alternative would have less impact than the proposed project in all but
one of the issue area. Land use, traffic, air quality, wastewater, biological resources, and
visual impacts would be less. [t would have a comparable archaeological resources
impact. For these reasons, this alternative is considered the "Environmentally Superior
Alternative.”

See CEQA Guidelines Section 15126(d)(4).
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4. LONG-TERMEFFECTS

4.1 CUMULATIVE IMPACTS

CEQA Guidelines define cumulative effect as "two or more individual effects that, when
considered together, are considerable or which compound or increase other environmental
impacts. The cumulative impact from several projects results from the incremental impacts
of the (proposed) project when added to other closely related past, present, and
reasonably foreseeable future projects” (Section 15355).

CEQA states that the discussion of cumulative impacts should be guided by the standards
of practicability and reasonableness. The discussion should be based either on a list of
related individual development projects producing related or cumulative impacts, or ona
summary of projections contained in a general plan or other related planning documents
which evaluate areawide conditions. '

RELATED PROJECTS

Currently, no other development projects are proposed in the Rancho Malibu Hotel general
area. Over the next several years, development within this commercial core of the city is
expected to include the Civic Center Specific Plan encompassing an area immediately east
of the project site, and retail commercial and visitor serving commercial along Pacific Coast
Highway. Also, over the years, Pepperdine University may implement its master plan
which would result in expanded facilities within the campus, which is located north of the
project site. '

GENERAL PLAN PROJECTIONS

The potential future development in the project vicinity {(except for the Pepperdine
University which is not under the City's jurisdiction), and other development within the City
over the next 20 years will be guided by the goals and policies of the first Malibu General
Plan, adopted in November of 1995. '

The General Plan was prepared to direct and manage the inevitable development pressure
that local and regional market forces will bring to Malibu. "Property values in Malibu and
other coastal communities are expected to continue to rise in the future, reflecting the
scarcity and desirability of the remaining developable coastal land. Rising prices increase
the incentives for property owners to develop or sell their property for development. The
General Plan's goals and policies are designed to protect and sustain the City's rural
residential character by allowing a limited overall growth, and requiring new development
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to respect the rural character and natural environmental setting of Malibu. Over the next
twenty years, development in Malibu will occur primarily on the currently vacant land,
including the proposed project site. Under the General Plan, the maximum buildout could
increase the number of residential units by about 18 percent, from 1990 level of 5,891 units
to up to 6,926 units. Residential acreage could increase up to 9,161 acres, more than
tripling the 1990 acreage of 2,707 acres.

At maximum buildout, up to 370 acres of Malibu's 12,552-acre land area could be
developed with commercial uses. That would double the commercial acreage in the City
from the 1990 level of 185 acres. Commercial uses include 42 acres designated for visitor
uses, counting the 28-acre site of the proposed hotel, and future uses within the Civic
Centei The City is currently preparing a specific plan for the Civic Center area to define
types*of commercial uses and standards for their-development.

Professional office, research and development, and public facilities acreage could slightly
increase. Open space would remain at about 1,878 acres.

As required by CEQA, cumulative impacts of future City-wide development consistent with
land use designations proposed by the General Plan have been identified and evaluated
in the City's General Plan EIR." Since the proposed hotel project is consistent with the
General Plan and Interim Zoning Ordinance designations for the site, it has been,
therefore, included in the EIR's analysis of cumulative effects from the future Citywide
growth. The EIR has found that even the limited development allowed under the General
Plan will result in unavoidable significant environmental impacts on earth (within Civic
Center area), air quality, biological resources, noise, and energy resources. The General
Plan's policies and implementation measures designed to protect Malibu's environment,
together with existing City, state, and federal requirements applied to individual
development projects (including site-specific mitigation measures resulting from an
environmental review process) will reduce potential impacts in these areas to a certain
extent, but not below a level of significance.

The cumulative impacts of particular concern to the proposed project identified through the
Initial Study and the NOP process, are briefly discussed below:

Geotechnical Hazards
The proposed hotel, together with other residential and commercial development that could

occur under the General Plan, will place additional structures and people within the -
seismically active southern California region. This region is subject to fault rupture and '

Final Enwronmental impact Report for the Cify of Malibu General Plan Hartland
Bartholomew & Associates. November, 1995,
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strong ground shaking from earthquakes. However, all new development will incorporate
the required seismic safety standards in construction of structures, and incorporate
appropriate setbacks for habitable structures within active fault zones. The existing state
reguirements together with the General Plan policies and implementation measures will
reduce this cumulative impact to current safety levels.

Air Quality

The development of the proposed hotel together with other Citywide development that
could occur under the General Plan land use designations, will generate additional short-
term air pollutant emissions from construction and long-term emissions, primarily from new
vehicular trips. The construction impacts will be reduced to a less than significant level
with measures developed by the SCAQMD and adopted as part of the General Plan, and
required of individual developments.

The proposed project will contribute to the Citywide wide generation of long-term
emissions. The South Coast Air Basin is a nonattainment area for national and state air
quality standards and any additional air pollutants generated by new development without
equivalent reductions or offsets, has the potential to contribute to the existing air quality
violations. This impact will be reduced by the City requirements which include a submittal
of air quality analysis for projects that have the potential to result in substantial emissions
prior to approval, and compliance with all air pollution reduction measures required by the
City and the SCAQMD. However, even with the implementation of these measures by
individual projects and the implementation -of the General Plan citywide policies and
measures designed to protect air quality, the cumulative impact on air quality will continue
to be significant.

Traffic

The proposed hotel together with future development within the Civic Center Specific Plan
area will add substantial traffic to the intersection of Malibu Canycn Road and Civic Center
Way. Since this intersection currently operates at 1.OS E during the morning peak hour,
the new traffic will result in a significant cumulative impact at this location. The City has
began the preparation of the specific plan, which includes extensive community
participation to address concerns of the residents, including concerns about traffic impacts.
A traffic study will be prepared to analyze effects of the specific plan and identify roadway
and traffic flow improvements necessary to mitigate the effects of new traffic, including the
effects on the intersection of Malibu Canyon Road and Civic Center Way. The proposed
hotel will contribute its "fair share” to the construction of these improvements, designed to
achieve an acceptable Level of Service (LOS) operating conditions. As a result of these
improvements, the LOS at the Malibu Canyon Road and Civic Center Way intersection
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during the morning peak hour is expected to be better than the current LOS E operating
conditions. :

In the future, a traffic impact fee may be established for all new development in the City
to fund roadway improvements necessary to mitigate traffic impacts. This measure,
together with other General Plan's goals, policies, and implementation measures will
reduce cumulative traffic impact to a level below significance. The Plan's measures
include requiring individual development projects to provide appropriate mitigation for
traffic impacts on regional circulation facilities; improving traffic flow in the City, particularly
on Pacific Coast Highway through operational and physical improvements, such as
synchronized traffic lights, additional turning lanes, and similar improvements; collaborating
with the Los Angeles County Metropolitan Transportation Authority (LAMTA) to provide
more ‘efficient and convenient bus service to the area and connection to other LAMTA
services; implementing a bikeway and pedestrian walkway plan to improve visitor and
resident circulation; promoting alternatives to the use of vehicles, and others.

Wastewater Disposal

Potential future development under the General Plan land use designations will increase
wastewater generation and the need for its disposal within the city. In the absence of a
public sewer system, the new development will continue to use individual septic systems
for residences, and individual treatment plants for larger developments, including those for
the proposed hotel and the Civic Center Specific Plan. The residents have expressed a
concern that, rather than addressing impacts on a project-by-project basis, the wastewater
issue needs to be solved on a cumulative basis for the entire Civic Center area. According
to the residents, all needs and problems of the existing and future individual wastewater
treatment facilities in the neighborhood should be considered as part of a comprehensive
plan. The plan should include the needs and facilities of the Civic Center, Colony Plaza,
the project site {Adamson property), Maison de Ville, and the Bay Company property east
of the project site. A comprehensive, single-package system for the entire area is thought
by the residents to be imperative for reducing cumulative effects.

The residents are also concerned about larger developments that will dispose of treated
effluent on-site by irrigating landscaped grounds. The expressed concerns include the
cumulative potential for affecting groundwater levels and slope stability in the project
vicinity, particularly in combination with the Pepperdine University's spray irrigation with
treated effluent generated by the campus facilities and the Malibu Country Estates
residences.

While the development of a comprehensive wastewater treatment system for the entire
Civic Center area could provide area-wide benefits, the project's individual wastewater
system will not result in a significant cumulative impact. Consistent with the General Plan,
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the proposed hotel will be served by an on-site water reclamation system. The system has
been found to have adequate capacity and safeguards to process and dispose of treated
effluent by irrigating landscaped grounds without the potential for water percolating to the
ground below the plants root zones, or affecting groundwater or slope stability (see
detailed discussion in Section 2.5, Water Quality/\WWastewater, of this EIR). The project's
system including groundwater monitoring wells and a 5.14 million gallon storage tark,
considered adequate for the storage needs. In the event of unusual and prolonged
weather conditions requiring larger storage, the hotel operations will implement the
project’s required Wastewater Management Plan, as appropriate. Since the proposed
hotel project will not contribute to the area’s existing or potential future sewage disposal
problems, its cumulative impact is considered less than significant.

According to the Final EIR for the General Plan, new citywide development anticipated
under the General Plan will increase the amount of wastewater generation from about 0.96
to about 1.87 million gallons per day, nearly doubling the wastewater flows. As stated in
the EIR, the residual capacity at the five treatment plants and the opportunity for septic
tanks at individual developments indicate that implementation of the General Plan would
not have a significant impact. '

The General Plan includes several measures designed to reduce citywide cumulative
sewage impact. These measures include implementing recommendations identified in the
City of Malibu Wastewater Management Study of 1992; conducting geoclogical and
geotechnical surface and subsurface explorations for individual developments to ascertain
the ability of the subsurface soilfrock strata to absorb the wastewater effluent generated
without causing any slope instability either for the project property or for any neighborhood
property; and requiring sufficient separation between septic tanks and groundwater to
prevent groundwater contamination.

The Draft Civic Center Specific Plan includes provisions for the construction of a state-of-
the-art wastewater treatment plant for disposal of wastewater within the Civic Center area.

Biological Resources

Over the next decades, the limited growth allowed under the General Plan’'s land use
designations will affect both terrestrial and marine biological resources. Malibu contains
several sensitive coastal habitats, and impact on biological resources from the citywide
buildout has been found to be significant, and unavoidable even with the implementation
of General Plan policies and implementation measures.

Inthe project's proximity, the future development under the Civic Center Specific Plan is

expected to incorporate existing seasonal wetland and other natural features into its

design, including a wetland connection to the Malibu Lagoon. That development will also
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construct a drainage system for the entire Civic Center area to avoid draining into the
Malibu Lagoon and lower Malibu Creek. These features, together with the specific plan's
other design elements consistent with the General Plan’s goals and policies protecting
Malibu's natural environment, are expected to avoid significant impacts to biclogical
resources in the project vicinity. Since the project site does not drain into the wetland,
Malibu Lagoon, or Malibu Creek, the proposed prOJect will not contribute to cumulative
impacts on these habitats.

However, the development of the proposed project together with the future development
of individual properties in the City, will eliminate native plants and replace them with
landscaping and contribute to the overall reduction in native vegetation along the coast.
The Ijss of coastal sage scrub habitat on the project site, even though compensated for
by preserving coastal sage scrub habitat at another location, is but one component of long-
term cumulative reduction in native vegetation within Malibu and along the coast due to
urban development. New development will also further the separation between the ocean
and mountain habitats.

As appropriate, the City will require individual projects conduct biclogical assessments and
implement mitigation measures provided by certified biologists to reduce the effects on a
project-by-project basis, as has been required of the proposed project. All new
development will also be required to comply with the General Plan's policies,
implementation policies, and conservation implementation measures designed to prevent
habitat fragmentation, loss of sensitive terrestrial plant.communities and wildlife habitats,
and degradation of aquatic habitats. Nonetheless, even with the implementation of all
- these policies and measures, cumulative impact on biological resources will be a
significant unavoidable impact.

From a regional perspective, future development in Malibu together with development in
other coastal communities will affect animals in undisturbed areas of the Santa Monica
Mountains, which will become more vulnerable as a result of encroachment by the urban
environment. The ability of native species to reproduce will be diminished as natural
habitats are reduced through urbanization. Future development within the entire coastal
area will eventually extirpate many native species from privately owned land.. Aquatic
habitats will be further degraded by pollutants from.grading and increased urban runoff as
permeable surfaces are covered with structures and roadways. Even with the
implementation of federal, state, and local requirements by all individual developments, the
terrestrial and marine habitats will be significantly affected. Primarily, these habitats will
be protected within public parks and forests, and the land held by the Santa Monica
Mountains Conservancy and other land trust organizations.
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Utilities

Development of the proposed hotel together with future development of the Civic Center
Specific Plan, and other potential commercial and residential development in Malibu under
the General Plan over the next decades, will require the construction of water facilities for
domestic use and fire protection. Each development project will be required to provide all
necessary water facilities in accordance with existing City and County requirements. For
the proposed hotel, these facilities may include off-site water storage, water distribution
and booster pumping facilities, and all on-site water infrastructure. A similar infrastructure
may be required for the Civic Center specific plan, and will be identified in the plan itself.
For all developments, the required infrastructure will be identified as part of the standard
prc?ject review process, reducing the cumulative impact to a level below significance.

Also, each new development, including the proposed hotel and future development under
the Civic Center specific plan, will be required to comply with all relevant federal, state,
county, and City of Malibu stormwater quality management programs in conformance with
the National Pollutant Discharge Elimination Permit CA0061654 issued by the California
Water Quality Control Board to the County of Los Angeles and local agencies and the
City's Ordinance 157. This permit requires an implementation of stormwater pollutant
abatement measures on any construction sites of five or more acres. Implementation of
these existing requirements on a project-by-project basis will reduce cumulative impacts
on stormwater quality to a level below significance.

The City requires each development, including the proposed hotel, to provide adequate
drainage facilities on site. The storm runcff control systems are required to ensure that the
maximum rate of stormwater runoff does not exceed peak level that existed prior to
development. These existing requirements will reduce cumulative impacts to a less than
significant level on a project-by-project basis.

The proposed hotel and other development within Malibu will increase generation of waste
and create additional demand on landfills and other waste disposal facilities. Current
estimates indicate that a shortfall in permitted daily land disposal capacity in Los Angeles
County will occur within the next few years. Facilities for disposal of hazardous waste are
already inadequate for existing volumes. Solid waste from Malibu is collected by four
private hauling companies and delivered to the Calabasas Landfill, which is scheduled for
closure in 2015. Presently, the landfill has a remaining capacity of about 12 million tons
of waste, or about 500,000 tons annually. Currently, Malibu contributes less than 10
percent of that amount. The future increase in solid waste generated by development
consistent with the proposed General Plan land use designations, including the proposed
hotel, will add approximately 24,733 pounds per day to the current city-wide generation of
about 95,500 pounds per day. This additional waste generation will not have an immediate
impact on solid waste facilities, and is not anticipated to be significant. Also, the General
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Plan has several policies intended to prevent development until infrastructure, including
solid waste disposal facilities, is available to adequately serve the new development.

Yisual Impacts

Any hotel or other visitor-serving use developed at the allowable intensity on the project

site will change the visual character of the site. When combined with visual changes

resulting from future development anticipated to occur under the specific plan for the Civic

Center area (currently under preparation by the City), this change could be substantial.

However, the analysis of aesthetics effects of buildout under the General Plan, which

includes the development of the project site with visitor-serving uses, concluded that the -
cumujative impact will be reduced to a less than- significant level by requiring all new

development located in aesthetically sensitive areas to demonstrate to the satisfaction of

the Planning Director that the project design complies with the General Plan’s policies and

implementation measures prior to project approval.

Cultural Resources

The proposed project will preserve cultural resources on the site by capping the existing
archaeological site and implementing a cultural resources management program. Since
the proposed project will not contribute to the destruction of important cultural resources
at the site and will not affect cultural resources at any other location, the project will not
result in a cumulative impact on these resources.

The adopted policies and implementation measures of the City General Plan will reduce
-impacts on cultural resources at other locations within the City to a less than significant
level.

4.2 SIGNIFICANT IRREVERSIBLE ENVIRONMENTAL CHANGES
The proposed project will result in the following ifrevérsible environmental changes:

’ The proposed project will irreversibly change 28 acres of open land grown mostly
with native vegetation into a luxury hotel, changing existing visual character of a
prominent hill site.

. The project will eliminate 8.04 acres of undisturbed coastal sage scrub on site and
eliminate 18 acres of disturbed coastal scrub vegetation at the site, and may
preserve in perpetuity a larger acreage of habitat at another location.

. Vehicular traffic generated by the proposed development will add exhaust
emissions of air pollutants to the Basin's air.
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v The project will contribute to cumulative traffic growth in the Malibu area.

Overall, the proposed hotel project does not involve any unusual or unique features that
would result in a wasteful or unusually high consumption of nonrenewable resources, such
as fuels, electricity, natural gas, water, wood and other construction materials. The project
will use solar energy, and reclaimed water for irrigating the grounds, which will conserve
these resources.

The proposed hotel is a 250-room version of a previous 300-room development proposal
approved nearly ten years ago, and is consistent with Malibu General Plan designation for
the site. The project will develop a site within an already urbanized area, and will not
exgend the development into a previously unaccessible area or into outlying non-urban
areas. In conformance with the policies of the Coastal Act, the proposed project will
provide overnight visitor accommodations within the coastal zone, at a location where a
limited number of hotel rcoms are available for visitors.

4.3 GROWTH-INDUCING IMPACTS

Implementation of the proposed hote| will have a limited potential for inducing growth in the
City or the region. Directly, the project will create at most 347 jobs for residents of Malibu
and the surrounding communities. Indirectly; the proposed project may induce some
employment and economic growth through purchases of services and goods for the hotel
facilities, and through purchases made by the hotel guests, visitors, and employees.

Housing and Population Growth

The proposed project is a hotel development. It does not include housing, and will not
directly or indirectly induce housing and subsequent population growth. The project will
provide a limited number of new jobs in the Los Angeles area, which has a large pool of
available labor. Hotel jobs not filled by Malibu residents are expected to be filled by
unemployed, underemployed, or job-seeking residents of the surrounding communities.
These employees are expected to continue to live at their places of residence and
commute to the project site to work. As such, the proposed hotel has virtually no potential
to induce any substantial population growth either in the City or the region.

Economic Growth

The proposed hotel will indirectly induce some economic growth through purchases of
goods and services for the hotel facilities, and purchases made by the hotel guests,
visitors, and employees. This new economic activity generated by the project will have a
beneficial fiscal and employment impact within the greater L.os Angeles area. The project
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will also generate new tax revenues and other fiscal benefits, such as bed tax revenues,
sales tax revenues, development fees and permit fees, to the City of Malibu.

Currently, there are five motels and one hotel in Malibu. Three motels {Casa Malibu Motel,
Malibu Shores Motel, and Malibu Surfer Motel), and the Malibu Beach Inn Hotel are
located in the general project area, just east of the Civic Center area. All these facilities
are relatively small, ranging in size from 13 to 47 rooms, and they collectively offer 151
rcoms. The proposed hotel is designed for and will serve a different market, fulfilling the
demand for a destination |luxury hotel with a wide range of amenities within the hotel site.
Since the existing hotel and motels do not serve this market, the proposed prOJect will not
affect economic growth of these establishments.

Public! Facilities

The proposed hotel development will provide a public footpath and dedicate landscaped
slopes on the site. In conformance with California Coastal Act, the project will provide
overnight visitor accommodations on Malibu coast, contributing to the satisfaction of
required facilities. As part of the existing standard development review requirements, the
project will construct all necessary water, wastewater, drainage, electricity, natural gas,
and communications infrastructure to serve the proposed development in conformance
with the requirements of the City of Malibu and County Public Works Departments and the
County’s Fire Department.

REFERENCES

Final Environmental Impact Report for the City of Mafibu General Plan Harland
Bartholomew & Associates. November, 1995.
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5. _ISSUES OF NO SIGNIFICANT IMPACT

The City of Malibu though the Initial Study and Notice of Preparation process has .
determined that the proposed project will not result in significant impacts in the following
areas:

Population and Housing -
Energy and Mineral Resources

Hazards

Noise

Public Services

Recreation

S, = ® ® ®

The explanations for these determinations are presented on pages 10 through 21 in the
Initial Study. The Initial Study is included in Appendix A of this EIR.
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_PREPARERS OF THE EIR

Lead Agency (Performed substantial re-write of document)

City of Malibu Planning Department

23555 Civic Center Way

Malibu, CA 90265-4804 -
(310) 456-2489

Joyce Parker - Bozylinski, AICP, former Planning Director
{ Vincent Bertoni, Interim Planning Director
Susan O'Carroll, Contract Senior Planner, Willdan Associates
Roger Kent, Contract Planner, Willdan Associates
Marti Witter, City Biologist '

City Reviewers included:

Chester King, City Cultural Resource Specialist
Larry Young, Department of Public Works
Chris Dean, City Geologist

Consultants to the City

Cotton/Beland/Associates, Inc.
Environmental and Urban Planning
747 E. Green Street, Suite 400
Pasadena, CA 91101-2119

(818) 304-0102

P. Patrick Mann, AICP, Principal-in-Charge
Irena Finkelstein, AICP, Environmental Analyst and Project Manager
Veronica Tam, Planner

Responsibility: Environmental analysis and overall preparation of the EIR.
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Leighton & Associates, Inc.

Geotechnical and Environmental Engineering Consultants
17781 Cowan

Irvine, CA 92714

(714) 250-1421

Richard Lung, CEG, Project Manager
Responsibility: Preparation of updated geotechnical assessment.

WPA Traffic Engineering, Inc.

Traffic and Transportation Engineering
680 23421 South Pointer Dr., Suite 190
Laguna Hills, CA 92653

(714) 460-0110

Weston Pringle, P.E., Principal
Heather Nix, Traffic Engineer

Responsibility: Preparation of tréffic study.

Tierra Madre Gonsultants, Inc.
1159 lowa Ave., Suite E
Riverside, CA 92507

(909) 684-7081

Lawrence LaPre, PhD, Principal
Scott D. White, Project Manager

Responsibility: Preparation of biological assessments.

Montgomery Watson

301 North Lake Avenue, Suite 600
Pasadena, CA 91101

(818) 796-9141

Jane Fahey, PhD, P.E., Project Manager
Jeffrey D. Mohr, P.E., Wastewater System Engineer
David B. Ebersold, R.G., C.E.G., Geologist

Responsibility: Review of proposed wastewater system.
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HEART Archaelogy
Robert Wlodarski '

Responsibility: Préparation of the archaeological report..
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City of Malibu

23815 Siuart Ranch Road ¢ Malibu, California + 90265-4861
Phone (310) 456-2489 ¢ Fax (310} 317-0950 + www.ci.malibu.ca.us

August 3, 2011

Sam Unger, Executive Officer

Los Angeles Regional Water Quality Control Board
320 West 4™ Strect, Suite 200

Los Angeles, CA 90013

RE: Request for Exemption from Basin Plan Amendment — 4000 Malibu Canyon Road

Dear Sam:

Enclosed is a letter from Gaines & Stacey, LLP, outlining entitlements supporting their request for
an exemption from the Basin Plan Amendment for their client’s property located at 4000 Malibu
Canyon Road. As you know, the Los Angeles Regional Water Quality Control Board granted
exceptions for those projects in the prohibition area that wcre identified as “pipeline” projects..
However, this project was inadvertently overlooked and was not included in the lisled exceptions.
As stated, they are actually much further along than. other pipeline projects as they have received
entitled permits,

If they were to receive this ;:xception, then they would still need to apply to the Regional Board for
a WDR permit and connect to the proposed Phase I treatment plant by 2015, *

If there is anything further I can do to assist the Regional Board in its decision regarding this
request, please fee] free to contact me.

Sincerely,

J iﬁ.’l‘horsen
City Manager

Enclosure

cc:  Christi Hogin, City Attorney
' Vic Peterson, Environmental Sustainability Director
Ered Gaincs, Gaines & Stacey, LLP

& |

M\City Manager\CM Chiren\2011\Prohibition Exemption Request - 4000 Malibu Cyn Rd_110805.docx Recycled Paper
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FRED GAINES
SHERMAN L, STACEY

LISA A, WEINBERG® - ; Law OFFICES OF TELEPHONE (818) B33-0200
REBECCA A. THOMPSON (GAINES & STACEY Lir 7 FAGSALE (518} §33-0222
NANCI SESSIONS-STACEY 18633 VENTURA BOULEVARD, SUITE 1220 INTERNET: . GAINESLAW,COM
KIMBERLY A, RIBLE ENcINO, CA 81436-1872
ALICIA B, PARTLEY
+ b peofedsionp) oolpomian

July 28,2011

ORIGINAL VIA U.S. MAIL

YIA IT-MAIL jthorsen@malibucity.org

-4

Jim Thorsen

City Manager

23825 Stuart Ranch Road
Malibu, CA 90265

Re: 4000 Malibu Canyon Road _
California Regional Water Quality Control Board, Los Angeles Region
Amendment [0 Resolution No. R4-2009-007, Table 4-zz

Dear Mr. Thorsen:

This office represents Green Acres, LL.C with respect toits land use entitlemcents for the undeveloped
property located at 4000 Malibu Canyon Road (the “Property™).! This correspondence relates to the
November 5, 2009 California Regional Water Quality Control Board, Los Angeles Region’s,
Resolution No. R4-2009-007 (the “Resolulion™). The Resolution, otherwisc known as the Basin
Plan Amendment, prohibits, in part, all new on-site wastewater disposal systems in the Malibu Civic
Center area “except certain specific projects which have already progressed through the entitlement
process...” Table 4-zz of the Resolution, prepared by City of Malibu staff, lists those specific
properties exempled from the Basin Plan Amendment as a result of having been granted land use
entitlements. Despite having valid entitlements, the Green Acres Property was inadvertently not
included in Table 4-zz. As such. this letter requests that the City amend Table 4-zz to include the
Property on the ist af siles exeinpted from the Basin Plan Amendment prohibition on new ou-site

waste treatment systems,

! The Property consists of thiee parcels ldentified as APN 4458-028-015, APN 4458-028-
019, and APN 4458-030-007.

CENAL6-007
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Jim Thorsen
July 28,2011
Page 2

The Property has already received the following entitlement approvals which clearly qualify the
Property for listing on Table 4-zz:

1)

On January 7, 1986, the Califormnia Coastal Commission granted to the Adamson Companies CDP
No. 5-85-418, subject to certain conditions for the development of the following: (1) a 222200 sq.
ft., 300-room hotel complex; (2) a 32,800 sq, ft. comnunity serving office structure, including
Highway Patrol and medical offices; (3) a 10,000 sq. fi. restaurant; (4) an information kiosk; and (5)
1,039 parking spaces. The original expiration date was January 7, 1988. Since 1988, the coastal
development was amended and then extended multiple times. The Coastal Development Permit was
valid at the time the Resolution was adopted in November 2009 and remains valid loday.

2) Conditional Use Permit No. 96-005 (Granted by Cily of Malibu, 1998)

The City issued Conditional Use Permit remains valid. A Conditional Use Permit (*CUP"”) was
granted by the City on April 20, 1998 to permit a hotel use on the subject Rancho Malibu site. The
CUP permits a 1 46 room hotel (106 rooms initially and 40 rooms subsequently), among otherrelated
uses. The CUP was valid at the time the Reésolution was adopted in November 2009 and remains

valid today.

3) Environmental Impact Report {Certified by City of Malibu, [997)

An Environmental Impact Report (“EIR") was certified by the City of Malibu in November of 1997.
The project description analyzed by the certified EIR consisted of a 230 room hotel with 492 parkinig
spaces ata .20 FAR, The EIR was valid at the time the Resolution was adopted in November 2009
and remains valid today.

Adding the Property to Table 4-zz is warranted given the status of these entitlement approvals for
the Property. The Property should have been included on Table 4-zz at the time the'Resolution was
considered and adopted. Furthermore, adding the Property to the list of exempted properties is
entirely appropriate given that, to date, the Property remains undeveloped. Green Acres is not
engapged in any pre-construction phase.

Green Acres has submitted a recent application to the City for development of the site and, in its

project description, proposes to connect to the City*s future sewer system. Still, based on the above’

referenced approvals, Green Acres is entitled to utilize on-site waste treatment, if needed, vntil the

GESN1446-007
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Sim “Thorsen
July 28,201
Page 3

‘e Gily system is eonstiucled. Neither the jending application nor the prospect of connecting,
to a fire sewer syslem impacls the slalus of ihc long cxisling enlillcment approvalsal lhe fime the
Resohilion was adapted, Assuch, the City’s oversight shonld be-correeled: aned Fable 4-22 shonld
e antended. o Tnchide the Properly,

Thauk yon for your immediale allentioii lo thisanalter; Plense letns know i weican wrovide any
additional:infonmation or assis! the Cily in any way in.making this correction, As alwiys, please do:
1ot fesilate lo contact ng al my lime with any queslions or commienls yon ay liave,

Sincercly,

GAINES & STACEYTLP

BRSNUG-MT
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City of Malibu

23825 Stuart Ranch Road - Malibu, California - 90265-4861
Phone (310) 456-2489 - Fax (310) 456-3356 - www.malibucity.org

July %, 2012

Mr. Sam Unger

Executive Officer

Los Angeles Regional Water Quality Control Board
320 W. Fourih Street, Suite 200

Los Angeles, CA 90013

RE:  Inclusion of Rancho Malibu Hotel into Table 47z

Dear Mr. Unger,

The Table 4-zz list was created in collaboration with your staff, specifically Wendy Phillips, to allow
those projects in the development process to confinue with the understanding they would be exempt from
the requirement of the Prohibition that prohibits eny new discharges. The list of projects was acquired
from the Planning Departiment. database of those applications "which have already progressed through the
entitlement process” as stated in Resolution No. R4-2009-007, and were deemed a comiplete application.
Thiese applications were for the obtainment of a Coastal Development Permit.

The Rancho Malibu Hotel project had received a Coastal Development Permit previously from the
California Coastal Commission, CDP No. 5-85-418, and therefore was not in the City's database for
projects submitting application for a Coastal Development Permit. This project does appear to meet the
criteria established between the City and Regional Board staff for inclusion on the Table 4-zz list.

Please let me know if you need any additional information.

anager / Deputy Building Official
Environmental Sustainability Department
Extension 229 .

c george@malibuc'ig.org
o Gaines & Stacey LLP
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<N, California Regional Water Quality Control Board &%

. e <
f Los Angeles Region Lo
J20 W Al Serced, Soile 200, Los Angeles, Colifivm DIKHEL Edmund G. Br 1
Phome (203) $76-6610 FAX (2131 520-604 - \ilenlel Address: Iy Syvww.valerhsm ds ca,grvfinsamgcles -mu '(imu::rm:fw"
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Februnry 22, 2012

Barry Groveman
Musick, Pecler | .LP
One Wilshire Blvd
Suite 2000

Los Aageles, CA 90017

Fred Gaines

Gaines & Stacey LLP

16633 Ventura Boulevard, Suite 1220
Encino. CA 91436-1872

RE: 4000 MALIBU CANYON ROAD
Dear Mr. Groveman and Mr. Gaines,

i iave rcceived a copy ol your letter to Mr. Jim Thorson, City Munager of the City of Malibu, regarding,
the proposed at 4000 Malibu Road, Maliba, California. You have requested that the City of Malibu
carrect an error iuadvertently made in the Awendinent to the Water Quality Contrel Plan for the Coastal
Waterslieds of Ventura and Los Angeles Counties (Basin Plan Amnendinent), by ammending Table 4-zz of
the Prohibition of On-site Wastewater [isposal Systews in the Malibu Civie Center Area coutained in
the Basin Plan Ammendnient.

As you know the Regional Water Quality Coutrol Baard, Los Angeles Region (Regional Board) adopted
a Basin Plan Amnendinent that proliibits niew onsite wastewater disposal systems (QWDSs) in the Malil
Civic Center Arca “except certain specific projects which have already irogressed through the
entitlenent process, and are identified on tible 4-zz of the Basin Plan Amendmicnt.” {Sce Regional
Boitrd Resolution No. R4-2009-007, at page 5.) Table 4-zz was developed by the City of Malilw and
provided to thie Regional Board because the City of Malibu had the information needed o prepare the
Table. In a letter to me, Mr. Tlorson conlirued that the project at 4000 Malibu Canyon Road was
inadveriently owitted from the Tahle and should have been on the list beequse the projeet is actually
nweh finther aloug than other projeets that are on the Table as the jiraject has reccived entitled permits.
Your letter to Mr.. Thorson states that the project hind received at such tine Coast evelopinent Perits,
Conditional Use Perniits, and a certificd Euvirominental Impact Report,

Based on iy review of naterial provided by you and the City, | agree that the project at 4000 Malibu
Canyon Road should have been ineluded on the list it ‘Iuble 4-zz. To revise the Table will require an
amendumient tathe Basin Plan Ainenchinent. 1t is my undersianding that the project proponient will comicet
Lo a centralized sewer system canstrueted by the City of Malily, when it is available, and not construct
an OWDS for the project unless the ceutralized systen is not going to be available at the time the hotel is
schicduled to open. As you kuow, nny OWDS coastructed by tlic project propouent must incet both
Regional 3oard and City of Malibu standards and inust obtain a permit froin butli the City of Malibu and
the Regional Board, Therefore the Regional Board agrees that the project at 4600 Malibu Canyon Road

California Environmental Protection Agency

'{5 Recyulord Peaper
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Mr. Barry Groveiuan andd Mr. Fred Gaines Felrunry 22, 2012
HIot Malilu Canyon Road

is entitled to the same staius as the other projects that qualilicd fivr listing in Tahle 4-zz. 11 yuu contaet
me we ¢an discuss a timeline lor the Regional Board to consider a revisian to Tuble o -z
If you have other questions or would like lo discuss lurther. please eamnct me at {213) 576-6605.

Sincerely,

-~

*JMA&J Uﬂ— [t
Savel Unger, I.E,
tixecutive Olficer

ce Jitu Thorson, City of Malibu, City Muger
Frances McChicsuey, Olfice of Chief Conusdl, State Water Resource Countrol Board

California Environmental Protection Agency
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