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RECOMMENDED ACTION: Adopt Planning Commission Resolution No. 21-02
(Attachment 1) determining the project is categorically exempt from the California
Environmental Quality Act (CEQA), approving Coastal Development Permit (CDP) No.
17-085 to allow for an interior and exterior remodel and 920 square feet of additions to
the existing single-family residence, a new 900 square foot detached second residential
unit with an attached 400 square foot garage, a new 440 square foot detached swimming
pool house, swimming pool, native vegetation restoration, hardscape, fire department
access improvements and a new onsite wastewater treatment system (OWTS); including
Variance (VAR) No 19-059 for the required fuel modification to encroach onto
Environmentally Sensitive Habitat Area (ESHA), Site Plan Review (SPR) No. 17-001 for
construction up to 28 feet in height for a pitched roof and Demolition Permit (DP) No. 17001 for the exterior wall demolition to accommodate the additions to the existing singlefamily residence and abandon the existing OWTS, located in the Rural Residential-Ten
Acre (RR-10) zoning district at 3710 Decker Edison Road (Tao Guan).
DISCUSSION: This agenda report provides a project overview, a summary of project
setting and surrounding land uses, a description of the project scope, an analysis of the
project’s consistency with applicable provisions of the Malibu Local Coastal Program
(LCP) and Malibu Municipal Code (MMC), and environmental review pursuant to CEQA.
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The analysis and findings contained herein demonstrate the project is consistent with the
LCP and MMC.
Project Overview
On December 19, 2013, the current property owner purchased the subject property. Prior
to the purchase, the unpermitted clearing of approximately 7,630 square feet of
Environmentally Sensitive Habitat Area (ESHA) and the construction of two barns, a horse
corral, and fencing occurred on the property on the west side of Decker Edison Road. This
unpermitted development occurred approximately 800 feet west of the approved
development area (Figure 1). The unpermitted barns, horse corral and fencing have since
been removed from the property. As part of the subject application, the applicant is
proposing to restore the unpermitted pad with native vegetation. The City Biologist has
reviewed and approved the proposed restoration plan and conditioned the application to
include a five-year monitoring plan.
According to the Local Coastal Program (LCP) ESHA and Marine Resources Map and
Biological Assessment dated October 2018, prepared by UltraSystems, Inc., the project’s
consulting biologist, chaparral ESHA is located throughout the subject property with the
exception of the previously approved development area and previously approved fuel
modification area (Attachment 4 – Biological Assessment).
Figure 1 – Restoration Area

Native Vegetation
Restoration Area

Source: Google Maps 2020

The proposed development is located entirely within the disturbed portions of the subject
parcel (non-ESHA). However, portions of the required 200-foot fuel modification radius
(approximately 80 feet to the south and 53 feet to the north) extend into chaparral ESHA.
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As fuel modification will encroach into ESHA, LIP Section 4.7.1 states the allowable
development area shall not exceed 10,000 square feet. The subject application includes
the restoration of ESHA on the west side of Decker Edison Road and a proposed
development area of less than 10,000 square feet (9,996 square feet).
The subject application includes an interior and exterior remodel resulting in approximately
a ten percent remodel of exterior walls and 920 square feet of additions to the existing
one- and partial two-story single-family residence, a 900 square foot detached second
residential unit with an attached 400 square foot garage, a 440 square foot swimming pool
house, new swimming pool and new OWTS. The previously approved development area
under Administrative Coastal Development Permit (ACDP) No. 04-043 was approximately
6,300 square feet. The proposed development area under CDP No. 17-085 is
approximately 9,996 square feet. The proposed development will expand the existing
development area; however, the proposed development area will remain in compliance
with the required 10,000 square foot development area.
Figures 2 and 3 show the previously approved fuel modification areas approved under
ACDP No. 04-043 and the proposed fuel modification under the subject application. Under
the subject application, the proposed swimming pool house (shown in red in Figure 3) will
expand the previously approved fuel modification approximately 80 feet to the south of the
existing single-family residence. Additionally, the proposed detached second residential
unit and garage (shown in green) would expand the previously approved fuel modification
approximately 53 feet to the north.
Figure 2 – Previously Approved Fuel Modification

N

Source: ACDP No. 04-043 Fuel Modification Plan
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Figure 3 – Proposed Fuel Modification

N
Source: CDP No. 17-085 Fuel Modification Plan

Pursuant to LIP Section 4.8.1, the applicant is required to offset impacts to ESHA.
Pursuant to LCP Land Use Plan (LUP) Policy 5.5 and LIP Section 13.7(C), the application
is subject to review by the ERB because the proposed development will impact ESHA. As
residential development, including related fuel modification, is not a permitted activity in
the applicable chaparral ESHA, a variance from LCP Local Implementation Plan (LIP)
Section 4.5.3 is required. Additionally, the project shall be conditioned to provide mitigation
for impacts to ESHA for the removal, conversion, or modification of natural habitat for new
development, including required fuel modification.
The ERB, in consultation with the City Biologist, reviewed the subject application on
February 11, 2020 due to the onsite ESHA. The ERB considered the individual and
cumulative impacts of the development on ESHA.
Furthermore, according to the Biological Assessment prepared by UltraSystems, Inc., four
native protected trees were observed on the subject property: one toyon, two coast live
oaks, and one western sycamore. The western sycamore was severely burned by the
Woolsey Fire and the City Biologist verified that the tree is no longer viable and is no longer
considered a protected tree. All proposed development is sited more than five feet (no
closer than 25 feet) from the drip lines of the remaining protected trees and will, therefore,
not impact the identified trees.
The subject parcel is an irregularly shaped lot similar to a bow tie that stretches
approximately 855 feet to the west of Decker Edison Road and 1,075 feet to the east
(Figure 4). The single-family residence and associated development are located on the
Page 4 of 24

Agenda Item 4.B.

east side of Decker Edison Road. The subject parcel consists of steep slopes descending
from Decker Edison Road towards the rear eastern and western edges of the property.
Figure 4 – Aerial Photograph

Source: GovClarity 2020

The subject property is not located within the Appeal Jurisdiction as depicted on the PostLCP Certification Permit and Appeal Jurisdiction Map. The subject property does not
contain mapped trails according to the LCP Park Lands Map. Therefore, the proposed
project is not appealable to the California Coastal Commission.
Surrounding Land Uses and Project Setting
As previously shown on Figure 4, the subject project is located on the eastern side of
Decker Edison Road along the northern edge of the City of Malibu municipal boundary.
Table 1 provides a summary of the lot dimensions and lot area of the subject parcel.
Lot Depth
Lot Width
Gross Lot Area
Net Lot Area*

Table 1 - Property Data

1,070 feet
245 feet
508,345 sq. ft. (11.67 acres)
490,485 sq. ft. (11.26 acres)

* Net Lot Area = Gross Lot Area minus the area of public or private access easements and 1 to 1 slopes.
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Project Description
The proposed scope of work is as follows (Attachment 2 – Project Plans):
Construction
(The proposed Total Development Square Footage for the property is 6,036 square feet)
• Interior and exterior remodel of the existing single-family residence including:
i. 920 square feet of additions to the upper level; and
ii. 457 square feet of additions to the lower level consisting of covered patios;
• 900 square foot detached second residential unit with an attached 400 square foot
garage;
• 440 square foot pool house;
• Swimming pool and spa measuring 33.5 feet in length by 14 feet in width;
• Pool equipment with enclosure;
• Native vegetation restoration;
• 1,579 square feet of new hardscape;
• Fire Department access improvements; and
• OWTS.
Additional Discretionary Requests
• VAR No. 19-059 to allow for the required fuel modification to encroach onto ESHA;
• SPR No. 17-001 to allow for construction up to 28 feet in height for the pitched roof;
and
• DP No. 17-001 for the demolition of exterior walls to accommodate the house
additions and abandon the existing OWTS.
LCP Analysis
The LCP consists of the LUP and the LIP. The LUP contains programs and policies
implementing the Coastal Act in Malibu. The LIP carries out LUP policies and contains
specific requirements to which every project requiring a coastal development permit must
adhere.
The LIP contains 14 chapters that potentially apply depending on the nature and location
of the proposed project. Of these, five are for conformance review only and require no
findings: 1) Zoning; 2) Grading; 3) Archaeological/Cultural Resources; 4) Water Quality;
and 5) OWTS. These chapters are discussed in the LIP Conformance Analysis section of
this report. The nine remaining LIP chapters contain specific findings: 1) Coastal
Development Permit; 2) ESHA; 3) Native Tree Protection; 4) Scenic, Visual and Hillside
Resource Protection; 5) Transfer of Development Credits; 6) Hazards; 7) Shoreline and
Bluff Development; 8) Public Access; and 9) Land Division.
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For the reasons described herein, based upon the project site, the scope of work and
substantial evidence in the record, only the following chapters and associated findings are
applicable or required for the project: Coastal Development Permit, including the required
findings for the VAR for reduction of ESHA buffer, SPR for construction in excess of 18feet in height, Native Tree Protection, Scenic, Visual and Hillside Resource Protection
Chapter and Hazards. These chapters are discussed in the LIP Findings section of this
report. The findings required by MMC Section 17.70.060 for the demolition permits are
also discussed.
LIP Conformance Analysis
The proposed project has been reviewed by the Planning Department, City Biologist, City
Environmental Health Administrator, City Public Works Department, City geotechnical
staff, Los Angeles County Waterworks District No. 29 (LCWD29), and the Los Angeles
County Fire Department (LACFD) (Attachment 3 – Department Review Sheets). The other
specialists determined the project, as proposed and conditioned, to be consistent with all
applicable LCP codes, standards, goals and policies, with the inclusion of VAR No. 19059, SPR No. 17-001 and DP No. 17-001.
Zoning (LIP Chapter 3)
The project is subject to non-beachfront residential development and design standards set
forth under LIP Sections 3.5 and 3.6. Table 3 provides a summary and indicates the
proposed project meets those standards, with the inclusion of the variance and site plan
review.
Table 2 – LCP Zoning Conformance
Development Requirement
Allowed/
Proposed
Required
SETBACKS (ft.)
Front Yard (20% or 65 ft.,
65 ft.
1,693 ft.
whichever is less)
Rear Yard
160 ft., 5 in.
293 ft., 6 in.

Comments
Complies
Complies

Side Yard (10% - Minimum)

24 ft., 5 in.

124 ft., 5 in.

Complies

Side Yard (25% - Cumulative)
PARKING
Enclosed
Unenclosed
TOTAL DEVELOPMENT
SQUARE FOOTAGE
1st Floor x 2/3rds = 2nd Floor
square feet (single-family
residence)

61 ft., 2 in.

303 ft., 3 in.

Complies

2
2
11,172 sq. ft.

4
2
6,036 sq. ft.

Complies
Complies
Complies

2,657 sq. ft. x 2/3 = 1,673 sq. ft.
1,771 sq. ft.

Complies
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Table 2 – LCP Zoning Conformance
Development Requirement
Allowed/
Proposed
Required
1st Floor x 2/3rds = 2nd Floor
790 sq. ft. x 2/3 = 502 sq. ft.
square feet (Second
526.6 sq. ft.
Residential Unit)
IMPERMEABLE COVERAGE 25,000 sq. ft.
8,138 sq. ft.
DEVELOPMENT AREA
10,000 sq. ft.
9,996 sq. ft.
HEIGHT (ft.)
18 ft.
18 ft.
Additions
18 ft.
21 ft. 9 in.
Second Residential Unit
18 ft.
21. ft. 4 in.
Swimming Pool House
18 ft.
11 ft. 9 in.
SITE OF CONSTRUCTION
< 3 to 1
< 3 to 1
NON-EXEMPT GRADING
< 1,000 cubic
0 cubic yards
yards
FENCES/WALLS/HEDGES/
GATES
Front Yard
6 ft.; lower 42 in. None Proposed
view impermeable
Rear Yard
6 ft.
None Proposed
Side Yards
6 ft.
None Proposed

Comments
Complies
Complies
Complies
Complies
SPR No. 17-001
SPR No. 17-001
Complies
Complies
Complies

Complies
Complies
Complies

With the inclusion of the site plan review, the proposed project complies with the LCP and
MMC, and the applicable residential development standards.
Grading (LIP Chapter 8)
As shown in Table 3, the proposed project does not include any non-exempt grading. The
project includes 20 cubic yards of safety grading for fire department purposes and 115
cubic yards of exempt understructure grading for the swimming pool, pool house and
detached garage and second unit. The subject property was previously approved for 968
cubic yards of non-exempt grading. Non-exempt grading, less than 1,000 cubic yards, is
allowed pursuant to LIP Section 8.3. The City Public Works Department has reviewed the
proposed project for conformance with LCP grading requirements and has deemed the
project is consistent with these requirements. The project will be conditioned to cease any
earthmoving during the rainy season unless required to remediate hazardous geologic
conditions that endanger public health and safety.
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Cut
Fill
Total
Import
Export

R&R*
56 cy
56 cy
112 cy
0 cy
0 cy

Table 3 – LCP Grading Conformance
Exempt**
NonRemedial
Understructure Safety
Exempt
63 cy
0 cy
0 cy
0 cy
52 cy
20 cy
0 cy
0 cy
115 cy
20 cy
0 cy
0 cy
9 cy
0 cy
0 cy
0 cy
0 cy
0 cy
0 cy
0 cy

Total
119 cy
128 cy
247 cy
9 cy
0 cy

*Note: R&R= Removal and Recompaction; cy = cubic yards
**Exempt grading includes all Removal and Recompaction (R&R), understructure and safety grading. Safety grading is the
incremental grading required for fire department access (such as turnouts, hammerheads and turnarounds and any other
increases in driveway width above 15 feet required by the Los Angeles County Fire Department).

Archaeological / Cultural Resources (LIP Chapter 11)
LIP Chapter 11 requires certain procedures be followed to determine potential impacts on
archaeological resources. Pursuant to these requirements, staff has reviewed the City of
Malibu Cultural Resources Sensitivity Map and reviewed a prior Phase I archeological
report prepared by Robert J. Wlodarski of H.E.A.R.T, Inc. in July 2004 for the subject
parcel which states that the subject site has low potential to contain archaeological
resources. The report concluded that any improvements within the project area would not
have adverse effects on cultural resources.
Nevertheless, a condition of approval is included which states that in the event that
potentially important cultural resources be found in the course of geologic testing or during
construction, work shall immediately cease until a qualified archaeologist can provide an
evaluation of the nature and significance of the resources and until the Planning Director
can review this information. The project has been conditioned to meet this requirement
and complies with LIP Chapter 11.
Water Quality (LIP Chapter 17)
The City Public Works Department reviewed and approved the proposed project for
conformance to LIP Chapter 17 requirements for water quality protection. A standard
condition of approval for this project requires that prior to the issuance of any development
permit, a Local Storm Water Pollution Prevention Plan incorporating construction-phase
Erosion and Sediment Control Plan and Best Management Practices, must be approved
by the City Public Works Department. Additionally, the ocean between Latigo Point and
the western City limits has been established by the State Water Resources Control Board
as an Area of Special Biological Significance (ASBS) as part of the California Ocean Plan.
As such, the applicant’s drainage system is required to retain all non-storm water runoff
on the property without discharge to the ASBS, and to maintain the natural water quality
within the ASBS by treating storm runoff for pollutants in residential storm runoff that would
cause a degradation of ocean water quality in the ASBS. A condition is also included
requiring a Water Quality Mitigation Plan. With the implementation of these conditions, the
proposed project conforms to the water quality protection standards of LIP Chapter 17.
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Wastewater Treatment Systems Standards (LIP Chapter 18)
LIP Chapter 18 addresses OWTS. LIP Section 18.7 includes specific siting, design, and
performance requirements. The project includes an OWTS to serve the proposed
development, which includes a 4,000-gallon concrete pretreatment tank and advantex
treatment pods with disinfection. The OWTS can serve nine bedrooms and 100 fixture
units. The OWTS has been reviewed by the City Environmental Health Administrator and
found to meet the minimum requirements of the LCP and MMC. The proposed OWTS has
been approved for installation by the City Environmental Health Administrator having met
all applicable requirements. Conditions of approval have been included in the resolution,
which require continued operation, maintenance, and monitoring of onsite facilities.
LIP Findings
A.

General Coastal Development Permit (LIP Chapter 13)

LIP Section 13.9 requires that the following four findings be made for all coastal
development permits.
Finding 1. That the project as described in the application and accompanying materials,
as modified by any conditions of approval, conforms with the certified City of Malibu Local
Coastal Program.
The project is located in the RR-10 residential zoning district, an area designated for
residential uses. A single-family residence and associated development are permitted
uses. The project has been reviewed for conformance with the LCP by the Planning
Department, City Biologist, City Environmental Health Administrator, City Public Works
Department, City geotechnical staff, LACWD29, and LACFD. As discussed herein, based
on submitted reports, project plans, visual analysis and site investigations, the proposed
project, as conditioned, conforms to the LCP in that it meets all applicable residential
development standards with the inclusion of the requested VAR and SPR.
Finding 2. If the project is located between the first public road and the sea, the project
conforms to the public access and recreation policies of Chapter 3 of the Coastal Act of
1976 (commencing with Sections 30200 of the Public Resources Code).
The project is not located between the first public road and the sea. Therefore, this finding
does not apply.
Finding 3. The project is the least environmentally damaging alternative.
This analysis assesses whether alternatives to the proposed project would significantly
lessen adverse impacts to coastal resources. Based on MMC and LCP conformance
review, the project will not result in any significant adverse impacts. Nevertheless, the
following alternatives to the proposed project were considered.
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Alternative Project – A smaller or alternative project could be proposed on the subject
parcel. A smaller project may be proposed that removes the proposed swimming pool and
pool house, thereby reducing the proposed development area. Reducing the size of the
development area would reduce the overall footprint. If the footprint were reduced, the
required fuel modification area (200 feet) would also be reduced. However, the proposed
development area is less than 10,000 square feet (9,996 square feet) which is consistent
with LIP Section 4.7.1. An alternative project could be proposed that relocates the
proposed second residential unit and garage toward the southern property line (at the end
of the existing driveway). However, that area has been identified as the most feasible
location for the proposed fire department turnaround. In conclusion, an alternate location
for the proposed second residential unit may result in greater potential negative impacts
including grading on steep slopes and additional ESHA disturbance. As such, it is not
anticipated that a smaller or relocated residence would be an environmentally superior
alternative nor would the alternative project accomplish the project objectives requested
by the property owner.
Proposed Project – The project consists of interior and exterior remodel and additions to
an existing one– and partial two-story, single-family residence, detached second
residential unit with attached garage, detached swimming pool house, swimming pool,
OWTS and associated development which are permitted uses within the RR zoning
classification of the subject property. The selected location of all proposed development
has been reviewed and conditionally approved by the Planning Department, City Biologist,
City Environmental Health Administrator, City geotechnical staff, City Public Works
Department and LACFD and meets the City’s residential development policies. A variance
for the reduction of the required ESHA buffer and a site plan review for construction in
excess of 18-feet in height have been requested for the project. The proposed
development is located within the disturbed portions of the subject parcel (non-ESHA).
However, the required fuel modification (200-foot radius) would extend into ESHA. The
proposed development area is less than 10,000 square feet which is consistent with LIP
Section 4.7.1. Additionally, the proposed project is required to conserve an area containing
intact habitat, restore an area of degraded habitat equivalent to the affected habitat, or pay
an in-lieu fee for habitat conservation pursuant to LIP Section 4.8.1. As the proposed
project is required to offset ESHA impacts and is consistent with ESHA protection
standards, additionally, as the proposed development is not visible from a public viewing
area, no adverse impacts to public views are expected. Therefore, the project, as
proposed, is the least environmentally damaging alternative and meets the property
owner’s objectives.
Finding 4. If the project is located in or adjacent to an environmentally sensitive habitat
area pursuant to Chapter 4 of the Malibu LIP [Environmentally Sensitive Habitat Area
(ESHA)] Overlay), that the project conforms with the recommendations of the
Environmental Review Board, or if it does not conform with the recommendations, findings
explaining why it is not feasible to take the recommended action.
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According to the Local Coastal Program (LCP) ESHA and Marine Resources Map and
Biological Assessment dated October 2018, prepared by UltraSystems, Inc., the project’s
consulting biologist, chaparral ESHA is located throughout the subject property with the
exception of the previously approved development area and previously approved fuel
modification area. The proposed development is located entirely within the disturbed
portions of the subject parcel (non-ESHA). However, portions of the required 200-foot fuel
modification radius (approximately 80 feet to the south and 53 feet to the north) extends
into chaparral ESHA. As fuel modification will encroach into ESHA, LIP Section 4.7.1
states the allowable development area shall not exceed 10,000 square feet. The subject
application includes the restoration of ESHA on the west side of Decker Edison Road and
a proposed development area of less than 10,000 square feet (9,996 square feet).
Therefore, pursuant to LUP Policy 5.5 and LIP Section 13.7(C), the ERB reviewed the
proposed project on February 11, 2020. One ERB member made the following
recommendation though some of the other members did not agree:
a. The property owner / applicant should consider the expansion of the residence’s
fuel modification area to 300 feet instead of the Fire Department required 200 feet.
The applicant kept the required 200 feet fuel modification as required by the Fire
Department.
B.

Variance for the Required Fuel Modification to extend into Chaparral ESHA
(LIP Section 13.26.5)

A variance is proposed to allow the proposed projects fuel modification to extend into
Chaparral ESHA. As residential development, including related fuel modification, is not a
permitted activity in the applicable chaparral ESHA, a variance from LCP Local
Implementation Plan (LIP) Section 4.5.3 is required. LIP Section 13.26.5 requires that the
City make ten findings in consideration and approval of a variance. Based on the foregoing
evidence contained within the record, the required findings for VAR No. 19-059 are made
as follows.
Finding 1. 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.
Chaparral ESHA is located throughout the subject property with the exception of the
previously approved development area and previously approved fuel modification area.
The proposed development is located entirely within the disturbed portions of the subject
parcel (non-ESHA). However, portions of the required 200-foot fuel modification radius
(approximately 80 feet to the south and 53 feet to the north) extend into chaparral ESHA.
The proposed development will expand the existing development area; however, the
proposed development area will remain in compliance with the required 10,000 square
foot development area. Strict application of the zoning ordinance would preclude further
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development on the property. Thus, the proposed variance would permit the construction
of additions to the existing single-family residence, a new second residential unit, a
swimming pool house, swimming pool and associated development on a lot that has been
zoned to permit rural residential land uses. LIP Section 4.7.1 states the allowable
development area shall not exceed 10,000 square feet. The subject application includes
the restoration of previously disturbed ESHA on the west side of Decker Edison Road and
a proposed development area of less than 10,000 square feet (9,996 square feet)
therefore, denial of the variance would deprive the property owner of developing the
property in a similar manner of surrounding properties.
Finding 2. The granting of such variance will not be detrimental to the public interest,
safety, health or welfare, and 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 City Biologist, City Environmental Health Administrator, City geotechnical staff and
the City Public Works Department have reviewed the proposed project and determined it
was consistent with all applicable safety, health or welfare regulations and policies.
Additionally, the proposed project will meet LACFD requirements. Therefore, the proposed
project will have adequate access for emergency vehicles. The granting of the proposed
variance will not be detrimental to the public interest, safety, health or welfare, and will not
be detrimental or injurious to the property or improvements in the same vicinity and zone
in which the property is located.
Finding 3. The granting of the variance will not constitute a special privilege to the
applicant or property owner.
The granting of the proposed variance will not constitute a special privilege to the applicant
or property owner because other properties in the immediate vicinity have been developed
with similar ESHA constraints, and similar development such as single-family residences,
and accessory structures like swimming pools. The proposed project is consistent with the
uses permitted in the applicable zoning designation. Therefore, granting the proposed
variance does not constitute a special privilege to the property owner.
Finding 4. The granting of such variance will not be contrary to or in conflict with the
general purposes and intent of this Chapter, nor to the goals, objectives and policies of
the LCP.
The requested variance is to allow the proposed additions to the existing single-family
residence, a new second residential unit, a swimming pool house, swimming pool and
associated development, including related fuel modification, to extend into chaparral
ESHA. This variance will not be contrary to or in conflict with the zoning provisions nor
LCP goals, objectives and policies as variances to ESHA protection standards may be
granted pursuant to LIP Section 4.6.4(A). As previously discussed in Finding B1, the
proposed project is consistent with the LCP as impacts to ESHA cannot be avoided. The
City Biologist, City geotechnical staff, City Environmental Health Administrator and the City
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Public Works Department deemed the proposed project consistent with the LCP and
applicable goals and policies, inclusive of the proposed variance and site plan review.
Finding 5. For variances to environmentally sensitive habitat area buffer standards or
other environmentally sensitive habitat area protection standards, that there is no other
feasible alternative for siting the structure and that the development does not exceed the
limits on allowable development area set forth in Section 4.7 of the Malibu LIP.
As previously discussed in Finding A3, the proposed project, including the related fuel
modification area, on the subject parcel is designed to be the least environmentally
damaging alternative. Other siting alternatives have greater potential negative impacts
including grading on steep slopes and additional ESHA disturbance. Pursuant to LIP
Section 4.7, which states that “where all feasible building sites are ESHA or ESHA buffer,
the City may only permit development as specified in Sections 4.7.1 through 4.7.4”. LIP
Sections 4.7.1 through 4.7.4 have been satisfied given the proposed development area
(9,996 square feet) does not exceed 10,000 square feet.
Finding 6. For variances to stringline standards, that the project provides maximum
feasible protection to public access as required by Chapter 2 of the Malibu LIP.
The proposed variance does not pertain to stringline standards; therefore, this finding does
not apply.
Finding 7. The variance request is consistent with the purpose and intent of the zone(s)
in which the site is located. A variance shall not be granted for a use or activity, which is
not otherwise expressly authorized by the zone regulation governing the parcel of
property.
The proposed project consists of additions to the existing single-family residence, a new
second residential unit, pool house, swimming pool and associated development. The
proposed use is consistent with the permitted uses in the RR zoning district. Therefore,
the proposed variance would not authorize an unpermitted use or activity.
Finding 8. The subject site is physically suitable for the proposed variance.
The granting of the proposed variance will allow the construction of additions to the
existing single-family residence, a new second residential unit, pool house, swimming pool
and associated development including the fuel modification zone that is compatible with
the surrounding built environment. The subject parcel is physically suitable for the
proposed variance in that there is no alternate building site or configuration which would
eliminate the need for a variance because the entire parcel is sited within a Chaparral
ESHA.
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Finding 9. The variance complies with all requirements of state and local law.
The City Biologist, City geotechnical staff, City Environmental Health Administrator, the
Public Works Department, LACFD and LACWD No. 29 reviewed the proposed project and
determined it was in conformance with state and local requirements. In addition, with being
consistent with the LCP, the proposed variance will comply with all requirements of state
and local law in that the proposed project will be required to obtain applicable permits from
the Building Safety Division prior to construction. Construction of the proposed
improvements will comply with all building code requirements and incorporate all
recommendations from applicable City and County agencies. Therefore, the proposed
project complies with all applicable requirements of state and local law.
Finding 10. A variance shall not be granted that would allow reduction or elimination of
public parking for access to the beach, public trails or parklands.
The variance does not pertain to public parking; therefore, this finding does not apply.
C.

Site Plan Review for Construction in Excess of 18 Feet in Height (LIP Section
13.27.5)

A site plan review is required to allow the construction over 18 feet in height, up to 28 feet
for a pitched roof, pursuant to LIP Section 13.27.1. LIP Section 13.27.5(A) requires that
the City make four findings in consideration and approval of a site plan review. Two
additional findings are required pursuant to MMC Section 17.62.040(D). Based on the
foregoing evidence contained in the record, the required findings for SPR No. 17-001 are
made as follows.
Finding 1. The project is consistent with policies and provisions of the Malibu LCP.
As previously discussed in Finding A1, the proposed project, as designed and conditioned
is consistent with the LCP.
Finding 2. The project does not adversely affect neighborhood character.
Properties along Decker Edison Road are developed with one- and two-story single-family
residences. The proposed development consists of additions to the existing single-family
residence, a new second residential unit, pool house, swimming pool and associated
development. The proposed project will be consistent with the surrounding built
environment as it will be near other existing development in the same community.
Therefore, the proposed project, as designed and conditioned, does not adversely affect
neighborhood character.
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Finding 3. The project provides maximum feasible protection to significant public views as
required by Chapter 6 of the Malibu LIP.
Story poles were installed, and photo documented in January 2020 to demonstrate the
location, height, and bulk of the proposed project. Based on a site visit after the story poles
were installed, it was determined that the proposed residential development would not be
visible from Pacific Coast Highway, Encinal Canyon Road or Decker Canyon Road.
The subject parcel is visible from certain trails in Charmlee Wilderness Park, a public
viewing area, approximately 2,000 feet from the project site. However, other properties
along Decker Edison Road have been developed with one- and two-story single-family
residences. Thus, the proposed project will be consistent with the surrounding built
environment as it will be near other existing development in the same community.
Additionally, although the portion of the residence above 18 feet in height would increase
visibility of the residence from Charmlee Wilderness Park, such portion would have a less
than significant impact on surrounding mountains views and no impacts on bluewater
views of the Pacific Ocean.
As conditioned, the exterior of the proposed residential development must use earth-tone
colors based on existing colors of the actual surrounding backdrop to minimize potential
visual impacts. Therefore, the proposed project is not expected to have significant adverse
effects from public viewing areas.
Finding 4. The proposed project complies with all applicable requirements of state and
local law.
As previously discussed in Finding B9, the proposed project complies with all applicable
requirements of state and local law.
Finding 5. The project is consistent with the City's general plan and local coastal program.
The proposed project would not have significant impacts on public and private views and
view corridors as previously discussed in Finding 3. The proposed project is sited on
previously disturbed, flat land and would require minimal landform alteration. As
conditioned, the exterior materials of the proposed residential development must use
earth-tone colors based on existing colors of the actual surrounding backdrop of the
building pad to minimize visual impacts on scenic areas. The proposed project, as
designed and conditioned, is consistent with the General Plan and LCP, inclusive of the
proposed variance and site plan review.
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Finding 6. The portion of the project that is in excess of 18 feet in height does not obstruct
visually impressive scenes of the Pacific Ocean, off-shore islands, Santa Monica
Mountains, canyons, valleys or ravines from the main viewing area of any affected
principal residence as defined in M.M.C. Section 17.40. 040(A)(17).
In January 2020, story poles were installed representing the height, bulk and location of
the proposed development. Based on a site visit after story poles were installed, it was
observed that the proposed development is not expected to obstruct primary views of
surrounding existing residences. The existing residence to the north has views to the
ocean over the existing residence on the subject property and it is also located at a higher
elevation. Because of this elevation difference, the proposed additions and second
residential unit are not expected to obstruct bluewater views of the ocean of existing
surrounding residences. To date, staff has not received any correspondence on the
subject application.
Based on the site inspection and review of the project plans, staff has determined that the
proposed development will not obstruct visually impressive scenes of the Pacific Ocean,
off-shore islands, Santa Monica Mountains, canyons, valleys, or ravines from the main
viewing area of any affected principal residence as defined in MMC Section
17.40.040(A)(17).
D.

Environmentally Sensitive Habitat Area Overlay (LIP Chapter 4)

As previously discussed in Section A, Chaparral ESHA is located throughout the subject
property with the exception of the previously approved development area and previously
approved fuel modification area. The proposed development is located entirely within the
disturbed portions of the subject parcel (non-ESHA). However, portions of the required
200-foot fuel modification radius (approximately 80 feet to the south and 53 feet to the
north) extend into chaparral ESHA. The proposed development will expand the existing
development area; however, the proposed development area will remain in compliance
with the required 10,000 square foot development area. Therefore, the supplemental
ESHA findings in LIP Section 4.7.6 are made as follows.
Finding 1. Application of the ESHA overlay ordinance would not allow construction of a
residence on an undeveloped parcel.
The subject parcel is not an undeveloped parcel. Therefore, this finding is not applicable.
The project is for proposed additions to an existing single-family residence, a new second
residential unit, a swimming pool house, swimming pool and associated development,
including related fuel modification, to extend into chaparral ESHA which is not a permitted
activity in the applicable chaparral ESHA, a variance from LCP Local Implementation Plan
(LIP) Section 4.5.3 is required.
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Finding 2. The project is consistent with all provisions of the certified LCP with the
exception of the ESHA overlay ordinance and it complies with the provisions of Section
4.7 of the Malibu LIP.
As previously discussed in Finding A1, the proposed project is consistent with all
provisions of the LCP. As previously discussed in Finding B1, Chaparral ESHA is located
throughout the subject property with the exception of the previously approved
development area and previously approved fuel modification area. The proposed
development is located entirely within the disturbed portions of the subject parcel (nonESHA). However, portions of the required 200-foot fuel modification radius (approximately
80 feet to the south and 53 feet to the north) extend into chaparral ESHA. Because ESHA
impacts could not be avoided, LIP Section 4.7.1 states the allowable development area
shall not exceed 10,000 square feet. The proposed development area (9,996 square feet)
is less than 10,000 square feet consistent with LIP Section 4.7.1. Additionally, the project
shall be conditioned to provide mitigation for impacts to ESHA for the removal, conversion,
or modification of natural habitat for new development, including required fuel modification.
Therefore, the proposed project complies with the provision of LIP Section 4.7.
E.

Native Tree Protection (LIP Chapter 5)

According to the Biological Assessment prepared by UltraSystems, Inc., four native
protected trees were observed on the subject property: one toyon, two coast live oaks,
and one western sycamore. Therefore, the supplemental ESHA findings in LIP Section
4.7.6 are made as follows.
Finding 1. The proposed project is sited and designed to minimize removal of or
encroachment in the protected zone of native trees to the maximum extent feasible.
According to the above-mentioned Biological Assessment, the western sycamore was
severely burned by the Woolsey Fire and the City Biologist verified that the tree is no
longer viable and is no longer considered a protected tree. All proposed development is
sited more than five feet (no closer than 25 feet) from the drip lines of the remaining
protected trees and will, therefore, not be affected during or after the construction activity.
Finding 2. The adverse impact of tree removal and/or encroachment cannot be avoided
because there is no other feasible alternative.
As stated in Finding 1 above, there will be no tree removal and/or encroachments on the
remaining protected trees on site.
Finding 3. All feasible mitigation measures that would substantially lessen any
significant impact on native trees have been incorporated into the approved project
through design or conditions of approval.
The project is designed to avoid any significant impact on native trees.
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F.

Scenic, Visual and Hillside Resource Protection Chapter (LIP Chapter 6)

The Scenic, Visual, and Hillside Resource Protection Chapter governs those CDP
applications concerning any parcel of land that is located along, within, provides views to
or is visible from any scenic area, scenic road or public viewing area. LIP policies require
that new development not be visible from scenic roads or public viewing areas. Where this
is not feasible, new development must minimize impacts through siting and by
incorporating design measures to ensure visual compatibility with the character of
surrounding areas. In January 2020, Planning staff visited the subject parcel after story
poles representing the height, location and bulk of the proposed buildings were installed.
Based on the site visit, staff determined that the proposed development would be visible
from certain trails in Charmlee Wilderness Park, a public viewing area, approximately
2,000 feet from the project site. LIP Chapter 6 applies and the five findings in LIP Section
6.4 are made as follows.
Finding 1. The project, as proposed, will have no significant adverse scenic or visual
impacts due to project design, location on the site or other reasons.
As previously discussed in Finding C3, the proposed residential development would not
be visible from Pacific Coast Highway, Encinal Canyon Road or Decker Canyon Road
because of intervening, undulating mountains and elevation differences. The subject
parcel is visible from certain trails in Charmlee Wilderness Park, a public viewing area,
approximately 2,000 feet from the project site. However, other properties along Decker
Edison Road have been developed with one- and two-story single-family residences.
Thus, the proposed project will be consistent with the surrounding built environment as it
will be near other existing development in the same community.
Additionally, although the portion of the residence above 18 feet in height would increase
visibility of the residence from Charmlee Wilderness Park, such portion would have a less
than significant impact on surrounding mountains views and no impacts on bluewater
views of the Pacific Ocean. As conditioned, the exterior of the proposed residential
development must use earth-tone colors based on existing colors of the actual surrounding
backdrop to minimize potential visual impacts. Therefore, the proposed project is not
expected to have significant adverse effects from public viewing areas.
Finding 2. The project, as proposed, will not have significant adverse scenic or visual
impacts due to required project modifications, landscaping or other conditions.
As previously discussed in Finding 1, the proposed project, as designed and conditioned,
will not have significant adverse scenic or visual impacts due to the distance and difference
in elevation from scenic roads, use of earth-tone colors and compatibility to the existing
surrounding rural residential built environment.
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Finding 3. The project, as proposed or as conditioned, is the least environmentally
damaging alternative.
As previously discussed in Finding A3, the proposed project, as designed and conditioned,
is the least environmentally damaging alternative.
Finding 4. There are no feasible alternatives to development that would avoid or
substantially lessen any significant adverse impacts on scenic and visual resources.
As previously discussed in Finding 1, the proposed project, as designed and conditioned,
is not anticipated to have significant adverse impacts on scenic and visual resources.
Finding 5. Development in a specific location on the site may have adverse scenic and
visual impacts but will eliminate, minimize or otherwise contribute to conformance to
sensitive resource protection policies contained in the certified LCP.
As previously discussed in Finding 1, no significant adverse impacts on scenic and visual
resources are anticipated to result from the project.
G.

Transfer of Development Credit (LIP Chapter 7)

The proposed project does not include a land division or multi-family development.
Therefore, the findings of LIP Chapter 7 are not applicable.
H.

Hazards (LIP Chapter 9)

Pursuant to LIP Section 9.3, written findings of fact, analysis and conclusions addressing
geologic, flood and fire hazards, structural integrity or other potential hazards listed in LIP
Section 9.2(A) must be included in support of all approvals, denials or conditional
approvals of development located on a site or in an area where it is determined that the
proposed project has the potential to create adverse impacts upon site stability or
structural integrity.
The proposed development has been analyzed for the hazards listed in LIP Chapter 9 and
has been reviewed and approved for conformance with all relevant policies and
regulations of the LCP and MMC by the Planning Department, City Biologist, City
Environmental Health Administrator, City Public Works Department, City geotechnical
staff, LCWD29, and LACFD. The required findings are made as follows:
Finding 1. The project, as proposed will neither be subject to nor increase instability of the
site or structural integrity from geologic, flood, or fire hazards due to project design,
location on the site or other reasons.
Analysis for potential hazards included review of the submitted geotechnical reports
prepared by GeoQuake, Inc., dated December 12, 2016; May 25, and June 27, 2017;
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February 28, March 16, October 5, and October 20, 2018, January 3, March 15, and June
24, 2019 and an Engineering study by Absolute Consulting Engineers dated January 22,
2019. The plans and analysis evaluate site-specific conditions and recommendations are
provided to address any pertinent issues. Potential hazards analyzed include geologic,
seismic and fault rupture, liquefaction, landslide and fire hazards. It has been determined
that the project is not located in a hazard zone, except that the project site is located within
an extreme fire hazard area. Based on review of the project plans by City Environmental
Health Administrator, City geotechnical staff, City Public Works Department and LACFD,
these specialists and agency determined that adverse impacts to the project site related
to the proposed development are not expected. The proposed project, including the new
OWTS, will neither be subject to nor increase the instability from geologic or fire hazards.
In summary, the proposed development is suitable for the intended use provided that the
certified engineering geologist and/or geotechnical engineer’s recommendations and
governing agency’s building codes are followed.
The project, as conditioned, will incorporate all recommendations contained in the above
cited geotechnical report and conditions required by the City Public Works Department,
City geotechnical staff, and the LACFD, including foundations, OWTS, and drainage. As
such, the proposed project will not increase instability of the site or structural integrity from
geologic or any other hazards.
Fire Hazard
The entire city limits of Malibu are within an identified fire hazard zone. The property is
currently subject to wildfire, however, development of a residence on the subject property
will not increase the site’s susceptibility to wildfire. The scope of work proposed as part of
this application is not expected to have an impact on wildfire hazards. The proposed
development may actually decrease the site’s susceptibility to wildfire through the use of
appropriate building materials during construction. Nonetheless, a condition of approval
has been included which requires that the property owner indemnify the City against
wildfire hazards.
As such, the proposed project, as designed, constructed, and conditioned, will not be
subject to nor increase the instability of the site or structural integrity involving wildfire
hazards.
Finding 2. The project, as conditioned, will not have significant adverse impacts on site
stability or structural integrity from geologic, flood or fire hazards due to required project
modifications, landscaping or other conditions.
As discussed in Finding 1, the proposed project, as designed, conditioned and approved
by the applicable departments and agencies, will not have any significant adverse impacts
on site stability or structural integrity from geologic or flood hazards due to project
modifications, landscaping or other conditions.
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Finding 3. The project, as proposed or as conditioned, is the least environmentally
damaging alternative.
As previously stated in Section A, the project, as proposed and conditioned, is the least
environmentally damaging alternative.
Finding 4. There are no alternatives to development that would avoid or substantially
lessen impacts on site stability or structural integrity.
As stated in Finding 1, the project as designed, constructed, and conditioned, and
approved by the City Public Works Department and City geotechnical staff, does not have
any significant adverse impacts on site stability or structural integrity of the proposed
project.
Finding 5. Development in a specific location on the site may have adverse impacts but
will eliminate, minimize or otherwise contribute to conformance to sensitive resource
protection policies contained in the certified Malibu LCP.
As discussed in Section A, the proposed project, as designed and conditioned, is the least
environmentally damaging alternative and no adverse impacts to sensitive resources are
anticipated.
I.

Shoreline and Bluff Development (LIP Chapter 10)

LIP Chapter 10 applies to land that is located on or along the shoreline, a coastal bluff or
bluff-top fronting the shoreline. The proposed project is not located near the shore.
Therefore, LIP Chapter 10 findings do not apply.
J.

Public Access (LIP Chapter 12)

LIP Section 12.4 requires public access for lateral, bluff-top, and vertical access near the
ocean, trails, and recreational access for the following cases:
A. New development on any parcel or location specifically identified in the LUP or in
the LCP zoning districts as appropriate for or containing a historically used or
suitable public access trail or pathway.
B. New development between the nearest public roadway and the sea.
C. New development on any site where there is substantial evidence of a public right
of access to or along the sea or public tidelands, a bluff-top trail or an inland trail
acquired through use or a public right of access through legislative authorization.
D. New development on any site where a trail, bluff-top access or other recreational
access is necessary to mitigate impacts of the development on public access where
there is no feasible, less environmentally damaging, project alternative that would
avoid impacts to public access.
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As described herein, the subject property and the proposed project do not meet any of
these criteria in that no trails are identified on the LCP Park Lands Map on or adjacent to
the property, and the property is not located between the first public road and the sea, or
on a bluff or near a recreational area. The requirement for public access of LIP Section
12.4 does not apply and further findings are not required.
K.

Land Division (LIP Chapter 15)

This project does not involve a division of land as defined in LIP Section 15.1; therefore,
LIP Chapter 15 does not apply.
L.

Demolition Permit (MMC Chapter 17.70)

MMC Section 17.70.060 requires that a demolition permit be issued for projects that result
in the demolition of any building or structure, or for a major remodel, except for a demolition
initiated by the City and ordered or authorized under the provisions of the building code.
The proposed project includes the demolition of exterior walls of the existing single-family
residence to accommodate the additions abandonment of the existing and OWTS. The
findings for DP No. 17-001 are made as follows.
Finding 1. The demolition permit is conditioned to assure that it will be conducted in a
manner that will not create significant adverse environmental impacts.
Conditions of approval, including the recycling of demolished materials, have been
included to ensure that the proposed project will not create significant adverse
environmental impacts.
Finding 2. A development plan has been approved or the requirement waived by the city.
A CDP application is being processed concurrently with DP No. 17-001. Therefore,
approval of the demolition permits is subject to the approval of CDP No. 17-085.
ENVIRONMENTAL REVIEW: Pursuant to the authority and criteria contained in CEQA,
the Planning Department has analyzed the proposed project. The Planning Department
found that this project is listed among the classes of projects that have been determined
not to have a significant adverse effect on the environment. Therefore, the project is
categorically exempt from the provisions of CEQA pursuant to Sections 15301(a) and (e)
– Existing Facilities, 15303(a) and (e) - New Construction and 15304(b) – Minor Alterations
to Land. The Planning Department has further determined that none of the six exceptions
to the use of a categorical exemption apply to this project (CEQA Guidelines Section
15300.2).
CORRESPONDENCE: To date, staff has not received any correspondence on the subject
application.
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PUBLIC NOTICE: On December 10, 2020, staff published a Notice of Public Hearing in a
newspaper of general circulation within the City of Malibu and mailed the notice to all
property owners and occupants within a 1,000-foot radius of the subject property
(Attachment 7).
SUMMARY: The required findings can be made that the project complies with the LCP.
Further, the Planning Department’s findings of fact are supported by substantial evidence
in the record. Based on the analysis contained in this report and the accompanying
resolution, staff recommends approval of this project, subject to the conditions of approval
contained in Section 5 (Conditions of Approval) of Planning Commission Resolution No.
21-02. The project has been reviewed and conditionally approved for conformance with
the LCP by Planning Department staff and appropriate City, state and county departments.
ATTACHMENTS:
1.
2.
3.
4.
5.
6.
7.

Planning Commission Resolution No. 21-02
Project Plans
Department Review Sheets
Biological Assessment prepared in October 2018
Story Poles Photographs
1,000-Foot Radius Map
Public Hearing Notice

Page 24 of 24

Agenda Item 4.B.

CITY OF MALIBU PLANNING COMMISSION
RESOLUTION NO. 21-02
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
MALIBU, DETERMINING THE PROJECT IS CATEGORICALLY EXEMPT
FROM THE CALIFORNIA ENVIRONMENTAL QUALITY ACT, AND
APPROVING COASTAL DEVELOPMENT PERMIT NO. 17-085 TO ALLOW
FOR AN INTERIOR AND EXTERIOR REMODEL AND 920 SQUARE FEET OF
ADDITIONS TO THE EXISTING SINGLE-FAMILY RESIDENCE, A NEW 900
SQUARE FOOT DETACHED SECOND RESIDENTIAL UNIT WITH AN
ATTACHED 400 SQUARE FOOT GARAGE, A NEW 440 SQUARE FOOR
DETACHED POOL HOUSE, SWIMMING POOL, NATIVE VEGETATION
RESTORATION,
HARDSCAPE,
FIRE
DEPARTMENT
ACCESS
IMPROVEMENTS AND A ONSITE WASTEWATER TREATMENT SYSTEM,
INCLUDING VARIANCE NO. 19-059 FOR THE REQUIRED FUEL
MODIFICATION TO ENCROACH ONTO ENVIRONMENTALLY SENSITIVE
HABITAT AREA AND SITE PLAN REVIEW NO. 17-001 FOR
CONSTRUCTION UP TO 28-FEET IN HEIGHT FOR A PITCHED ROOF AND
DEMOLITION PERMIT NO. 17-001 FOR THE DEMOLITION OF EXTERIOR
WALLS TO ACCOMMODATE THE HOUSE ADDITIONS AND ABANDON
THE EXISTING ONSITE WASTEWATER TREATMENT SYSTEM, LOCATED
IN THE RURAL RESIDENTIAL-TEN ACRE ZONING DISTRICT LOCATED AT
3710 DECKER EDISON ROAD (TAO GUAN)
The Planning Commission of the City of Malibu does hereby find, order and resolve as follows:
SECTION 1. Recitals.
A.
On December 20, 2016, an application for an Administrative Plan Review (APR) No.
16-087 was submitted to the Planning Department, on behalf of property owner, Tao Guan. The
application was routed to the City Biologist, City Environmental Health Administrator, City
geotechnical staff, City Public Works Department, Los Angeles County Fire Department (LACFD)
and Los Angeles County Waterworks District No. 29 (WD29) for review.
B.

On March 21, 2017, staff conducted a site visit to document site conditions.

C.
On March 31, 2017,due to the scope of work the application was converted into
Coastal Development Permit (CDP) No. 17-085, Variance (VAR) No. 19-059, Site Plan Review No.
17-001, and Demolition Permit (DP) No. 17-001 for construction in excess of 18-feet in height was
assigned to the project.
D.
On February 11, 2020, the Environmenal Review Board (ERB), reviewed the
proposed project.
E.

On May 29, 2020, the application was deemed complete by the Planning Department.

F.

On June 15, 2020, a Notice of CDP Application was posted on the subject property.

G.
On October 29, 2020, staff conducted a site visit to determine visual impacts and
document the story poles installed in January 2020 to demonstrate the location, height and bulk of
the proposed project. The story poles were certified by a licensed surveryor.
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H.
On December 10, 2020, a Notice of Planning Commission Public Hearing was
published in a newspaper of general circulation within the City of Malibu and was mailed to all
property owners and occupants within a 1,000-foot radius of the subject property.
I.
On January 4, 2021, the Planning Commission held a duly noticed public hearing and
continued the item to the January 19, 2021, public hearing.
J.
On January 19, 2021, the Planning Commission held a duly noticed public hearing on
the subject application, reviewed and considered the staff report, reviewed and considered written
reports, public testimony, and other information in the record.
SECTION 2. Environmental Review.
Pursuant to the authority and criteria contained in the California Environmental Quality Act
(CEQA), the Planning Commission has analyzed the proposed project. The Planning Commission
found that this project is listed among the classes of projects that have been determined not to have a
significant adverse effect on the environment. Therefore, the project is categorically exempt from the
provisions of CEQA pursuant to Sections 15301(a) and (e) – Existing Facilities, 15303(a) and (e) New Construction and 15304(b) – Minor Alterations to Land. The Planning Commission has further
determined that none of the six exceptions to the use of a categorical exemption apply to this project
(CEQA Guidelines Section 15300.2).
SECTION 3. Coastal Development Permit Findings.
Based on substantial evidence contained within the record and pursuant to Local Coastal Program
(LCP) Local Implementation Plan (LIP) Sections 13.7(B) and 13.9, the Planning Commission
adopts the analysis in the agenda report, incorporated herein, and the findings of fact below for CDP
No. 17-085 to allow for an interior and exterior remodel resulting in approximately a ten percent
remodel of exterior walls and 920 square feet of additions to the existing single-family residence, a
new 900 square foot detached second residential unit with an attached 400 square foot garage, a new
440 square foot detached swimming pool house, swimming pool, native vegetation restoration,
hardscape, fire department access improvements and a new onsite wastewater treatment system
(OWTS); including Variance (VAR) No 19-059 for the required fuel modification to encroach onto
Environmentally Sensitive Habitat Area (ESHA), Site Plan Review (SPR) No. 17-001 for
construction up to 28 feet in height for a pitched roof and Demolition Permit (DP) No. 17-001 for
the exterior wall demolition to accommodate the additions to the existing single-family residence
and abandon the existing OWTS,
The project is consistent with the zoning, grading, cultural resources, water quality, and onsite
wastewater treatment requirements of the LCP. With the inclusion of the proposed variance and site
plan review, the project, as conditioned, has been determined to be consistent with all applicable
LCP codes, standards, goals, and policies. The required findings are made herein.
A.

General Coastal Development Permit (LIP Chapter 13)

1.
The project is located in the RR-10 zoning district, an area designated for residential
uses. The project has been reviewed for conformance with the LCP by the Planning Department, the
City Biologist, City Environmental Health Administrator, City geotechnical staff, City Public Works
Department, and LACFD. As discussed herein, based on submitted reports, project plans, visual
analysis, and detailed site investigation, the proposed project with the inclusion of the requested
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variance and site plan review, as conditioned, conforms to the LCP and MMC in that it meets all
applicable residential zone development standards.
2.
The proposed project meets the development policies of the LCP, with the inclusion
of the variance and site plan review. The proposed development is located within the disturbed
portions of the subject parcel (non-ESHA). However, the required fuel modification area (200-foot
radius) would extend into ESHA. The proposed development area is less than 10,000 square feet
which is consistent with LIP Section 4.7.1. No adverse impacts to public views are expected to occur
as a result of the proposed development. Evidence in the record demonstrates that the project as
proposed and conditioned, is the least environmentally damaging alternative. There is no evidence
that an alternative project would substantially lessen any potential significant adverse impacts of the
development on the environment. Therefore, the proposed project has been determined to be the
least environmentally damaging feasible alternative.
3.
Chaparral ESHA is located throughout the subject property with the exception of the
previously approved development area and previously approved fuel modification area. The
proposed development is located entirely within the disturbed portions of the subject parcel (nonESHA). However, portions of the required 200-foot fuel modification radius (approximately 80 feet
to the south and 53 feet to the north) extend into chaparral ESHA. The subject application includes
the restoration of ESHA on the west side of Decker Edison Road and a proposed development area
of less than 10,000 square feet (9,996 square feet). The ERB reviewed the proposed project on
February 11, 2020.
B.
Varaince for the Required Fuel Modification to Extend into Chaparral ESHA (LIP
Section 13.26.5)
1.
The proposed development will expand the existing development area; however, the
proposed development area will remain in compliance with the required 10,000 square foot
development area. Strict application of the zoning ordinance would preclude further development on
the property. Thus, the proposed variance would permit the construction of additions to the existing
single-family residence, a new second residential unit, a swimming pool house, swimming pool and
associated development on a lot that has been zoned to permit rural residential land uses. LIP
Section 4.7.1 states the allowable development area shall not exceed 10,000 square feet. The subject
application includes the restoration of previously disturbed ESHA on the west side of Decker Edison
Road and a proposed development area of less than 10,000 square feet (9,996 square feet) therefore,
denial of the variance would deprive the property owner of developing his property in a similar
manner that surrounding properties.
2.
The City Biologist, City Environmental Health Administrator, City geotechnical staff
and the City Public Works Department have reviewed the proposed project and determined it was
consistent with all applicable safety, health or welfare regulations and policies. Additionally, the
proposed project will meet LACFD requirements. Therefore, the proposed project will have
adequate access for emergency vehicles. The granting of the proposed variance will not be
detrimental to the public interest, safety, health or welfare, and will not be detrimental or injurious to
the property or improvements in the same vicinity and zone in which the property is located.
3.
The granting of the proposed variance will not constitute a special privilege to the
applicant or property owner because other properties in the immediate vicinity have been developed
with similar ESHA constraints, and similar development such as single-family residences, and
accessory structures like swimming pools. The proposed project is consistent with the uses permitted
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in the applicable zoning designation. Therefore, granting the proposed variance does not constitute a
special privilege to the property owner.
4.
This variance will not be contrary to or in conflict with the zoning provisions nor
LCP goals, objectives and policies as variances to ESHA protection standards may be granted
pursuant to LIP Section 4.6.4(A). As previously discussed in Finding B1, the proposed project is
consistent with the LCP as impacts to ESHA cannot be avoided. The City Biologist, City
geotechnical staff, City Environmental Health Administrator and the City Public Works Department
deemed the proposed project consistent with the LCP and applicable goals and policies, inclusive of
the proposed variance and site plan review.
5.
As previously discussed in Finding A3, the proposed project, including the related
fuel modification area, on the subject parcel is design to be the least environmentally damaging
alternative. Other siting alternatives have greater potential negative impacts including grading on
steep slopes and additional ESHA disturbance. Pursuant to LIP Section 4.7, which states that “where
all feasible building sites are ESHA or ESHA buffer, the City may only permit development as
specified in Sections 4.7.1 through 4.7.4”. LIP Sections 4.7.1 through 4.7.4 have been satisfied given
the proposed development area (9,996 square feet) does not exceed 10,000 square feet.
6.
The proposed project consists of additions to the existing single-family residence, a
new second residential unit, a pool house, swimming pool and associated development. The
proposed use is consistent with the permitted uses in the applicable zoning district. Therefore, the
proposed variance would not authorize an unpermitted use or activity.
7.
The granting of the proposed variance will allow the construction of additions to the
existing single-family residence, a new second residential unit, a pool house, swimming pool and
associated development including the fuel modification zone that is compatible with the surrounding
built environment. The subject parcel is physically suitable for the proposed variance in that there is
no alternate building site or configuration which would eliminate the need for a variance because the
entire parcel is sited within a Chaparral ESHA.
8.
The City Biologist, City Geologist, City Environmental Health Administrator, the
Public Works Department, LACFD and LACWD No. 29 reviewed the proposed project and
determined it was in conformance with state and local requirements. In addition, with being
consistent with the LCP, the proposed variance will comply with all requirements of state and local
law in that the proposed project will be required to obtain applicable permits from the Building
Safety Division prior to construction. Construction of the proposed improvements will comply with
all building code requirements and incorporate all recommendations from applicable City and
County agencies. Therefore, the proposed project complies with all applicable requirements of state
and local law.
C.

Site Plan Review for Construction in Excess of 18 Feet in Height (LIP Section 13.27.5)

1.
As previously discussed in Finding A1, the proposed project, as designed and
conditioned is consistent with the LCP.
2.
Properties along Decker Edison Road are developed with one- and two-story singlefamily residences. The proposed development consists of additions to the existing single-family
residence, a new second residential unit, a pool house, swimming pool and associated development.
The proposed project will be consistent with the surrounding built environment as it will be near
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other existing development in the same community. Therefore, the proposed project, as designed and
conditioned, does not adversely affect neighborhood character.
3.
Based on a site visit after the story poles were installed, it was determined that the
proposed residential development would not be visible from Pacific Coast Highway, Encinal Canyon
Road or Decker Canyon Road. The subject parcel is visible from certain trails in Charmlee
Wilderness Park, a public viewing area, approximately 2,000 feet from the project site. However,
other properties along Decker Edison Road have been developed with one- and two-story singlefamily residences. Thus, the proposed project will be consistent with the surrounding built
environment as it will be near other existing development in the same community. Additionally,
although the portion of the residence above 18 feet in height would increase visibility of the
residence from Charmlee Wilderness Park, such portion would have a less than significant impact on
surrounding mountains views and no impacts on bluewater views of the Pacific Ocean.
4.
As previously discussed in Finding B9, the proposed project complies with all
applicable requirements of state and local law.
5.
The proposed project would not have significant impacts on public and private views
and view corridors as previously discussed in Finding 3. The proposed project is sited on previously
disturbed, flat land and would require minimize landform alteration. As conditioned, the exterior
materials of the proposed residential development must use earth-tone colors based on existing
colors of the actual surrounding backdrop of the building pad to minimize visual impacts on scenic
areas. The proposed project, as designed and conditioned, is consistent with the General Plan and
LCP, inclusive of the proposed variance and site plan review.
6.
Based on a site visit after story poles were installed, it was observed that the proposed
development is not expected to obstruct primary views of surrounding existing residences. The
existing residence to the north has views to the ocean over the existing residence on the subject
property and it is also located at a higher elevation. Because of this elevation difference, the
proposed additions and second residential unit are not expected to obstruct bluewater views of the
ocean of existing surrounding residences. Based on the site inspection and review of the project
plans, staff has determined that the proposed development will not obstruct visually impressive
scenes of the Pacific Ocean, off-shore islands, Santa Monica Mountains, canyons, valleys, or ravines
from the main viewing area of any affected principal residence as defined in MMC Section
17.40.040(A)(17).
D.

Environmentally Sensitive Habitat Area Overlay (LIP Chapter 4)

1.
The subject parcel is not an undeveloped parcel. Therefore, this finding is not
applicable. The project is for proposed additions to an existing single-family residence, a new second
residential unit, a swimming pool house, swimming pool and associated development, including
related fuel modification, to extend into chaparral ESHA which is not a permitted activity in the
applicable chaparral ESHA, a variance from LCP Local Implementation Plan (LIP) Section 4.5.3 is
required.
2.
As previously discussed in Finding A1, the proposed project is consistent with all
provisions of the LCP. As previously discussed in Finding B1, Chaparral ESHA is located
throughout the subject property with the exception of the previously approved development area and
previously approved fuel modification area. The proposed development is located entirely within the
disturbed portions of the subject parcel (non-ESHA). However, portions of the required 200-foot fuel
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modification radius (approximately 80 feet to the south and 53 feet to the north) extend into
chaparral ESHA. Because ESHA impacts could not be avoided, LIP Section 4.7.1 states the
allowable development area shall not exceed 10,000 square feet. The proposed development area
(9,996 square feet) is less tha 10,000 square feet consistent with LIP Section 4.7.1. Additionally, the
project shall be conditioned to provide mitigation for impacts to ESHA for the removal, conversion,
or modification of natural habitat for new development, including required fuel modification.
Therefore, the proposed project complies with the provision of LIP Section 4.7.
E.

Native Tree Protection (LIP Chapter 5)

1. According to the Biological Assessment prepared by UltraSystems, Inc., four native
protected trees were observed on the subject property: one toyon, two coast live oaks, and one
western sycamore. The western sycamore was severely burned by the Woolsey Fire and the City
Biologist verified that the tree is no longer viable and is no longer considered a protected tree. All
proposed development is sited more than five feet (no closer than 25 feet) from the drip lines of the
remaining protected trees and will, therefore, not be affected during or after the construction activity.
2. As stated in Finding 1 above, there will be no tree removal and/or encraochments on the
remaining protected trees on site.
3.
F.

The project is designed to avoid any significant impact on native trees.

Scenic, Visual and Hillside Resource Protection Chapter (LIP Chapter 6)

1.
As previously discussed in Finding C3, the proposed residential development would
not be visible from Pacific Coast Highway, Encinal Canyon Road or Decker Canyon Road because
of intervening, undulating mountains and elevation differences. The subject parcel is visible from
certain trails in Charmlee Wilderness Park, a public viewing area, approximately 2,000 feet from the
project site. However, other properties along Decker Edison Road have been developed with oneand two-story single-family residences. Thus, the proposed project will be consistent with the
surrounding built environment as it will be near other existing development in the same community.
Additionally, although the portion of the residence above 18 feet in height would increase visibility
of the residence from Charmlee Wilderness Park, such portion would have a less than significant
impact on surrounding mountains views and no impacts on bluewater views of the Pacific Ocean. As
conditioned, the exterior of the proposed residential development must use earth-tone colors based
on existing colors of the actual surrounding backdrop to minimize potential visual impacts.
Therefore, the proposed project is not expected to have significant adverse effects from public
viewing areas.
2.
As previously discussed in Finding 1, the proposed project, as designed and
conditioned, will not have significant adverse scenic or visual impacts due to the distance and
difference in elevation from scenic roads, use of earth-tone colors and compatibility to the existing
surrounding rural residential built environment.
3.
As previously discussed in Finding A3, the proposed project, as designed and
conditioned, is the least environmentally damaging alternative.
4.
As previously discussed in Finding 1, the proposed project, as designed and
conditioned, is not anticipated to have significant adverse impacts on scenic and visual resources.
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5.
As previously discussed in Finding 1, no significant adverse impacts on scenic and
visual resources are anticipated to result from the project.
G.

Hazards (LIP Chapter 9)

1.
City geotechnical staff reviewed the submitted reports and relevant information and
determined the project will not be located in a hazard area, except for the extreme wildfire hazard
zone. Staff determined that the proposed project is not anticipated to result in potential adverse
impacts on site stability or structural integrity. Based on review of the project plans and the City
geotechnical staff and the City Public Works Department approvals, the proposed project, as
conditioned, does not have an adverse impact on the subject site or surrounding properties.
All recommendations of the Fire Department, City geotechnical staff and City Public Works
Department shall be incorporated into the final design and construction including foundations and
grading. Final plans shall be reviewed and approved by the Fire Department, City geotechnical staff
and City Public Works Department prior to the issuance of a grading permit.
2.
The proposed project, as designed, conditioned and approved by the applicable
departments and agencies, will not have any significant adverse impacts on the site stability or
structural integrity from geologic hazards because the project is not located in a geotechnical hazard
area and conditions require incorporation of all project geotechnical recommendationas into the
project.
3.
As discussed in Section A, Finding 2, the evidence in the record demonstrates that the
project as proposed and conditioned is the least environmentally damaging alternative.
4.
The proposed project, as designed and conditioned, is the least environmentally
damaging alternative and no adverse impacts to sensitive resources are anticipated.
5.
As discussed in Section A, Finding 2, the proposed project, as designed and
conditioned, is the least environmentally damaging alternative and no adverse impacts to sensitive
resources are anticipated.
H.

Demolition Permit Findings (MMC Chapter 17.70)

1.
The demolition permit is conditioned to assure that it will be conducted in a manner
that will not create significant adverse environmental impacts. Conditions of approval, including the
recycling of demolished materials, have been included to ensure that the proposed project will not
create significant adverse environmental impacts.
2.
This CDP application is being processed concurrently with DP No. 17-001, approval
of the demolition permit is subject to the approval of CDP No. 17-085.
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SECTION 4. Planning Commission Action.
Based on the foregoing findings and evidence contained within the record, the Planning Commission
hereby approves CDP No. 17-085, VAR No. 19-059, SPR No. 17-001 and DP No. 17-001, subject to
the following conditions.
SECTION 5. Conditions of Approval.
Standard Conditions
1.

The property owners, and their successors in interest, shall indemnify and defend the City of
Malibu and its officers, employees and agents from and against all liability and costs relating
to the City's actions concerning this project, including (without limitation) any award of
litigation expenses in favor of any person or entity who seeks to challenge the validity of any
of the City's actions or decisions in connection with this project. The City shall have the sole
right to choose its counsel and property owners shall reimburse the City’s expenses incurred
in its defense of any lawsuit challenging the City’s actions concerning this project.

2.

Approval of this application is to allow for the project described herein. The scope of work
approved includes:
a. The demolition of exterior walls to accommodate the house additions;
b. The abandonment of existing OWTS;
c. Interior and exterior remodel of the existing single-family residence including:
i. 920 square feet of additions to the upper level; and
ii. 457 square feet of additions to the lower level consisting of covered patios;
d. The construction of a new 900 square foot detached second residential unit with an
attached 400 square foot garage;
e. The construction of a new 440 square foot pool house;
f. New swimming pool and spa measuring 33.5 feet in leght by 14 feet in width;
g. Pool equipment with enclosure
h. Native vegetation restoration;
i. 1,579 square feet of new hardscape;
j. Fire Department access improvements;
k. OWTS.; and
l. Discretionary Request:
i. VAR No. 19-059 to allow for the required fuel modification to encroach onto
ESHA;
ii. SPR No. 17-001 to allow for construction up to 28 feet in height for the
pitched roof; and
iii. DP No. 17-001 for the demotion of exterior walls to accommodate the house
additions and abandon the existing OWTS.

3.

Except as specifically changed by conditions of approval, the proposed development shall be
constructed in substantial conformance with the approved scope of work, as described in
Condition No. 2 and depicted on plans on file with the Planning Department date stamped
April 20, 2020. The proposed development shall further comply with all conditions of
approval stipulated in this resolution and Department Review Sheets attached hereto. In the
event project plans conflict with any condition of approval, the condition shall take
precedence.
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4.

5.

Pursuant to LIP Section 13.18.2, this permit and rights conferred in this approval shall not be
effective until the property owner signs, notarizes and returns the Acceptance of Conditions
Affidavit accepting the conditions of approval set forth herein. The applicant shall file this
form with the Planning Department within 10 days of this decision and/or prior to the
issuance of any development permits.
The applicant shall digitally submit a complete set of plans, including the items required in
Conditions No. 6 to the Planning Department for consistency review and approval prior to
plan check and again prior to the issuance of any building or development permits.

6.

This resolution, signed Acceptance of Conditions Affidavit and all Department Review
Sheets attached to the agenda report for this project shall be copied in their entirety and
placed directly onto a separate plan sheet behind the cover sheet of the development plans
submitted to the City of Malibu Environmental Sustainability Department for plan check,
and the City of Malibu Public Works Department for an encroachment permit (as
applicable).

7.

The CDP shall expire if the project has not commenced within three (3) years after issuance
of the permit, unless a time extension has been granted. Extension of the permit may be
granted by the approving authority for due cause. Extensions shall be requested in writing by
the applicant or authorized agent prior to expiration of the three-year period and shall set
forth the reasons for the request. In the event of an appeal, the CDP shall expire if the project
has not commenced within three years from the date the appeal is decided by the decisionmaking body or withdrawn by the appellant.

8.

Any questions of intent or interpretation of any condition of approval will be resolved by the
Planning Director upon written request of such interpretation.

9.

All development shall conform to requirements of the City of Malibu Environmental
Sustainability Department, City Biologist, City Coastal Engineer, City Environmental Health
Administrator, City geotechnical staff, City Public Works Department, Los Angeles County
Waterworks District No. 29 and LACFD, as applicable. Notwithstanding this review, all
required permits shall be secured.

10.

Minor changes to the approved plans or the conditions of approval may be approved by the
Planning Director, provided such changes achieve substantially the same results and the
project is still in compliance with the Malibu Municipal Code and the Local Coastal
Program. Revised plans reflecting the minor changes and additional fees shall be required.

11.

Pursuant to LIP Section 13.20, development pursuant to an approved CDP shall not
commence until the CDP is effective. The CDP is not effective until all appeals, have been
exhausted.

12.

The property owner must submit payment for all outstanding fees payable to the City prior to
issuance of any building permit, including grading or demolition.
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Cultural Resources
13.

In the event that potentially important cultural resources are found in the course of geologic
testing or during construction, work shall immediately cease until a qualified archaeologist
can provide an evaluation of the nature and significance of the resources and until the
Planning Director can review this information. Thereafter, the procedures contained in LIP
Chapter 11 and those in MMC Section 17.54.040(D)(4)(b) shall be followed.

14.

If human bone is discovered during geologic testing or during construction, work shall
immediately cease and the procedures described in Section 7050.5 of the California Health
and Safety Code shall be followed. Section 7050.5 requires notification of the coroner. If the
coroner determines that the remains are those of a Native American, the applicant shall
notify the Native American Heritage Commission by phone within 24 hours. Following
notification of the Native American Heritage Commission, the procedures described in
Section 5097.94 and Section 5097.98 of the California Public Resources Code shall be
followed.

Lighting
15.

Exterior lighting must comply with the Dark Sky Ordinance and shall be minimized,
shielded, or concealed and restricted to low intensity features, so that no light source is
directly visible from public view. Permitted lighting shall conform to the following
standards:
a. Lighting for walkways shall be limited to fixtures that do not exceed two feet in
height and are directed downward, and limited to 850 lumens (equivalent to a 60 watt
incandescent bulb);
b. Security lighting controlled by motion detectors may be attached to the residence
provided it is directed downward and is limited to 850 lumens;
c. Driveway lighting shall be limited to the minimum lighting necessary for safe
vehicular use. The lighting shall be limited to 850 lumens;
d. Lights at entrances as required by the Building Code shall be permitted provided that
such lighting does not exceed 850 lumens;
e. Site perimeter lighting shall be prohibited; and
f. Outdoor decorative lighting for aesthetic purposes is prohibited.

16.

Night lighting for sports courts or other private recreational facilities shall be prohibited.

17.

No permanently installed lighting shall blink, flash, or be of unusually high intensity or
brightness. Lighting levels on any nearby property from artificial light sources on the subject
property(ies) shall not produce an illumination level greater than one foot candle.

18.

Night lighting from exterior and interior sources shall be minimized. All exterior lighting
shall be low intensity and shielded directed downward and inward so there is no offsite glare
or lighting of natural habitat areas. High intensity lighting of the shore is prohibited.

19.

String lights are allowed in occupied dining and entertainment areas only and must not
exceed 3,000 Kelvin.

20.

Motion sensor lights shall be programmed to extinguish ten minutes after activation.

Resolution No. 21-02
Page 11 of 21
______________________

21.

Three violations of the conditions by the same property owner will result in a requirement to
permanently remove the outdoor light fixture(s) from the site.

Demolition/Solid Waste
22.

Prior to demolition activities, the applicant shall receive Planning Department approval for
compliance with conditions of approval.

23.

The applicant/property owner shall contract with a City approved hauler to facilitate the recycling
of all recoverable/recyclable material. Recoverable material shall include but shall not be limited
to: asphalt, dirt and earthen material, lumber, concrete, glass, metals, and drywall.

24.

Prior to the issuance of a building/demolition permit, an Affidavit and Certification to implement
waste reduction and recycling shall be signed by the Owner or Contractor and submitted to the
Environmental Sustainability Department. The Affidavit shall indicate the agreement of the
applicant to divert at least 65 percent (in accordance with CalGreen) of all construction waste
from the landfill.

25.

Upon plan check approval of demolition plans, the applicant shall secure a demolition permit
from the City. The applicant shall comply with all conditions related to demolition imposed
by the Building Official.

26.

No demolition permit shall be issued until building permits are approved for issuance.
Demolition of the existing structure and initiation of reconstruction must take place within a
six month period. Dust control measures must be in place if construction does not commence
within 30 days.

27.

The project developer shall utilize licensed subcontractors and ensure that all asbestos
containing materials and lead-based paints encountered during demolition activities are
removed, transported, and disposed of in full compliance with all applicable federal, state
and local regulations.

28.

Any building or demolition permits issued for work commenced or completed without the
benefit of required permits are subject to appropriate “Investigation Fees” as required in the
Building Code.

29.

Upon completion of demolition activities, the applicant shall request a final inspection by the
Building Safety Division.

Construction / Framing
30.

Prior to the commencement of work, the applicant shall submit a copy of their Construction
Management Plan. The Construction Management Plan shall include a dedicated parking
location for construction workers, not within the public right of way.

31.

A construction staging plan shall be reviewed and approved by the Planning Director prior to
plan check submittal.
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32.

Construction hours shall be limited to Monday through Friday from 7:00 a.m. to 7:00 p.m.
and Saturdays from 8:00 a.m. to 5:00 p.m. No construction activities shall be permitted on
Sundays or City-designated holidays.

33.

Construction management techniques, including minimizing the amount of equipment used
simultaneously and increasing the distance between emission sources, shall be employed as
feasible and appropriate. All trucks leaving the construction site shall adhere to the
California Vehicle Code. In addition, construction vehicles shall be covered when necessary;
and their tires rinsed prior to leaving the property.

34.

All new development, including construction, grading, and landscaping shall be designed to
incorporate drainage and erosion control measures prepared by a licensed engineer that
incorporate structural and non-structural Best Management Practices (BMPs) to control the
volume, velocity and pollutant load of storm water runoff in compliance with all
requirements contained in LIP Chapter 17, including:
a. Construction shall be phased to the extent feasible and practical to limit the amount
of disturbed areas present at a given time.
b. Grading activities shall be planned during the southern California dry season (April
through October).
c. During construction, contractors shall be required to utilize sandbags and berms to
control runoff during on-site watering and periods of rain in order to minimize
surface water contamination.
d. Filter fences designed to intercept and detain sediment while decreasing the velocity
of runoff shall be employed within the project site.

35.

When framing is complete, a site survey shall be prepared by a licensed civil engineer or
architect that states the finished ground level elevation and the highest roof member
elevation. Prior to the commencement of further construction activities, said document shall
be submitted to the assigned Building Inspector and Planning Department for review and
sign off on framing.

36.

For the transportation of heavy construction equipment and/or material, which requires the
use of oversized-transport vehicles on State highways, the applicant / property owner is
required to obtain a transportation permit from the California Department of Transportation.

Swimming Pool / Spa / Mechanical Equipment
37.

Onsite noise, including that which emanates from swimming pool and air conditioning
equipment, shall be limited as described in MMC Chapter 8.24 (Noise).

38.

Pool and air conditioning equipment that will be installed shall be screened from view by a
solid wall or fence on all four sides. The fence or walls shall comply with LIP Section
3.5.3(A).

39.

All swimming pools shall contain double walled construction with drains and leak detection
systems capable of sensing a leak of the inner wall.

40.

Pursuant to the Clean Water Act and the Malibu Water Quality Ordinance, discharge of
water from a pool / spa is prohibited. Provide information on the plans regarding the type of
sanitation proposed for pool.
a. Ozonization systems are an acceptable alternative to chlorine. The discharge of clear
water from ozonization systems is not permitted to the street;
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41.

b. Salt water sanitation is an acceptable alternative to chlorine. The discharge of salt
water is not permitted to the street; and
c. Chlorinated water from pools or spas shall be trucked to a publicly-owned treatment
works facility for discharge.
Discharges not meeting the above-mentioned methods must be trucked to a Publicly
Owned Wastewater Treatment Works.

42.

The discharge of chlorinated and non-chlorinated pool / spa water into streets, storm drains,
creeks, canyons, drainage channels, or other locations where it could enter receiving waters
is prohibited.

43.

A sign stating “It is illegal to discharge pool, spa, or water feature waters to a street, drainage
course, or storm drain per MMC Section 13.04.060(D)(5)” shall be posted in the filtration
and/or pumping equipment area for the property.

Colors and Materials
44.

The project is visible from scenic roads or public viewing areas, therefore, shall incorporate
colors and exterior materials that are compatible with the surrounding landscape.
a. Acceptable colors shall be limited to colors compatible with the surrounding
environment (earth tones) including shades of green, brown and gray, with no white
or light shades and no bright tones. Colors shall be reviewed and approved by the
Planning Director and clearly indicated on the building plans.
b. The use of highly reflective materials shall be prohibited except for solar energy
panels or cells, which shall be placed to minimize significant adverse impacts to
public views to the maximum extent feasible.
c. All windows shall be comprised of non-glare glass.

45.

All driveways shall be a neutral color that blends with the surrounding landforms and
vegetation. Retaining walls shall incorporate veneers, texturing and/or colors that blend with
the surrounding earth materials or landscape. The color of driveways and retaining walls
shall be reviewed and approved by the Planning Director and clearly indicated on all grading,
improvement and/or building plans.

Biology/Landscaping
46.

Pursuant to LIP Section 4.7.1 the allowable development area is limited to 10,000 square feet
as all feasible building areas will result in impacts to ESHA.

47.

Pusuant to LIP Section 4.8.1, all new development shall include mitigation for unavoidable
impacts to ESHA from the removal, conversion, or modification of natural habitat for new
and previously unauthorized development, including required fuel modification and brush
clearance.
Without the benefit of permits, the property’s previous owner cleare land on the subject and
adjancent parcel for a horse corral. Chaparral impacts on the subject parcel included 0.302
acre an additional 0.102 acre on the adjacent parcel.
Since the current owner was not responsible for the unauthorized clearing of native
vegetation, there is no punitive restoration requirement. However, their responsibility will
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include removing all fencing, structure, and accessories of the corral in the eastern portion of
the site, and restoring that area at a 1:1 ratio pursuant to Section 4.1 of the UltraSystems
Habitat Mitigation and Monitoring Plan. The monitoring shall occur for a minimum of five
years. If at the end of five years the restoration plan is not successful, the property owner and
City Biologist will communicate and investigate other potential remedies at the time.
Impacts to ESHA resulting from additional required fuel modification associated with the
proposed development total 0.78 acre. Mitigation for these impacts will be accomplished
through in lieu fee paid to the Santa Monica Mountains Conservancy. Prior to Final Plan
Check the applicant shall provide of payment of in lieu fees to the Santa Monica Mountains
Conservancy.
48.

Prior to installation of any landscaping, the applicant shall obtain a plumbing permit for the
proposed irrigation system from the Building Safety Division.

49.

Vegetation forming a view impermeable condition serving the same function as a fence or
wall (also known as a hedge) located within the side or rear yard setback shall be maintained
at or below a height of six feet. A hedge located within the front yard setback shall be
maintained at or below a height of 42 inches. Three violations of this condition will result in
a requirement to permanently remove the vegetation from the site.

50.

Invasive plant species, as determined by the City of Malibu, are prohibited.

51.

Vegetation shall be situated on the property so as not to obstruct the primary view from
private property at any given time (given consideration of its future growth).

52.

No non-native plant species shall be approved greater than 50 feet from the residential
structure.

53.

The landscape plan shall prohibit the use of building materials treated with toxic compounds
such as creosote and copper arsenate.

54.

Grading, excavation and vegetation removal scheduled between February 1 and September
15 will require nesting bird surveys by a qualified biologist prior to initiation of grading
activities. Surveys shall be completed no more than five days from proposed initiation of site
preparation activities. Should active nests be identified, a buffer area no less than 150 feet
(300 feet for raptors) shall be fenced off until it is determined by a qualified biologist that the
nest is no longer active. A report discussing the results of the surveys shall be turned in to the
City within two business days of completion of surveys.

55.

The restoration and landscape plans have been conditioned to protect natural resources in
accordance with the Malibu General Plan. All areas shall be planted and mainteained as
described in the approved plans. Failure to comply with the landscape conditions is a
violation of the conditions of approval for this project.

56.

Night lighting from exterior and interior sources shall be minimized. All exterior lighting
shall be low intensity and shielded so it is directed downward and inward so that there is no
offsite glare or lighting of natural habitat areas. All fencing shall be indicated on the site
plan.
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57.

Necessary boundary fencing shall be of an open rail-type design with a wooden rail at the top
(instead of wire), be less than 40-inches high, and have a space greater than 14-inches
between the ground and the bottom post or wire. A split rail design that blends with the
natural environment is preferred

Fuel Modification
58.

The project shall receive LACFD approval of a Final Fuel Modification Plan prior to the

issuance of final building permits.
Public Works
59.

Clearing and grading during the rainy season (extending from November 1 to March 31)
shall be prohibited for development pursuant to LIP Section 17.3.1 that:
a. Is located within or adjacent to ESHA, or
b. Includes grading on slopes greater than 4 to 1
Approved grading for development that is located within or adjacent to ESHA or on
slopes greater than 4 to 1 shall not be undertaken unless there is sufficient time to
complete grading operations before the rainy season. If grading operations are not
completed before the rainy season begins, grading shall be halted and temporary erosion
control measures shall be put into place to minimize erosion until grading resumes after
March 31, unless the City determines that completion of grading would be more
protective of resources.

60.

Exported soils shall be taken to the County landfill, or to a site with an active grading permit
and the ability to accept the material in compliance with LIP Section 8.3. A note shall be
placed on the project plans that addresses this condition.

61.

A Grading and Drainage Plan for the excavation containing the following information shall
be reviewed and approved by the Public Works Department, prior to the issuance of grading
permits for the project:
a. Public Works Department general notes;
b. The existing and proposed square footage of impervious coverage on the property
shall be shown on the grading plan (including separate areas for buildings,
driveways, walkways, parking tennis courts and pool decks);
c. The limits of land to be disturbed during project development shall be delineated and
a total area shall be shown on this plan. Areas disturbed by grading equipment
beyond the limits of grading, areas disturbed for the installation of the detention
system shall be included within the area delineated;
d. The grading limits shall include the temporary cuts made for retaining walls,
buttresses, and over-excavation for fill slopes shall be shown;
e. Any native trees required to be protected shall be highlighted on the grading plan;
f. Any rare or endangered species as identified in the biological assessment, along with
fencing of these areas if required by the City Biologist;
g. Private storm drains, and systems greater than 12-inch diameter shall also include a
plan and profile; and
h. Public storm drain modifications shown on the grading plan shall require approval by
the Public Works Department prior to the issuance of the grading permit.
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62.

The ocean between Latigo Point and the west City limits has been established by the State
Water Resources Control Board as an Area of Special Biological Significance (ASBS) as
part of the California Ocean Plan. This designation prohibits the discharge of any waste,
including stormwater runoff, directly into the ASBS. The applicant shall provide a drainage
system that accomplishes the following:
a. Installation of BMPs that are designed to treat the potential pollutants in the
stormwater runoff so that it does not alter the natural ocean water quality. These
pollutants include trash, oil and grease, metals, bacteria, nutrients, pesticides,
herbicides and sediment.
b. Prohibits the discharge of trash.
c. Only discharges from existing storm drain outfalls are allowed. No new outfalls will
be allowed. Any proposed or new storm water discharged shall be routed to existing
storm drain outfalls and shall not result in any new contribution of waste to the
ASBS (i.e., no additional pollutant loading).
d. Elimination of non-storm water discharges.

63.

A Local Storm Water Pollution Prevention Plan shall be provided prior to the issuance of the
Grading/Building permits for the project. This plan shall include an Erosion and Sediment
Control Plan (ESCP) that includes, but not limited to:
Erosion Controls
Sediment Controls

Non-Storm Water
Management
Waste Management

Scheduling
Preservation of Existing Vegetation
Silt Fence
Sand Bag Barrier
Stabilized Construction Entrance
Water Conservation Practices
Dewatering Operations
Material Delivery and Storage
Stockpile Management
Spill Prevention and Control
Solid Waste Management
Concrete Waste Management
Sanitary/Septic Waste Management

64.

All BMPs shall be in accordance to the latest version of the California Stormwater Quality
Association (CASQA) BMP Handbook. Designated areas for the storage of construction
materials, solid waste management, and portable toilets must not disrupt drainage patterns or
subject the material to erosion by site runoff.

65.

A Storm Water Management Plan (SWMP) is required for this project. Storm drainage
improvements are required to mitigate increased runoff generated by property development.
The applicant shall have the choice of one method specified within the City’s LIP Section
17.3.2.B.2. The SWMP shall be supported by a hydrology and hydraulic study that identifies
all areas contributory to the property and an analysis of the predevelopment and post
development drainage of the site. The SWMP shall identify the site design and source
control BMPs that have been implemented in the design of the project (see LIP Chapter 17
Appendix A). The SWMP shall be reviewed and approved by the Public Works Department
prior to the issuance of the grading/building permits for this project.
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66.

A Water Quality Mitigation Plan (WQMP) is required for this project. The WQMP shall be
supported by a hydrology and hydraulic study that identifies all areas contributory to the
property and an analysis of the predevelopment and post development drainage of the site.
The WAMP shall meet all the requirements of the City’s current Municipal Separate
Stormwater Sewer System (MS4) permit. The following elements shall be included within
the WQMP:
a. Site Design BMPs;
b. Source Control BMPs;
c. Treatment Control BMPs that retains on-site the Stormwater Quality Design Volume
(SWQDv). Or where it is technically infeasible to retain on-site, the project must
biofiltrate 1.5 times the SWQDv that is not retained on-site.
d. Drainage Improvements;
e. A plan for the maintenance and monitoring of the proposed treatment BMP for the
expected life of the structure;
f. A copy of the WQMP shall be filed against the property to provide constructive
notice to future property owners of their obligation to maintain the water quality
measures installed during construction prior to the issuance of grading or building
permits;
g. The WQMP shall be submitted to the Public Works Department and the fee
applicable at time of submittal for the review of the WQMP shall be paid prior to the
start of the technical review. The WQMP shall be approved prior to the Public Works
Department’s approval of the grading and drainage plan and or building plans. The
Public Works Department will tentatively approve the plan and will keep a copy until
the completion of the project. Once the project is completed, the applicant shall
verify the installation of the BMP’s, make any revisions to the WQMP, and resubmit
to the Public Works Department for approval. The original signed and notarized
document shall be recorded with the County Recorder. A certified copy of the
WQMP shall be submitted to the Public Works Department prior to the certificate of
occupancy.

67.

The consulting engineer shall sign the final plans prior to the issuance of permits.

Geology
68.

All recommendations of the consulting certified engineering geologist or geotechnical
engineer and/or the City geotechnical staff shall be incorporated into all final design and
construction including foundations, grading, sewage disposal, and drainage. Final plans shall
be reviewed and approved by the City geotechnical staff prior to the issuance of permits.

69.

Final plans approved by the City geotechnical staff shall be in substantial conformance with
the approved CDP relative to construction, grading, sewage disposal and drainage. Any
substantial changes may require a CDP amendment or a new CDP.

Environmental Health
70.

Prior to final Environmental Health approval, a final OWTS plot plan shall be submitted
showing an OWTS design meeting the minimum requirements of the MMC and the LCP,
including necessary construction details, the proposed drainage plan for the developed
property and the proposed landscape plan for the developed property. The OWTS plot plan
shall show essential features of the OWTS and must fit onto an 11 inch by 17 inch sheet
leaving a five inch margin clear to provide space for a City applied legend. If the scale of the
plans is such that more space is needed to clearly show construction details and/or all
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necessary setbacks, larger sheets may also be provided (up to a maximum size of 18 inches
by 22 inches).
71.

A final design and system specifications shall be submitted as to all components (i.e., alarm
system, pumps, timers, flow equalization devices, backflow devices, etc.) proposed for use in
the construction of the proposed OWTS. For all OWTS, final design drawings and
calculations must be signed by a California registered civil engineer, a registered
environmental health specialist or a professional geologist who is responsible for the design.
The final OWTS design drawings shall be submitted to the City Environmental Health
Administrator with the designer’s wet signature, professional registration number and stamp
(if applicable).

72.

The final design report shall contain the following information (in addition to the items listed
above).
a. Required treatment capacity for wastewater treatment and disinfection systems. The
treatment capacity shall be specified in terms of flow rate, gallons per day, and shall
be supported by calculations relating the treatment capacity to the number of
bedroom equivalents, plumbing drainage fixture equivalents, and the subsurface
effluent dispersal system acceptance rate. The drainage fixture unit count must be
clearly identified in association with the design treatment capacity, even if the design
is based on the number of bedrooms. Average and peak rates of hydraulic loading to
the treatment system shall be specified in the final design;
b. Sewage and effluent pump design calculations (as applicable).
c. Description of proposed wastewater treatment and/or disinfection system equipment.
State the proposed type of treatment system(s) (e.g., aerobic treatment, textile filter
ultraviolet disinfection, etc.); major components, manufacturers, and model numbers
for "package" systems; and conceptual design for custom engineered systems;
d. Specifications, supporting geology information, and percolation test results for the
subsurface effluent dispersal portion of the onsite wastewater disposal system. This
must include the proposed type of effluent dispersal system (drainfield, trench,
seepage pit subsurface drip, etc.) as well as the system’s geometric dimensions and
basic construction features. Supporting calculations shall be presented that relate the
results of soils analysis or percolation/infiltration tests to the projected subsurface
effluent acceptance rate, including any unit conversions or safety factors. Average
and peak rates of hydraulic loading to the effluent dispersal system shall be specified
in the final design. The projected subsurface effluent acceptance rate shall be
reported in units of total gallons per day and gallons per square foot per day.
Specifications for the subsurface effluent dispersal system shall be shown to
accommodate the design hydraulic loading rate (i.e., average and peak OWTS
effluent flow, reported in units of gallons per day). The subsurface effluent dispersal
system design must take into account the number of bedrooms, fixture units and
building occupancy characteristics; and
e. All final design drawings shall be submitted with the wet signature and typed name
of the OWTS designer. If the scale of the plan is such that more space is needed to
clearly show construction details, larger sheets may also be provided (up to a
maximum size of 18 inch by 22 inch, for review by Environmental Health). Note:
For OWTS final designs, full-size plans are required for review by the Building
Safety Division and/or the Planning Department.
f. Pool water is prohibited from being discharged to an OWTS.

Resolution No. 21-02
Page 19 of 21
______________________
73.

Final plans shall clearly show the locations of all existing OWTS components (serving preexisting development) to be abandoned and provide procedures for the OWTS’ proper
abandonment in conformance with the MMC.

74.

The following note shall be added to the plan drawings included with the OWTS final
design: “Prior to commencing work to abandon, remove, or replace the existing Onsite
Wastewater Treatment System (OWTS) components, an ‘OWTS Abandonment Permit’ shall
be obtained from the City of Malibu. All work performed in the OWTS abandonment,
removal or replacement area shall be performed in strict accordance with all applicable
federal, state, and local environmental and occupational safety and health regulatory
requirements. The obtainment of any such required permits or approvals for this scope of
work shall be the responsibility of the applicant and their agents.”

75.

All project architectural plans and grading/drainage plans shall be submitted for
Environmental Health review and approval. These plans must be approved by the Building
Safety Division prior to receiving Environmental Health final approval.

76.

Proof of ownership of subject property shall be submitted to the City Environmental Health
Administrator.

77.

An operations and maintenance manual specified by the OWTS designer shall be submitted
to the property owner and maintenance provider of the proposed advanced OWTS.

78.

Prior to final Environmental Health approval, a maintenance contract executed between the
owner of the subject property and an entity qualified in the opinion of the City of Malibu to
maintain the proposed OWTS after construction shall be submitted. Only original wet
signature documents are acceptable and shall be submitted to the City Environmental Health
Administrator.

79.

Prior to final Environmental Health approval, a covenant running with the land shall be
executed between the City of Malibu and the holder of the fee simple absolute as to subject
real property and recorded with the City of Malibu Recorder’s Office. Said covenant shall
serve as constructive notice to any future purchaser for value that the onsite wastewater
treatment system serving subject property is an advanced method of sewage disposal
pursuant to the City of MMC. Said covenant shall be provided by the City of Malibu
Environmental Health Administrator.

80.

Project Geologist/Geotechnical staff final approval of the Onsite Wastewater Treatment
System plan shall be submitted to the Environmental Health Administrator.

81.

The City geotechnical staff final approval shall be submitted to the City Environmental
Health Administrator.

82.

The Plannin Department final approval of the OWTS plans shall be obtained.

83.

In accordance with MMC Chapter 15.44, prior to Environmental Health approval, an
application shall be made to the Environmental Sustainability Department for an OWTS
operating permit.
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Prior to Occupancy
84.

Prior to, or at the time of a Planning final inspection, the property owner / applicant shall
submit to the Planning Department the plumbing permit for the irrigation system installation
signed off by the Building Safety Division.

85.

Prior to final Planning inspection or other final project sign off (as applicable), the applicant
shall submit to the Planning Director for review and approval a certificate of completion in
accordance with the Landscape Water Conservation Ordinance (MMC Chapter 9.22). The
certificate shall include the property owner’s signed acceptance of responsibility for
maintaining the landscaping and irrigation in accordance with the approved plans and MMC
Chapter 9.22.

86.

Prior to the issuance of a Certificate of Occupancy, the City Biologist shall inspect the
project site and determine that all Planning Department conditions to protect natural
resources are in compliance with the approved plans.

87.

The applicant shall request a final Planning Department inspection prior to final inspection
by the City of Malibu Building Safety Division. The final inspection shall include
photographs to document the condition of the site. A Certificate of Occupancy shall not be
issued until the Planning Department has determined that the project complies with this
coastal development permit. A temporary Certificate of Occupancy may be granted at the
discretion of the Planning Director, provided adequate security has been deposited with the
City to ensure compliance should the final work not be completed in accordance with this
permit.

88.

Any construction trailer, storage equipment or similar temporary equipment not permitted as
part of the approved scope of work shall be removed prior to final inspection and approval,
and if applicable, the issuance of the certificate of occupancy.

Fixed Conditions
89.

This coastal development permit shall run with the land and bind all future owners of the
property.

90.

Violation of any of the conditions of this approval may be cause for revocation of this permit
and termination of all rights granted there under.

Deed Restrictions
91.

The property owner is required to execute and record a deed restriction which shall
indemnify and hold harmless the City, its officers, agents, and employees against any and all
claims, demands, damages, costs and expenses of liability arising out of the acquisition,
design, construction, operation, maintenance, existence or failure of the permitted project in
an area where an extraordinary potential for damage or destruction from wildfire exists as an
inherent risk to life and property. The property owner shall provide a copy of the recorded
document to Planning department staff prior to final planning approval.
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92.

Prior to final Planning Department approval, the applicant shall be required to execute and
record a deed restriction reflecting lighting requirements set forth in Condition Nos. 15-21.
The property owner shall provide a copy of the recorded document to the Planning
Department prior to final Planning Department approval.

SECTION 6.

The Planning Commission shall certify the adoption of this Resolution.

PASSED, APPROVED AND ADOPTED this 19th day of January 2021.

__________________________________________
JOHN MAZZA, Planning Commission Chair
ATTEST:

_____________________________________
KATHLEEN STECKO, Recording Secretary
LOCAL APPEAL - Pursuant to Local Coastal Program Local Implementation Plan (LIP) Section
13.20.1 (Local Appeals) a decision made by the Planning Commission may be appealed to the City
Council by an aggrieved person by written statement setting forth the grounds for appeal. An appeal
shall be filed with the City Clerk within 10 days and shall be accompanied by an appeal form and
filing fee, as specified by the City Council. Appeals shall be emailed to psalazar@malibucity.org and
the filing fee shall be mailed to Malibu Planning Department, attention: Patricia Salazar, 23825
Stuart Ranch Road, Malibu, CA 90265. Appeal forms may be found online at
www.malibucity.org/planningforms. If you are unable to submit your appeal online, please contact
Patricia Salazar by calling (310) 456-2489, extension 245, at least two business days before your
appeal deadline to arrange alternative delivery of the appeal.
I CERTIFY THAT THE FOREGOING RESOLUTION NO. 21-02 was passed and adopted by the
Planning Commission of the City of Malibu at the regular meeting held on the 19th day of January
2021 by the following vote:
AYES:
NOES:
ABSTAIN:
ABSENT:

____________________________________
KATHLEEN STECKO, Recording Secretary

April 20, 2020

April 20, 2020
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8"

7" MIN.

SINGLE LAYER INTERSECTION

1

TYP. SECTION @ SLAB ON GRADE

#4 DOWELS @16" O.C.
STAGG'D. FOR TWO POUR

E.N. TO SOLE
PLATE

CONC. SLAB

(3)--#6 CONT BARS
TOP & BOT.

1'-0"

1

#4 DOWELS @16" O.C.
FOR TWO POUR
1'-0"

1

2

24"

9

RAMP S.O.G.
SEE ARCH'L

SEE
ARCH.

3"
CLR.

30

TYPICAL REINFORCEMENT DETAILS

24"
CONC. SLAB
(SEE PLAN)

BAR LAP
IN INCHES

OTHER BARS

#6

#11

FOR SIZE AND SPACING OF ALL TIES AND
STIRRUPS REFER TO FOOTING SCHEDULE
AND/OR DETAILS.

LAP SPLICE LENGTH (INCHES)

#5

L
#4 DOWELS @16" O.C.
STAGG'D. FOR TWO POUR

CONCRETE
BLOCK

* TOP BARS

DEPRESS SLAB AS
REQ'D SEE ARCH.

(2) #5 REBARS
CONT. @TOP&BOT.

15"

F

#5@12" O.C.

F

EACH WAY

15"

L = MIN. BAR LAP SEE

9
S4.1

15"

EXTERIOR WALL-A

GRADE BEAM

14

10

TYP. REINFORCING BENDS

6

INT. CONT. FTG.

L

POST SIZE SEE PLAN

WITH IN 6" OF TOP AND BOTTOM

C

F

15"

15"
WORK WITH

15

11

GARAGE / HOUSE SLAB

WHERE REQ'D
2x OR 2-2x
TRIM

24"

8"
MIN.

SHEATHING SEE ARCH.

9"
TYP

HOLDOWN, SEE
PLAN FOR TYPE
AND LOCATION
SILL PLATE

HOLDOWN, SEE
PLAN FOR
TYPE AND
LOCATION

CONCRETE
CURB

PLYWOOD NOT
SHOWN
FOR CLARITY

BRETT L. R. DETMERS
P.O. BOX 10455
COSTA MESA, CA. 92627
949.645.8155 T/F + 213.999.2603 C

FTGS

SILL
PLATE

FF

studiomofainc@gmail.com

SILL BOLT

#3 TIE
@ 12" O.C.

SEE NOTE #3

(3) #6 TOP & BOTTOM

HOLDOWN
ANCHOR SEE
PLAN

HOLDOWN
ANCHOR SEE
PLAN

6" MIN

SEE NOTE #3

6" MIN

2. TO PROPERLY LOCATE HOLDOWN ANCHOR BOLTS, CONTRACTOR TO CHECK
STRUCTURAL AND ARCHITECTURAL DRAWINGS, FOR OPENINGS ETC. BEFORE
PLACING BOLTS.
3. DEEPEN FOOTING AREA AS REQUIRED AT HOLDOWN ANCHORS TO INSURE
PROPER EMBEDMENT.

EXISTING SLAB AND FOOTING

4. FOR SPECIAL HD LOCATIONS SEE FOUNDATION PLAN.
5. MATERIAL OF SSTB & SB IS ASTM F1554 GRADE36 PER ICC ESR-2611
6. THE EMBEDMENT DEPTH, Le, IS MEASURED FROM THE COLD JOINT FOR
TWO POUR CONDITION.

16

GRADE BEAM

12

TYP. H.D. INSTALLATION AT WALLS

INTERIOR WALL-B

EXTERIOR WALL-A
ANCHOR TYPE "SB1x30 IS ONLY FOR
CONCRETE POURED MONOLITHICALLY.
USE "PAB8" IN LIEU OF "SB1x30" FOR
TWO-POUR CONCRETE APPLICATIONS.
HOLDOWN

SCHEDULE
HOLDOWN AND EMBEDMENT

CLR.

3"

1. BOLT HOLD DOWN TO POST PER MFGR, PROVIDE STANDARD CUT WASHERS ON
OPPOSITE SIDE OF POST FROM HOLD DOWN. POST MAY BE COUNTER SUNK A
MAXIMUM OF 1/2 INCH TO RECESS BOLT AND WASHER.

Aqx Job No: 2016-097

SEE NOTE #3

ANCHOR TYPE

NOTES:

15"

DETAIL

CONCRETE
CURB

CONCRETE
CURB

NOTE:

ELEVATION-C

20

MASTERS IN ARCHITECTURE
1 3/4" AT 2X4 STUDS
2 3/4" AT 2X6 STUDS

9"
TYP

STUDIO M OF A INC.

FF

#4 HORIZ. REBAR CONT.

SLAB TIE CONNECTION

3

SILL BOLT

2x PTDF SILL WITH HILTI-DS72
SHANK 0.177DIA.x1 7/16"MIN.
PENETRATION INTO CONC. POWDER
DRIVEN STUDS WITH WASHERS
ICC ESR-1663 @ 32" O.C.
OR APPROVED EQUAL. START 1ST. &
LAST 6" FROM ENDS
OR JOINTS IN PLATE.

CONC. SLAB

8"
MIN.

WHERE
REQ'D

INTERIOR WALL-B

DETAIL

VARIES
SEE MFGR
4x MIN. U.N.0.

E.N. PLYWOOD
S.W. TO
HOLDOWN
POST

4"
MIN.

2 x STUDS @ 16" O.C.
UNLESS NOTED ON PLANS

VARIES
SEE MFGR

SDS SCREWS

"Le"

DRILL AND EPOXY PER
SIMP. SET-XP (ICC ESR-2508)
(SPECIAL INSP. REQ'D)

24" MIN.

CLR

2 1/2" MIN.

PROVIDE #4 REBAR
@ 24" O.C.

3"
CLR.

CONC. SLAB
(SEE PLAN)

6"

7

EXT. CONT. FTG. WITH CURB
4x MIN. U.N.0.

#4 DOWELS @16" O.C.
STAGG'D. FOR TWO POUR

24"

F

4
S4.1

Le"

WOOD POST ON SILL PLATE

4"
MIN.

19

FOOTING CONNECTION

MIN.

Le

SUBGRADE
PER SOIL REPORT

3"
CLR.

(4) #4 REBAR (2) TOP & (2) BOTTOM

FTG LINE
BEYOND

#4 DOWELS @16" O.C.
FOR TWO POUR
24"
CONC. SLAB

(2) #5 CONT. BARS
TOP & BOT.
TYPICAL

3"
CLR.

3" MIN.
CLR

(2)-#5 CONT
TOP & BOT

SUBGRADE
PER SOIL REPORT

5
S4.1

7" MIN.

7" MIN.

TOP OF
CONCRETE

24" MIN.

DRILL AND EPOXY PER
SIMP. SET-XP (ICC ESR-2508)
(TO PREVENT DAMAGE TO (E) REBAR)
(SPECIAL INSP. REQ'D)

MIN.

CONC. SLAB

CONC. SLAB

PRESSURE TREATED
CONTINUOUS SILL
PLATE SEE SECTIONS

6"

CURB PER ARCH.
WHERE OCCURS

4"

6"

E.N. TO SOLE
PLATE

8"

3" MIN.
CLR

6" MIN.

ANCHOR BOLT-SIZE
& SPACING PER:

24" MIN.

E.N. TO SOLE
PLATE

#4 DOWELS @16" O.C.
STAGG'D. FOR TWO
POUR
24"

24" MIN.

POST SEE PLAN
FOR SIZE

SHT'G & FINISH
PER PLAN
SEE ARCH.

SHT'G & FINISH
PER PLAN

5
S4.1

SEE ARCH.

24"

NEW SLAB AND FOOTING
PER PLANS

ANCHOR BOLT-SIZE
& SPACING PER:

24" MIN.

SIMPSON A35
EACH SIDE
OR BC BASE

EXISTING SLAB AND FOOTING

HOLDOWN TYPE SEE PLAN

2X STUD

2X STUD

Le"

18

GRADE BEAM W/ 1" MAX. CURB

3710 DECKER-EDISON
MALIBU, CA 90265

OPTIONAL

MINIMUM CLEAR
BAR SPACING
(BAR DIAMETER)
MORE THAN 2

CONC. SLAB
NATURAL OR
COMPACTED GRADE

REINFORCING BAR LAP SPLICE
BAR #

24"

AQX

6

D = 10d

L

3"

CLR.

BARS SHALL BE IN
CONTACT & WIRED TOGETHER
LAP SPLICE

#14 THRU #18

E.N. TO SOLE
PLATE

WANG RESIDENCE

1

"d"

#3 TIE @12" O.C.

SEE SCHEDULE

24" MIN

(3)--#6 CONT BARS
TOP & BOT.

135Ø
STD
HOOK

D = 8d

#4 DOWELS @16" O.C.
FOR TWO POUR

MIN.

10 BAR DIA
4" MIN

#9 THRU #11

3000 PSI MIN. CONCRETE

COLUMN TIE TYPES

HOOKS & BENDS

D = 6d

1'-0"
MIN.

10 BAR DIA
4" MIN

"D"=BEND DIAMETER

#6 THRU #8

24" MIN.

D/2

135°
HOOK

D = 4d

7" MIN.

CONC. SLAB

SHT'G & FINISH
PER PLAN

#3 THRU #5

3"
CLR.

12d

SEE
ARCH.

24"

/2
D

3"
CLR

135°
HOOK

BEND DIAMETER

8"

#4 DOWELS @16" O.C.
FOR TWO POUR

6 BAR DIA
3" MIN

RAMP S.O.G.
SEE ARCH'L

BAR SIZE

MIN.

ALTERNATE POSITION
OF SUCCESSIVE
TIE SPLICE

24" MIN.

10
BA
4"
R
M
D
IN
IA

D/2
d

4d (2 1/2" MIN)

5/8"Ø A. B. THRU
P. T. 2X OR 3X SILL PER
SH. W. SCHED
@ 48"O.C. MAX

2X STUD

BEND DIAMETER SCHEDULE

MIN. POST SIZE

NO.

ANCHOR BOLT
DIAMETER

EMBEDMENT EDGE DIST.
"Le"
"F"
12"

10"

3/8" x 1 1/2" x 1 1/2"

PAB8

14"

18"

3/8" x 2 1/2" x 2 1/2"

WITH CONCRETE CURB
OR TWO-POUR CONCRETE

ANCHOR TYPE EMBEDMENT "Le" ANCHOR TYPE EMBEDMENT "Le"

HDU2-SDS2.5

2-2x OR 4x @ CORNERS

5/8"

SSTB20

16 5/8"

PAB5

HDU4-SDS2.5

2-2x OR 4x @ CORNERS

5/8"

SSTB24

20 5/8"

PAB5

HDU5-SDS2.5

2-2x OR 4x @ CORNERS

5/8"

SSTB24

20 5/8"

PAB5

HDU8-SDS2.5

SSTB28

24 7/8"

4x4

7/8"

HDU11-SDS2.5

6 x 6 OR 4 x 8

1"

HDU14-SDS2.5

6x6

1"

SB1X30 *
PAB8

24"
SEE TABLE ABOVE

SSTB36
SB1X30 *
PAB8

12-16-2016

SEE

PAB5

WITHOUT CONCRETE CURB
(ONE-POUR CONCRETE)

Date:

WASHER PLATE

3
S5.1

Drawing Title

CAPACITY

DETAILS

"Ibs"
3075

SEE TABLE
ABOVE

4565
5645

24 7/8"

6970

24"

9535 OR
11175

SEE TABLE ABOVE

14445

SHEET NO:
OF:

4

S4.1

2

SIMPSON PB OR CB

HOLDOWN TYPE SEE PLAN
5/8" Ø ANCHOR BOLT
THREADED ROD
DRILL AND EPOXY PER
SIMPSON "SET-XP"
ICC ER ESR-2508
(SPECIAL INSP. REQ'D)

OFF SET AS REQ'D

OR 3

1

5

6

CURB WHERE OCCURS
SEE ARCH.

POST PER PLAN

POST SIZE SEE PLAN

1/4"

"
3

F.F.

SEE
ARCH.

HARDY FRAME
B
-

1 1/8" DIA. HS x ROD
W/NUT@END
(3)-#3 TIE @ 3" O.C.

1/4"
1"

SEE
ARCH.

CONC. SLAB

D

112"

3"
112"

4

7
Le

(E)SLAB

112"

24" MIN.

2- 3/4" THK. BASE PLATE W/
2-3/4" x 15" A.B.

1/4"
2

3- 3/4" THK. BASE PLATE W/
4-3/4" x 15" A.B.

WIDTH

112"

2"

2"

112"

5- ±112" NON-SHRINK GROUT
6- TOP OF FOOTING/WALL/SLAB/CURB

SEE PLAN

A

7- AT TOP OF CONC. WALL NEED 4-#5 VERT.
REINF. DOWEL TO FOOTING
A
-

OUTSIDE PAD DETAIL

13

5

STEEL COLUMN ANCHORAGE DETAIL

HARDY FRAME

*

2x OR 3x PTDF SILL PLATE. SEE
SHEAR WALL SCHEDULE FOR
PLATE SIZE AND BOLTING
@ 48" O.C. MAX.

B
1 1/8" DIA. HS x ROD
W/NUT@END

CONC. SLAB

SHEAR WALL
PER SCHEDULE
WHERE OCCURS

(3)-#3 TIE @ 3" O.C.

FLATWORK

E.N.

2 EA. HFAB 1-1/8" DIA.
RODS, 1 EA. HFXDT TEMPLATE
AND 1 EA. HFXDBB BOLT BRACE

1 1/8" DIA. HS x ROD
W/NUT@END

24"" MIN.

Le

(2)#5

SEE PLAN FOR
TYPE OF HOLDOWN

8" CONC. WALL
W/ #6 VERT.
@ 12" O.C.

3"
CLR.

#4 DOWELS
@16" O.C.
18
12

2"
CLR
20"

24" MIN

17

BACK TO BACK HARDY FRAME

CURB WHERE OCCURS
SEE ARCH.

(E)FOOTING

HOLDOWN AT (E) FTG

AS REQUIRED

SEE PLAN

(4) #5 REBARS
CONT. @TOP&BOT.

3X3X1/4" STL. PLATE
W/ DBL NUTS

PROJECT NAME:

EVELATION

A

NOT USED

18

PLYWOOD

2X OR 3x
(PTDF)

SEE PLAN

VARIES

SEE PLAN FOR
TYPE OF HOLDOWN

30"

30"

6'-0" MAX

3"
CLR.

SEE PLAN

#4 HORIZ.
@16" O.C., E.F.

B

#4 VERT.
@ 18" O.C.

ANCHORAGE MIN. EMBED "Le"
STD*
14"
**
HS
20"

POST SEE PLAN

*: STD INDICATES RODS COMPLYING WITH ASTM F1554 GRADE 36
**: HS INDICATES RODS COMPLYING WITH ASTM A193 GRADE B7

E.N.
#4 DOWELS @ 12" o/c
FOR BAR BEND &
HOOK INFO. SEE DETAIL

DRAIN SEE

HARDY FRAME

12
S4.2

A
-

HARDY-FRAME @ FTG

2

9
S4.1

STEEL HSS PER PLAN
1 1/8" DIA. HS x ROD
W/NUT@END

CONC. SLAB PER PLAN
14"

FIN. SURFACE

2"

(E) CONC. SLAB

ROD PER HOLDOWN

#4 EPOXY @ 16" O.C.
SIMPSON "SET-XP"
ICC ER ESR-2508 TYP.
(SPECIAL INSP. NO REQ'D

24"

9"

5'-0"

(4)-#3 @2" O.C.

15

SIMPSON HOLDOWN AT CONC. WALL

11

2"
CLR

8" CONC. WALL
W/ #6 VERT.
@ 12" O.C.

SHT'G & FINISH
PER PLAN
#4 @ 12" O.C
E. W.

FLATWORK

16
S4.1

THE STEEL POST CAN BE ECCENTRIC
6" MAX. AS NEEDED.

#4 DOWELS
@16" O.C.
18
12

4"
2"

MASTERS IN ARCHITECTURE

2"

#4 HORIZ.
@16" O.C., E.F.

studiomofainc@gmail.com

#4 VERT.
@ 18" O.C.

3

BASE PLATE 12x 4x12"
W/(4) 34"x12" LONG
A. BOLTS W/ LEVELING NUT

CONC. SLAB

Aqx Job No: 2016-097
Date:
DRAIN SEE

12-16-2016

(8)-#6 VERT.
STD. HOOK

12
S4.2

Drawing Title

SUBGRADE
PER SOIL REPORT

DETAILS

14"

(2) #5 CONT. BARS
TOP & BOT.
TYPICAL

24" MIN.

3" CLR

3"
CLR.

24" MIN.

STUDIO M OF A INC.

4"

BRETT L. R. DETMERS
P.O. BOX 10455
COSTA MESA, CA. 92627
949.645.8155 T/F + 213.999.2603 C

7" MIN.

MIN.

8"

SEE ARCH.

SEE

VARIES

5
S4.1
6'-0" MAX

ANCHOR BOLT-SIZE
& SPACING PER:

E.N. TO SOLE
PLATE

36"

LEVELING NUTS

REINF. @ FOUNDATION
PER PLAN

SECTION

HARDY-FRAME @ (E) FTG

2X STUD

2"± NON-SHRINK GROUT

(2)#5

B

19

BASE PLATE SEE BELOW

#4 TIES @
10" O.C.
U.N.O.

SHEAR WALL
PER SCHEDULE
WHERE OCCURS

E.N.
SEE PLAN

NOT USED

*

2x OR 3x PTDF SILL PLATE. SEE
SHEAR WALL SCHEDULE FOR
PLATE SIZE AND BOLTING
@ 48" O.C. MAX.

3"
CLR.

C
L WALL AND (N)FTG

(4) #5 REBARS
CONT. @TOP&BOT.

7

3" CLR

6" MIN.

CONC. WALL
PER PLAN U.N.O.

5'-0"

RETAINING WALL -02

20"

24" MIN.

1
4

3710 DECKER-EDISON
MALIBU, CA 90265

FOOTING REINF.
AS PER PLANS

WANG RESIDENCE

CLR.

AQX

4- LEVELING NUTS

3"

3"
CLR.

3"

D

2

CLR.

17" MIN.

1- STEEL COL. SEE PLAN

TIES

12"

15"

SHEET NO:
6'-0"

OF:

NOT USED

20

DETAIL AT FIREPLACE

16

DRAIN DETAIL

12

RETAINING WALL -01

8

CAISSON FTG. DETAIL

4

S4.2

2x STUDS
@ 16" O.C.

PARTIAL DROP BEAM PER PLAN
PROVIDE PLYWOOD FULL DEPTH
SHIM MAT'L. AT BEAM TO KING
STUD IF REQ'D.

ALTERNATE, SIMPSON SA36
IN LIEU OF ST6224. NAIL W/
16d COMMON NAILS

DBL. TOP PLATE

SIMPSON ST6224 (U.N.O.)
NAIL W/ 16d SINKER OR
10d COMMON NAILS.

HEADER SCHEDULE (SEE NOTE 1)

ST6224 STRAP @ PLATE
BREAK U.N.O. NAIL STRAP
W/ 16d SINKER OR 10d
COMMON NAILS. APPLY STRAP
EQUALLY TO EACH TOP PLATE

SEE PLAN
OPN'G WIDTH
2x BLOCKING @
4'-0" HEIGHT W/
(2) 16d TOENAIL
EACH END

HEADER

(2)16d

UP TO 4'-0"

4x4

FACENAIL

6'-0" TO 8'-0"

4x6

8'-0" TO 10'-0"

4x10

STUD TO
HEADER

2x4 W/16d SHORT @ 8" O.C.

OFFSET EDGE SUPPORT
NOTE: STRAP IS TO BE
APPLIED TO TOP OF TOP
PLATES. SHIM GAP IN TOP
PLATES AS REQ'D.

POST OR MULTI-STUD
PER PLAN
WHERE OCCURS

NOTE:
1. HEADERS, KINGSTUDS AND OTHER

2X TRIMMER

REFERENCES ON PLAN GOVERN

AND KING STUD

2X STUD

OVER TYPICAL DETAIL.
2. INSTALL 1x6 DIAGONAL LET-IN BRACE
AT 25'-0"AND AT EACH END IN ALL
WALLS NOT PLYWOOD SHEATHED,
MAXIMUM SLOPE OF DIAGONAL SHALL
BE 2 VERTICAL TO 1 HORIZONTAL.

PRESSURE
TREATED
SILL PLATE
TOP OF SLAB

3" MIN

(2) 8d TOE NAIL EA.

9" MAX

0.145"Ø POWDER DRIVEN

WHERE SHOWN

ANCHOR W/1 3/8 WASHER

2x4 FLAT BLOCKING

SIDE OF STUD

FLOORS WITH 16d @ 12" O.C. TO
BLOCKING BELOW SHEATHING.

24" O.C. AND 6" FROM
END OF PLATE(SEE NOTE 3)

13

INTERIOR NON-BEARING STUD WALL FRAMING

THRU ONE PLATE
TO STUD*

SIMPSON ST6224 (U.N.O.)
(ALT. LOCATION @ SIDE OF
PLATE) NAIL W/ 16d SINKER
OR 10d COMMON NAILS

SIMPSON A35 EACH SIDE
AT TOP & BOTTOM NAIL
W/(4) 8d COMMON NAILS
AT EACH SIDE OF A34
TO FRAMING

SEE SHEAR TRANSFER
SECTION OR PLAN

MIN PLATE SPLICE

PROVIDE DOUBLE
KINGSTUD WHERE
OPENING
EXCEEDS 6'-0"

HEADER PER
SCHEDULE
U.N.O. ON PLAN

(2) 20 d FACENAIL

DBL. TOP PLATE

2x4 FLAT W/(3) 16d SHORT
TOE NAILS @ EACH END TO FRAMING

TS22 OR
HTS24 BOTH
SIDE

NOTES:

ST6224 STRAP @ PLATE
BREAK U.N.O. NAIL STRAP
W/ 16d SINKER OR 10d
COMMON NAILS. APPLY STRAP
EQUALLY TO EACH TOP PLATE

1) T&G EDGE TO BE LOCATED OVER
CONTINUOUS PANEL JOINTS.
2) SHEATHING TO BE NAILED FLUSH TO
FRAMING, BUT NAIL HEADS NOT TO BE
DRIVEN PAST OUTER SKIN SURFACE.
3) MIN. SHEET SIZE TO BE 2 FOOT SQUARE.

AND 1" EMBEDMENT AT

16d FACENAIL
@ 18" O.C.
MULTIPLE STUD FULL LENGTH

4'-0" W/(8) 16d
U.N.O. ON PLAN

SHEATHING

DROP BEAM PER PLAN PROVIDE
PLYWOOD FULL DEPTH SHIM
MAT'L. AT BEAM TO KING
STUD IF REQ'D.

NOTE: STRAP IS TO BE
APPLIED TO TOP OF TOP
PLATES. SHIM GAP IN TOP
PLATES AS REQ'D.

(1) 16d SHORT NAIL FOR
EACH 2" OF BEAM DEPTH
AT EACH SIDE OF BEAM

STUD WALL

PANEL BOUNDARY. PROVIDE BOUNDARY
NAILING (B.N.) INTO FRAMING
MEMBER OR BLOCKING (TYP.)
CONTINUOUS PANEL JOINT. PROVIDE
EDGE NAILING (E.N.) AND MIN. 2x FLAT
BLOCKING FOR BLOCKED DIAPHRAGM.
DISCONTINUOUS PANEL JOINT.
PROVIDE EDGE NAILING (E.N.) INTO
FRAMING MEMBER. (TYP.)

2X STUD
ST6224
STRAP WHERE OCCURS
ON PLAN

2x STUDS
@ 16" O.C.

3XBLK'G TYP.

SEE PLAN

(2)16d

TRIMMER

FACENAIL

2x BLOCKING @

AT OPNG'S

STUD TO

4'-0" HEIGHT W/

GREATER

HEADER

(2) 16d TOENAIL
EACH END

THAN 8'-0",

OPN'G WIDTH

OR IF
HDR. IS
GREATER
THAN
4x8

2X TRIMMER
AND KING STUD

POST OR MULTI-STUD
PER PLAN
HEADER SCHEDULE (SEE NOTE 1)

PROVIDE
DOUBLE

CONTINUOUS PANEL JOINT
BLOCKING AND NAILING ARE NOT
REQUIRED FOR UNBLOCKED
DIAPHRAGM.
FIELD NAILING PER PLAN
INTO FRAMING MEMMBER (TYP.)

WHERE OCCURS

HEADER

UP TO 6'-0"

4x6

6'-0" TO 8'-0"

4x8

8'-0" TO 10'-0"

4x10

FLUSH BEAM PER PLAN
SIMPSON A35 EACH SIDE
AT TOP & BOTTOM NAIL
W/(4) 8d COMMON NAILS
AT EACH SIDE OF A34
TO FRAMING

DBL. TOP PLATE

ST6224 STRAP @ PLATE
BREAK U.N.O. NAIL STRAP
W/ 16d SINKER OR 10d
COMMON NAILS. APPLY
STRAP EQUALLY TO EACH
TOP PLATE

NOTE:

ST6224

1. HEADERS, KINGSTUDS AND OTHER
REFERENCES ON PLAN GOVERN

A35 AT EACH SIDE OF
POST TO SILL PLATE

2X STUD

OVER TYPICAL DETAIL

PRESSURE
TREATED
SILL PLATE

NOTE: STRAP MAY BE
APPLIED TO TOP OR FACE
OF TOP PLATES. SHIM GAP
IN TOP PLATES AS REQ'D.

ST6224
2. SEE SHEARWALL PLYWOOD NAILING
DETAIL FOR ADDITIONAL INFORMATION

(2) 20d TOE NAIL EA.
SIDE OF STUD*

9" MAX

SIMPSON A34 TYP
WHERE SHOWN

5/8"Ø X12" A.B PER
SH. W. SCHEDULE

*: IF SHEAR WALL TYPE IS

16d FACENAIL
@ 12" O.C.
MULTIPLE STUD

OR 4'-0" O.C. MAX

USING (2)--16d IN LIEU OF (2)--20d NAILS

(SEE NOTE 3)

FOR STUD END NAILS.

EXTERIOR & INTERIOR BEARING SHEAR WALL FRAMING

(3)-16d
FINISH
PER ARCH. PLAN

1

3" MIN.
8
3" MIN.
8
1
2" MIN.

TJI

D/3
MAX

2"
MIN.

OUTER 1/3
OF SPAN
(2) HOLES MAX

MIDDLE 1/3
OF SPAN
NO BORING
ALLOWED U.N.O.

NOTE: BEAMS REQUIRING MORE
THAN ONE NOTCH MUST HAVE
APPROVAL OF THE STRUCTURAL
ENGINEER.

1" MIN. GAP
8

EDGE NAILING STAGG'D
TYP. @ PANEL EDGES

I-JOIST BLOCKING AT 48" O.C.
W/ BOUNDARY NAIL AND (2)
16d SHORT NAILS TO PLATES

BEAM

FRACTION OF
JOIST
D/6
D/3

19

DETAIL

2"
MIN.

2X6
7/8"
1-1/4"

2X8
1-1/8"
2-3/8"

2X10
1-1/2"
3"

2X12
1-7/8"
3-3/4"

2X14
2-1/8"
4-3/8"

NOTE: PLACE BORED HOLE
@ CENTER OF DEPTH OF BEAM
OR JOIST IF POSSIBLE. CONTACT
STRUCTURAL ENGINEER FOR
EVALUATION OF BORED OR
NOTCHED BEAMS OR JOISTS
PRIOR TO MODIFICATION OF
FRAMING MEMBER.

15

BORED OR NOTCHED BM. OR JOIST

3" MIN.
8
3" MIN.
8
1
2" MIN.

E.N. TYP.
CORNER W/O POST

INTERIOR W/O POST

SHEARWALL AT INTERSECTING WALL

BN

PLATE CUT THROUGH
FOR PIPE OR VENT

PLYWOOD

SIMPSON FHA SERIES
STRAP @ EACH PLATE
ON EACH SIDE AT NONDRAG WALLS ONLY.
CONSULT W/ STRUCT.
ENGR. FOR EVALUATION
PRIOR TO CUTTING TOP
PLATES.

BN
5" MIN.
8

4"

2"

5" MIN.
8

60%D MAX. STUD
WIDTH BORE

40%D MAX. STUD
WIDTH BORE
NON-BRG. STUDS

SHEARWALL
PER PLAN

2-2X PLATES @
2" O.C. E.N.

GLUE TOGETHER

FRACTION OF
STUD
25%D
40%D

2X BLK
@ 48" O.C.

60%D

2X4
7/8"
1-3/8"
2"

2X6
1-3/8"
2-1/8"
3-1/4"

E.N.- 50% TO EACH PLATE

2X8
1-7/8"
3"
4-1/4"

NOTE: NOTCH AND BORE
NOT TO OCCUR ON SAME
STUD WITHIN 36" OF EACH

FRACTION OF
STUD
40%D
60%D

OTHER

2X4

2X6

1-3/8"
2"

2-1/8"
3-1/4"

2X8

LOWER/FRAMER PLATE

3"
4-1/4"

SECTION THRU PLTS.
SHOWING 2X OR 3X
SILL PLATE

BREAK IN UPPER
TOP PLATES.
PROVIDE STRAP
EQUALLY TO TOP
OF PLATES AT
UPPER PLATE
BREAK

studiomofainc@gmail.com

Aqx Job No: 2016-097
Date:

12-16-2016

STRAP SPLICE

Drawing Title

ALTERNATE PLATE SPLICE SCHEDULE
NO. NAILS EACH SIDE OF BREAK
ALTERNATE STRAP OPTION
A
8-16d SHORT NAILS
SIMPSON ST18 OR CS16 X 20" LONG
B
12-16d SHORT NAILS
CS16 X 26" LONG
C
16-16d SHORT NAILS
SIMPSON MSTA36
D
20-16d SHORT NAILS
SIMPSON MSTC28
E
24-16d SHORT NAILS
SIMPSON MSTC40

STUD WALL PER PLAN

NOTE: NAIL FHA STRAP W/
(4) 16d SINKER OR SHORT
NAILS OR (4) 10d COMMON
NAILS AT EACH END.

BRETT L. R. DETMERS
P.O. BOX 10455
COSTA MESA, CA. 92627
949.645.8155 T/F + 213.999.2603 C

PROVIDE STUD OR
CRIPPLE FRAMING
AT LOWER BREAKS.

EXT. & BRG. STUDS

1/2" MIN.

BEAM

MASTERS IN ARCHITECTURE

4" O.C. @ PLATE TO PLATE

SHEARWALL
PER PLAN

3" MAX.
8
5 " MIN.
16

BEAM

STUD WALL
PER PLAN

UPPER PLATE

EXTERIOR & INTERIOR
BEARING & NON-BEARING WALLS

2X BLK
@ 48" O.C.

STUDIO M OF A INC.

STRAP PER PLAN OR
SCHEDULE TO TOP
OF PLATES.

BREAK IN LOWER
PLATE (STRAP
NOT REQUIRED)

40%D MAX. STUD
WIDTH NOTCH

DECK JOIST

ALT: STRAP AT FACE OF
PLATES BEYOND BREAKS AT
EACH SIDE OF UPPER TOP
PLATE BREAK

LAP IN THE PLATES SHALL BE ADEQUATE FOR STRAP AT FACE
OF TOP PLATES, OTHERWISE THE TOP APPLICATION IS TO BE USED.

STUD AT END OF PANELUSE 4X POST AT HOLDOWN

1/2" MIN.

EN

2-2X PLATES @
GREATER THAN
2" O.C. E.N.

STUD WALL
PER PLAN

16d SHORT NAIL @ 16" O.C.
W/(2) MIN. @ EACH BREAK
AND MIN. (8) AT EACH SIDE
OF UPPER TOP PLATE BREAKS.
NAIL FROM BOTTOM AT 3X
UPPER TOP PLATE.

SHEATHING

SECTION THRU STUDS
SHOWING 2X FRAMING
@ GREATER THAN 2" O.C. E.N.

60%D MAX. STUD
WIDTH BORE. PROVIDE
MIN. ST-22 OR STRAP PER
TOP PLATES SPLICE AT 50%
OR LARGER BORED HOLES.

25%D MAX. STUD
WIDTH NOTCH

BREAK IN
TOP PLATE

SHEARWALL PER PLAN

3" MAX.
8
5 " MIN.
16

5/8" Ø @ 18" O.C.
STAG'D
FINISH
PER ARCH. PLAN

THE UPPER AND THE LOWER BREAK IN THE TOP PLATES.

NAILED SPLICE

D

40%D MAX. STUD
WIDTH NOTCH

UPPER TOP PLATE.

EDGE NAILING

11

3" MAX.
8
3" MIN.
8

SHEAR WALL
PER SCHEDULE
WHERE OCCURS

TOP PLATE AS CALLED FOR ON THE PLANS OR PROVIDE
THE ALTERNATE STRAP APPLICATION AS NOTED ON THE PLANS
OR AS NOTED IN THE SCHEDULE BELOW. THE NAILS MAY BE
INSTALLED IN THE PORTION OF THE TOP PLATES BETWEEN

NOTE: NAILING MAY BE PERFORMED FROM THE TOP OR THE BOTTOM OF THE PLATES. NAILING
SHOWN IN THIS DETAIL IS INDICATED FROM THE TOP FOR CLARITY OF THE DETAIL INSTRUCTIONS.

1" MIN. GAP
8

3" MIN.
8
TYP.

1/2" MIN.

SILL PLATE w/LAG BOLTS PER
SHEAR WALL SCHED.
AT NON-SHEAR 2xSILL PLATE
w/16d NAILS @ 16" o/c

PROVIDE NAILING AT EACH SIDE OF BREAK IN THE UPPER

W/(2) MIN. @ EACH BREAK
AND MIN. (8) AT EACH SIDE
OF UPPER TOP PLATE BREAKS.
NAIL FROM BOTTOM AT 3X

PROVIDE STUD OR
CRIPPLE FRAMING
AT LOWER BREAKS.

2X OR WIDER STUD
D

2

16d SHORT NAIL @ 16" O.C.

BREAK IN LOWER
PLATE (SPECIAL
NAILING NOT
REQUIRED)

SECTION THRU STUDS
SHOWING 3X FRAMING
@ 2" O.C. E.N.

B. N. NAILING TYP

BORING

SHEATHING DIAPHRAGM

3X OR WIDER STUD

D
I-JOIST BLOCKING AT 48" O.C.
W/ BOUNDARY NAIL AND (2)
16d SHORT NAILS TO PLATES

FRAMING MEMBER

DIAPHRAGM

CORNER W/ POST

CORNER W/ POST

(2)16d @ 8" O.C. TYP

TJI

UNBLOCKED

PROVIDE NAILS BETWEEN UPPER AND LOWER TOP PLATE BREAK
OR PROVIDE STRAP ALTERNATE IF LAP LENGTH IS NOT SUFFICIENT
FOR PROPER NAILING WITHOUT SPLITTING OF THE PLATE MATERIAL.

SHEATHING

POST W/ HOLDOWN OR STRAP

2X LARGEST
BORE DIA. MIN.

PROJECT NAME:

SHEARWALL PER PLAN

3" MIN.
8
TYP.

(2) 16d @ 8"O.C.
TYP

POST PER PLAN

E.N. TYP.

NOTCHING

6

TOP PLATE BREAK

(2)16d @ 8" O.C. TYP

D/6

1

BLOCKED
DIAPHRAGM
AT "X" AREA
(TYP.)

STUD WALL

10

TYP. BEAM TO POST WITH TOP PLATE

MIDDLE 1/3
OUTER 1/3
OF SPAN
OF SPAN ONLY
NO NOTCHES
AT TOP OR BOTTOM
ALLOWED U.N.O.

D

D/6

D

SILL PLATE w/LAG BOLTS PER
SHEAR WALL SCHED.
AT NON-SHEAR 2xSILL PLATE
w/16d NAILS @ 16" o/c

(3)-16d

EN

D/4

OUTER 1/3
OF SPAN
AT TOP OR BOTTOM

SHEAR WALL
PER SCHEDULE
WHERE OCCURS

SILL PLATE

10

14
C
L OF
SUPPORT

POST OR MULTI-STUD
PER PLAN
SIMP. H8
CONNECTOR AT E. FACE
OF POST TO SILL PLATE

SILL CONNECTION PER SHEARWALL
SCHEDULE

OR SHEATHING

STAGGER DISCONTINUOUS
PANEL JOINTS AS SHOWN
LONG DIMENSION OF SHEET OR
DIRECTION OF FACE GRAIN

3. AT WOOD FRAMED WALLS USE

TOP OF SLAB

3" MIN

1/8" GAP
U.N.O.

3710 DECKER-EDISON
MALIBU, CA 90265

(2)16d FACE NAIL OR

SIMPSON A34 TYP

3/8" MIN.

PANEL JOINT W/ 1/8" GAP
PER SHEATHING MANUFACTURER

1" GAP
8
5 " MIN.
16

ST6224

3. NAIL SILL PLATE TO WOOD FRAMED

OR SHEATHING

SHEATHING

JOIST OR FRAMING MEMBER

(1) 16d SHORT NAIL FOR
EACH 2" OF BEAM DEPTH
AT EACH SIDE OF BEAM

SIMPSON A34 EACH SIDE
AT TOP & BOTTOM NAIL
W/(4) 8d COMMON NAILS
AT EACH SIDE OF A34
TO FRAMING

3/8" MIN.

PANEL JOINT W/ 1/8" GAP
PER SHEATHING MANUFACTURER

1" GAP
8
5 " MIN.
16

WANG RESIDENCE

THRU ONE PLATE
TO STUD

SEE NON-BEARING
PARTITION ANCHORAGE
DETAIL FOR CONNECTION TO FRAMING

4'-0" W/(8) 16d
U.N.O. ON PLAN

AQX

MIN PLATE SPLICE

HEADER PER
SCHED
U.N.O. ON PLAN

(2)16 d FACENAIL

E.N. PER PLAN

DETAILS

NOTE: USE 16d SINKER OR 10d COMMON NAILS @ ST STRAPS. PROVIDE FULL NAILING
W/ MIN. 2" LONG 8d COMMON NAILS OR 16d SHORT NAILS @ CS16.

SHEET NO:
OF:

DETAIL

20

BORED OR NOTCHED STUDS

16

BORED OR NOTCHED TOP PLATES

12

SHEAR WALL NAILING

8

TOP PLATE SPLICE

4

S5.1

LANDING
3-16d@8" O.C.

INSTALL MST STRAP
2-A34 EA.
SIDE TYP.

2 1/2" LSL RIM BOARD
w/ A35 ANCHORS PER
SHEAR WALL SCHED.
AT NON-SHEAR WALL
@ 16" o/c

HANGER

E.N.
FLOOR JOIST

2xBLKG. @ 32" o/c
w/2-16d NAILS EA. END

*

HEADER TOP OF
HDR. AT BOTT.
OF TOP PLATE

TOP PLATE

HANGER

DBLE. 5/8"
PLYWOOD TYP.
STRINGER
2X

2-16d TYP.
2X

OPTIONALLY: STRAP MAY BE
INSTALLED ON THE FACE OF
THE TOP PLATES

BM. SEE PLAN

THE CONTRACTOR SHALL
PROVIDE CONNECTION DETAIL
TO ARCHITECT/ENGINEER OF
RECORD FOR APPROVAL

DOUBLE
JOISTS
AT SECOND FLOOR

SIMPSON ST6224
STRAP (U.N.O.)
EACH SIDE OF
HEADER

STRINGER
2X

POST

RAILING SEE ARCH'L
RAILING SHALL BE DESIGNED
FOR 20 plf APPLY AT TOP
IN ANY DIRECTION

SIMPSON A35 TYP.
2X SILL PL

LANDING

4" 4"

2'-10"

E.N.

FLOOR SHEETING
FINISH
PER ARCH. PLAN

1'-0"

SEE ARCH'L

(2) SIMPSON 'TS22'
STRAPS (I.E. (1)-E/S OF
HEADER ON EACH SIDE
OF BEAM OR MST STRAP
PER PLAN

1"
TREAD
SEE ARCH'L

JOIST SEE PLAN

BEAM, DBL. RAFTER,
PER PLAN

2'-10"

WOOD BEAM DOUBLE
STUD OR POST

SHEAR WALL
PER SCHEDULE
WHERE OCCURS

RISER
SEE ARCH'L

SILL PLATE w/LAG BOLTS PER
SHEAR WALL SCHED.
AT NON-SHEAR 2xSILL PLATE
w/16d NAILS @ 16" o/c

SEE ARCH'L

CONC. SLAB
4x POST
HARDY FRAME

2x KING STUD

FUR TO HDR. HGT.
NOTE: USE 16d COMMON NAILS

DOUBLE
TOP PLATE

SIMPSON STRAP TIE OPTIONS

SHEARWALL
PER SCHEDULE

MST48 USE (46) 16d NAILS OR (8) 1/2" BOLTS
MST60 USE (56) 16d NAILS OR (10) 1/2" BOLTS
MST72 USE (56) 16d NAILS OR (10) 1/2" BOLTS

STRINGER

17

13

BEAM HOLDOWN

9

DRAG STRUT. TYP.

TYPICAL RAILING DETAIL

HANGER

NOTE:

2-5/8"Ø R.H.

FOR MORE INFORMATION

AT CONCRETE SLAB

SEE PLAN

SECTION AT LANDING

SEE DETAIL

2
S5.2

1

WOOD STAIR FRAMING DETAIL
1"

3" 1" 1/2" MIN.

2X STUDS

WALL FRAMING
TOP PLATE

(4) A35 ES, E.E.

STRAP
PER PLAN
200 LB
LATERAL

PLYWOOD

BEAM PER PLAN
BEAM PER PLAN

16d @ 8" O.C.

FINISH
PER ARCH. PLAN

RAILING OPTIONS:
A.) CLAD STEEL POST W/
DECORATIVE WOOD POST
POST AND RAIL STYLE
PER ARCH. DETAILS
B.) WELD DECORATIVE
TO POST PER ARCH.
WROUGHT IRON RAIL
DETAILS

PLYWOOD
B.N.
SEE ARCH.

3/16"

1 1/2" X 12 GA. STEEL TUBE
1/2" MIN.
5" SQ X 1/4"
THICK BASE PLATE

6X6 POST
W/ SIMPSON 'ECC'

A

3X MIN. BEAM, DBL. JOIST OR
STAIR STRINGER (PER PLAN)

FLOOR JOIST
(4) 3/8"Ø X 7" LAG BOLTS

2X LEDGER W/ (3) 16d
@ EA. STUD

(2)-F.J. OR BEAM

(2)-3X BLK'G @ EA. POST

SHEAR WALL PER PLAN

18

DETAIL

PROJECT NAME:

A

14

WALL ABOVE DBL. JOIST (PARALLEL)

10

DRAG STRUT. TYP.

WALL FRAMING

DRY WALL

I-JOIST PER PLAN

CONT. FLOOR FRMG
WHERE OCCURS

NOTE:
FOR MORE INFORMATION

4X BLOCKING
PLYWOOD

SEE DETAIL
16d @ 8" O.C.

WOOD POST
SEE PLAN

2

RAILING POST CONNECTION
3/4" PLYWOOD PER PLAN
w/10d NAILS AS SHOWN

FLOOR SHEATHING w/ E.N.
2X STUDS

6

LANDING TO WALL (PERPEND.)

'SIMPSON LSTA12'
USE (10) 10d

PLYWOOD

FINISH
PER ARCH. PLAN

1
S5.2

2X STUDS
PER PLAN

2
S5.2

2X BLKG.

B.N.
SIMPSON H2.5 @ 32" O.C.

2X14 STRINGER
@ 16" o/c

1X6 SPACER

SIMP. STRAP
ST2215, AT EA. SIDE

SIMPSON CMST14
"A"
STUD WALL

WOOD BEAM
SEE PLAN

DBLE 5/8"
PLYWOOD TYP.
SEE ARCH.

2X BLK'G. @ 32"
16d @ 6" O.C. INTO
BLOCKING

3'-0" MIN. OVER PLATE

MIN. (6) JOIST BAYS

W/8d COMMONS @ 2" O.C.
(MIN. (14) 8d's)

W/8d COMMON @ 6" O.C. (OR CUT SHORT END OF FLOOR DIAPHRAGM)

2x BLKG. w/ 2- 16d NAILS
TO EACH STRINGER

"A"

2X LEDGER W/ (3) 16d
@ EACH STUD

2X OR 4X BLOCKING

SECTION A-A

2X
TYP.

2X FJ @ 16"
O.C.
NOTE: DO NOT NAIL ALL
HOLES IN STRAP.

FLOOR JOIST

SEE ARCH.

A35 ANCHORS AT
EACH STRINGER

2x STRINGERS
@ 16" o/c

PLYWOOD

3710 DECKER-EDISON
MALIBU, CA 90265

E.S.
TYP.
2X F.J. @ 16"
O.C.
16d @ 6" O.C.
INTO 2X BLK'G

1/4" 'U' PLATE
W/ (2) 3/4" Ø M.B.

A-A SECTION

(2) 3X BLK.

SIMPSON H2.5 @ 32" O.C.

1/4

1" 3" 1"

4X BLK.

WANG RESIDENCE

DETAIL

1'-0"

AQX

(4) A35 @ EACH SIDE

3"
MIN.

2X OR 4X FILLER

1X6 SPACER
SIMPSON THA HNGR.

19

15

WALL ABOVE JOIST (PERPEND.)

11

DRAG STRUT. TYP.

7

LANDING TO WALL (PARALLEL)

MASTERS IN ARCHITECTURE

AT LOW FLOOR

A
-

INSTALL MST STRAP
POST PER PLAN

2x SOLID BLKG.
@ 32" o/c
w/2-16d NAILS
EA. END

SIMPSON A35
EACH SIDE

(2) 3/4" Ø BOLTS
(4 TOTAL)

(2) 3/4" Ø BOLTS

FLOOR SHEETING

MST 48
CMST14

B.N. (TYP.)

2X TYP.

FLOOR JOIST

3"
MIN.

BEAM PER PLAN

*

HEADER TOP OF
HDR. AT BOTT.
OF TOP PLATE

(6) A35 @ EACH SIDE
2X BLK'G
@ 48"O.C.

Drawing Title
SIMPSON 'EPC'
DECK JOIST
PER PLAN

POST

2X OR 4X FILLER

STUDS PER PLAN
WHERE OCCURS

BEAM PER PLAN
(N) 4x4 POST

HARDY FRAME

1X6 SPACER
2x STRINGERS
@ 16" o/c

DETAILS

"A"

SIMPSON STRAP TIE OPTIONS

(E) 2x KING STUD

1 1/2"

12-16-2016

IN.

1 1/2"

Aqx Job No: 2016-097

SEE ARCH.

Date:
SIMPSON ST6224
STRAP (U.N.O.)
EACH SIDE OF
HEADER

5"

4"

studiomofainc@gmail.com

SEE ARCH.

"A"

EA. SIDE

DETAIL

DBLE. 5/8" PLYWOOD TYP.

4X BLK'G

BEAM SEE PLAN

A

BRETT L. R. DETMERS
P.O. BOX 10455
COSTA MESA, CA. 92627
949.645.8155 T/F + 213.999.2603 C

SIMPSON THA HNGR.
NAILED TO JOIST

PLYWD.

BEAM SEE PLAN

STUDIO M OF A INC.

DECK JOIST PER PLAN

8" M

DETAIL

BEAM PER PLAN
OR DBL. 2X
OR 4X BLKG. 2x SOLID BLKG.
@ 32" o/c
w/2-16d NAILS EA. END

SHEAR WALL
PER PLAN

1/4" BENT
STEEL PLATE - TYP.

MST48 USE (46) 16d NAILS OR (8) 1/2" BOLTS
MST60 USE (56) 16d NAILS OR (10) 1/2" BOLTS

SHEET NO:

BEAM PER PLAN

MST72 USE (56) 16d NAILS OR (10) 1/2" BOLTS

OF:

20

DETAIL

16

BEAM HOLDOWN

12

DRAG STRUT. TYP.

8

WOOD STAIR FRAMING DETAIL

4

S5.2

SHEAR WALL
PER SCHEDULE
WHERE OCCURS

POST PER PLAN

BN

DRAG BEAM PER PLAN

EN

3-16d TYP.
END LENGTH

END LENGTH

FLOOR SHEETING

SILL PLATE w/LAG BOLTS PER
SHEAR WALL SCHED.
AT NON-SHEAR 2xSILL PLATE
w/16d NAILS @ 16" o/c

BN

2X STUDS PER PLAN
SILL PLATE w/LAG BOLTS PER
SHEAR WALL SCHED.
AT NON-SHEAR 2xSILL PLATE
w/16d NAILS @ 16" o/c

PLYWOOD

FINISH
PER ARCH. PLAN

SHEAR WALL PER PLAN
WHERE OCCURS

E.N.

E.N.

PLYWOOD PER PLAN

B.N.

FINISH
PER ARCH. PLAN
EN

2 1/2" LSL RIM BOARD
w/ A35 ANCHORS PER
SHEAR WALL SCHED.
AT NON-SHEAR WALL
@ 16" o/c

10d NAIL AT EA.
JOIST EA. SIDE

WEB STIFFENER

FLOOR JOIST
(6) A35 @ EACH SIDE

E.N.

JOIST PER PLAN

2x BLK'G @ EA. STRAP
WHERE OCCURS AND @
4'-0" O.C. (TYP.)

WOOD BEAM
SEE PLAN

2- 2x TOP PLATES SPLICE

BEAM
PER PLAN

SIMPSON MST
SEE SCHEDULE

*
NONE BEAR'G WALL
WHERE OCCURS

WOOD BEAM TO STEEL POST WITH CAP

13

9

MST TO WOOD BEAM AT PARALLEL JOIST

DETAIL

5

STL. COLUMN
PER PLAN

TRIM AT ROOF
AS REQ'D

WHERE TRIM REQ'D
7" MIN. AT ROOF

DRAG BEAM
PER PLAN

POST SIZE
SEE PLAN

SILL PLATE w/LAG BOLTS PER
SHEAR WALL SCHED.
AT NON-SHEAR 2xSILL PLATE
w/16d NAILS @ 16" o/c

THE STRAP SHOULD WRAP
AROUND BEAM, TYP.
SHEAR WALL
PER SCHEDULE
WHERE OCCURS

BM. SPLICE WHERE
OCCURS SEE PLAN

BM. SIZE SEE PLAN
CENTER OF MST

SILL PLATE w/LAG BOLTS PER
SHEAR WALL SCHED.
AT NON-SHEAR 2xSILL PLATE
w/16d NAILS @ 16" o/c

EN

BN

1/4
SIMP. CCQ
COL. CAP TYP.

2x STUDS @ 16" o/c
SHEAR WALL
WHERE OCCURS

2xBLKG. @ 16" o/c
w/2-16d NAILS EA. END
FINISH
PER ARCH. PLAN

E.N.
B.N.

10d NAILS @ 4" o/c

2 1/2" LSL RIM BOARD
w/ A35 ANCHORS PER
SHEAR WALL SCHED.
AT NON-SHEAR WALL
@ 16" o/c

PLYWOOD

CENTER OF MST

E.N.

STRAP PER PLAN

30"

TOP PLATE SPLACE W/ST6224
WHEN TOP PLATE DISCONTINUOUS

MIN.

(4) A35 @ EACH SIDE
2X OR 4X
FILLER

JOIST
PER PLAN

EN

JOIST WEB
STIFFENER
SIMPSON STC
PER JOIST

SIMPSON 'CMST14' PER PLAN WHERE BEAM
SUPPORT SHEARWALL END POST

18

POST PER PLAN

14

DETAIL

SHEAR SCHEDULE
SYM

10

SIDE

#FT

ONE

280

MATERIAL
1/2" PLYWD (24/0)

NAILS
8d

EDGE
6

FIELD
12

GRD. FLOOR

UPPER FLR.

5/8" @ 48"

1/4"Ø x 6" SDS SCREWS @ 18" O.C.

BEAM TO POST WITH STRAP

10

(STRUCT. 1)

552

1/2" PLYWD (24/0)

8d

6

12

1/4"Ø x 6" SDS SCREWS @ 9" O.C.

5/8" @ 24"

6

NOTES SEE DETAIL
POST PER PLAN

11
3

1/2" PLYWD (24/0)

8d

4

12

A35

SIMPSON A35 ANCHORS
BOTH SIDES OF POST

8" O.C.

PLYWOOD PER PLAN

1/4"Ø x 6" SDS SCREWS @ 12" O.C.

5/8" @ 32"

12" O.C.

WALL CONSTRUCTION: 2X SILL, STUDS, & TOP PLATES. USE END POST PER HOLDOWN REQUIREMENTS

X

11

ONE

430

1/2" PLYWD (24/0)

8d

4

12

1/4"Ø x 6" SDS SCREWS @ 10" O.C.

5/8" @ 32"

2

2
S5.3

SHEAR WALL PER PLAN
WHERE OCCURS

18" O.C.

ADJOINING PANELS ON OPPOSING SIDES. USE MIN. 4X END POST.
350

JOIST PARALLEL TO EXTERIOR WALL
NOTE
FOR ADDITIONAL FRAMING

WALL CONSTRUCTION: 3X SILL, 3X STUDS @ BOUNDARIES, & 3X TOP PLATE, OFFSET

ONE

SHEAR WALL
PER SCHEDULE
WHERE OCCURS

NONE BEAR'G WALL
WHERE OCCURS

AT DOUBLE STRAPS
WHERE OCCURS
USE MIN. 5 1/2" WIDE POST

WALL CONSTRUCTION: 2X SILL, STUDS, & TOP PLATES. USE END POST PER HOLDOWN REQUIREMENTS
TWO

TJI

DETAIL

SEE SCHEDULE

HARDY FRAME TO DRAG BEAM AT FLOOR

*

BEAM
PER PLAN

END LENGTH

A-A

2X BLK'G
@ 48" 0.C.

BEAM
PER PLAN

PROJECT NAME:

2- 2x TOP PLATES SPLICE

POST
PER PLAN

HARDY-FRAME

1

JOIST PERPENDICULAR TO EXTERIOR WALL

SIMPSON MST SEE PLAN
ST6224 W/ #10 SCREWS
AT HARDY-FRAME
TYP. BOTH SIDE

SHEAR WALL
PER SCHEDULE
WHERE OCCURS

SIMPSON STRAP
PER PLAN
(BOTH SIDES
WHERE NOTED)

SILL PLATE w/LAG BOLTS PER
SHEAR WALL SCHED.
AT NON-SHEAR 2xSILL PLATE
w/16d NAILS @ 16" o/c

WALL ABOVE WHERE OCCURS

WOOD POST
W/ STRAP

MID POINT
OF STRAP

E.N.

STRAP PER PLAN

10" O.C.

FINISH
PER ARCH. PLAN

PLYWOOD PER PLAN

TOP PLATE

WALL CONSTRUCTION: 3X SILL@ FOUNDATION, 2X SILL @ RAISED FLOOR OR SECOND STORY, 3X
STUDS @ ADJOINING PANELS, & 2-2X TOP PLATES. USE 3X END POST (MIN) OR AS REQD BY HOLDOWN
TWO

860

1/2" PLYWD (24/0)

8d

4

12

5/8" @ 16"

1/4"Ø x 6" SDS SCREWS @ 6" O.C.

5" O.C.

1/4"Ø x 6" SDS SCREWS @ 9" O.C.

8" O.C.

WALL CONSTRUCTION: 3X SILL, 3X STUDS @ BOUNDARIES, & 3X TOP PLATE, OFFSET
ADJOINING PANELS ON OPPOSING SIDES. USE MIN. 4X END POST.
X

12

ONE

550

1/2" PLYWD (24/0)

8d

3

12

5/8" @ 24"

WRAP STRAP
AROUND BEAM

WALL CONSTRUCTION: 3X SILL @ FOUNDATION, 2X SILL @ RAISED FLOOR OR SECOND STORY, 3X
STUDS @ ADJOINING PANELS, & 2-2X TOP PLATES. USE 3X END POST (MIN) OR AS REQD BY HOLDOWN
TWO

1104

1/2" PLYWD (24/0)

8d

3

12

1/4"Ø x 6" SDS SCREWS @ 4" O.C.

5/8" @ 16"

BEAM PER PLAN

8" O.C. @ E.S.
STRAP

WALL CONSTRUCTION: 3X SILL, 3X STUDS @ BOUNDARIES, & 3X TOP PLATE, OFFSET
ADJOINING PANELS ON OPPOSING SIDES. USE MIN. 4X END POST.
3

X

13

ONE

730

1/2" PLYWD (24/0)

8d

2

12

5/8" @ 16"

1/4"Ø x 6" SDS SCREWS @ 6" O.C.

6" O.C.

WALL CONSTRUCTION: 3X SILL @ FOUNDATION, 2X SILL @ RAISED FLOOR OR SECOND STORY (O/3X BLK'G, 3X
STUDS @ ADJOINING PANELS, & 2-2X TOP PLATES. USE 3X END POST (MIN) OR AS REQ'D BY HOLDOWN
TWO

1460

1/2" PLYWD (24/0)

8d

2

12

1/4"Ø x 6" SDS SCREWS @ 3.5" O.C.

5/8" @ 12"

X

17

ONE

870

1/2" PLYWD (32/16)

10d

2

12

FASTENERS*

OR

4X BLK'G

9
S5.3

FLOOR JOISTS
PER PLAN

JOIST WEB STIFFENER

END LENGTH TENSION LOADS

CMST12

74-16d

33"

9215 lbs

CMST14

56-16d

26"

6490 lbs

CMSTC16

50-16d

20"

4585 lbs

CS 16

20-10d

11"

1705 lbs

E.N.

OPTION

SHEAR WALL PER PLAN
WHERE OCCURS

HEADER

6" O.C. @ E.S.

11

BEAM TO POST/BM. CONNECTION

7

HOLDOWN DETAIL ON BEAM

TYP. INTERIOR WALL PARALLEL TO JOISTS

1740

1/2" PLYWD (32/16)

10d

2

12

1/4"Ø x 6" SDS SCREWS @ 6" O.C.

1/4"Ø x 6" SDS SCREWS @ 3" O.C.

5/8" @ 8"

WALL ABOVE WHERE OCCURS

5" O.C. @ E.S.

POST PER PLAN

WOOD BEAM
SEE PLAN

C.L. SPLICE AT
C.L. POST

E.N.

SIMP. CCQ
COL. CAP TYP.
PER PLAN

studiomofainc@gmail.com

FINISH
PER ARCH. PLAN

B.N.

END LENGTH

350 PLF, USE:

a) 3X STUDS @ ADJOINING PANELS W/ STAGGERED NAILS
b) 3X SILLS @ FOUNDATION LEVEL.
c) NAIL DOUBLE TOP PLATES TOGETHER W/ 16d SINKER NAILS @ 4" O.C.
2. WHERE PLYWOOD SHEAR PANELS OCCUR ON BOTH SIDES OF WALL:
a) USE 3X STUDS @ ALL BOUNDARIES (BOT. PLATES, TOP PLATES, & ADJOINING PANELS)
b) OFFSET ADJOINING PANELS ON OPPOSING SIDES.

PER ARCH. PLAN

FINISH
PER ARCH. PLAN

Date:

JOIST PER PLAN

INSURE THAT THE WOOD BEAM BELOW AND DOES NOT TEND TO SPLIT. PRE-DRILL FOR NAILS IF
SPLITTING IS OBSERVED, USING A DRILL SIZE 3/4 OF THE DIAMETER OF THE SILL NAILING.
6. ALL PLYWOOD EDGES TO BE BLOCKED-USE 3X BLOCKING AT 2" O.C. NAILING.
7. ALLOWABLE LOADS FOR "SDS" SCREWS ARE BASED ON SIMPSON CATALOG AND ICC-ES CODE REPORT ESR-2236.

FLOOR JOISTS

WOOD POST TYP.
SEE PLAN

8. "SDS" SCREWS INSTALL BEST WITH A LOW SPEED 1/2" DRILL WITH A 3/8" HEX HEAD DRIVER.

INTERMEDIATE

SPLICE

WOOD BEAM
SEE PLAN

END

Drawing Title

WEB STIFFENER
2 1/2" LSL RIM BOARD
w/ A35 ANCHORS PER
SHEAR WALL SCHED.
AT NON-SHEAR WALL @ 16" o/c

DETAILS

SIMPSON MST
SEE SCHEDULE

NOTE
FOR ADDITIONAL FRAMING

FLOOR JOIST

NOTES SEE DET.

WHERE OCCURS

1
S5.3

SHEET NO:

11. TABLE BASED ON C.B.C. 2013 EDITION.

SHEAR SCHEDULE

12-16-2016

HEADER LOW

9. FULL PENETRATION INTO MAIN MEMEBR IS REQUIRED FOR SIMPSON "SDS" WOOD SCREWS.
THE ANCHOR BOLTS FOR SHEAR WALLS SHALL INCLUDE STEEL PLATE WASHER, A MIN. 0.229x3x3 IN SIZE.
SEISMIC FORCE IS INCREASED 25% FOR CONNECTIONS OF DIAPHRAGM TO SHEAR WALL.

10d NAIL AT EA.
JOIST EA. SIDE

7
S5.3

10. LOAD DURATION FACTOR OF CD=1.6 IS CONSIDERED IN ALLOWABLE VALUES OF "SDS" SCREWS.

Aqx Job No: 2016-097

6"

3. WHERE SILL NAILING IS 2" OR LESS, OR LAG SCREW IS USED PROVIDE 3X BLK'G, RIM JOIST, OR BEAM

13.

BRETT L. R. DETMERS
P.O. BOX 10455
COSTA MESA, CA. 92627
949.645.8155 T/F + 213.999.2603 C

LAP JOISTS MIN. 6"
w/ (4)-16d NAILS

ST6236 U.N.O. ON PLANS

NOTES:

12.

STUDIO M OF A INC.

5" O.C.

WALL CONSTRUCTION: 3X SILL, 3X STUDS @ BOUNDARIES, & 3X TOP PLATE, OFFSET
ADJOINING PANELS ON OPPOSING SIDES. USE MIN. 4X END POST.

1. WHERE PANEL NAILING IS SPACED @ 2" O.C. OR CALCULATED SHEAR LOAD EXCEEDS

3

MASTERS IN ARCHITECTURE

5/8" @ 16"

WALL CONSTRUCTION: 3X SILL @ FOUNDATION, 2X SILL @ RAISED FLOOR OR SECOND STORY (O/3X BLK'G, 3X
STUDS @ ADJOINING PANELS, & 2-2X TOP PLATES. USE 3X END POST (MIN) OR AS REQ'D BY HOLDOWN
TWO

2 1/2" LSL RIM BOARD
w/ A35 ANCHORS PER
SHEAR WALL SCHED.
AT NON-SHEAR WALL
@ 16" o/c

1. *: USE HALF OF THE NAILS IN EACH END LENGTH.
2. SCHEDULE BASE ON THE SIMPSON STRAP, ICC ESR-2105

WALL CONSTRUCTION: 3X SILL, 3X STUDS @ BOUNDARIES, & 3X TOP PLATE, OFFSET
ADJOINING PANELS ON OPPOSING SIDES. USE MIN. 4X END POST.
3

8
S5.3

END LENGTH

3

3710 DECKER-EDISON
MALIBU, CA 90265

HARDY FRAME

TJI

FLOOR JOIST

AQX

7
S5.3

VERT. STRAP
SEE
A

2X OR 4X FILLER

SIMPSON STC
PER JOIST

WANG RESIDENCE

2X BLK'G
@ 48"O.C.

OF:

16

BEAM TO POST WITH CAP

12

MST TO WOOD BM. AT PERPENDICULAR JOIST

8

JOIST PERPENDICULAR TO INTERIOR WALL

4

S5.3

SIMPSON TS22
2

12

12

13

5

7

6

8

2

13

6

9

1- PLYWOOD SHT'G WITH
EDGE NAILING ALONG
LINE OF BLK'G

6

11

2

6

7

3

5

7

1- ROOF SHT'G
2- 4X4 SHAPED BLK'G
3- DBL TOP PLATE
4- 2X4 MEMBERS AT EACH SIDE OF TRUSS
5- 2X FLAT BLK'G
6- EDGE NAILING
7- 4X4 POST, U.N.O.
8- PROVIDE 2X4 SHAPPED MEMBER IN BETWEEN
ITEM #4
9- SIMPSON ST6236 STRAP, U.N.O.
10- SHEAR PANEL TYPE ON SHEAR WALL
11- SHEAR PANEL TYPE BETWEEN TRUSSES
12- SPACING OF 16d's COMMON NAIL
13- SPACING OF ROOF BOUND. NAILING

17

TJI BLKG
@ 48".O.C.
PLYWOOD

SEE ARCH. 16d@ 32" O.C.
DWG.
PLYWOOD

4

2-2X STUD OR
POST PER PLAN

BN

BN

EN
BN

SIMPSON A-35
@ EA. SIDE OF HIP

5

HIP PER PLAN
TOP OF TOP
PLATES

6- 8d AT 2" O.C. +/(MIN. 20 NAILS)

7

EN
7- 8d AT 2" O.C. +/(MIN. 20 NAILS)

HANGER
TYP.

FJ PER PLAN

ST22 @ 48" O.C.

NOTE: SIMPSON 'WB' STRAP
MAY REPLACE THE
'CS' STRAP

HIP BEAM
SEE PLAN

BEAM

SIMP. TS22

2X DECK. JOIST

BEAM PER PLAN
2X LEDGER
W/ 1 /4" Ø SDS X 5" LONG
@ 6 " O.C. STAGGERED

PLAN VIEW COND. I

PLAN VIEW COND. II

SHEAR PANEL BETWEEN TRUSSES

13

9

DRAG DETAIL

5

DETAIL

TRIM (E) ROOF TRUSS
WHERE OCCURS

3

6

10

4

1

3

2

HIP/VALLEY TO POST

1

1
PARALLEL JOIST CONDITION
WHERE OCCURS

8
2

HIP PER PLAN

EN

5- STRAP PER PLAN
UNDER ALL BAYS
OF BLK'G

10
9

NOT USED

3- 4X TRUSS BLOCKING
W/4-8d @ TOP, 2-8d
EA. END, SEE PLANS
FOR # OF BAYS REQUIRED
4- DBL TOP PLATE OR
DROPPED BEAM

1

12

4

SILL PLATE w/ NAILS PER
SHEAR WALL SCHED.
AT NON-SHEAR 2xSILL PLATE
w/16d NAILS @ 16" o/c

2- TRUSS PER MFR.

1

3

4

11

SHEAR WALL
PER SCHEDULE
WHERE OCCURS

1

SIMPSON U-HNGR.

1- PLYWOOD SHT'G

6

8

AQX

1

HIP PER PLAN

2- TRUSS BY MFR.
3- 8d's @ 6" O.C.
1

2

1

5

4

1- ROOF SHT'G W/E.N.
4- 2X BLK'G

3

2- DRAG TRUSS
PROVIDE 2X4 MEMBER
4'-0" LONG TO THE SIDE
OF BOTTOM CHORD OF
TRUSS W/ 16d's @ 4"
O.C. STAGG. TO
RECEIVE STRAP

9
3

6

18

4

3

9

6- EDGE NAILING

3- 16d's @ 12" O.C. U.N.O.

7- PLYWOOD W/ 10d BN @ 6" o.c.
AT BOTH SIDE

4- (N) ROOF TRUSS PER PLAN

8- B.N.

REFER TO PLANS
& TABLE BELOW
FOR STRAP, NO.
OF NAILS AND
END LENGTH
AT EA END

4

13

10

E.N.

4

7

2- ROOF SHT'G.

2

5

2X FLAT BLK'G @
48" OC W/ (2) 16d
SHORT END NAILS &
(2) 16d SHORT FACE
NAILS INTO TOP
PLATES

5- 16d @ 6" O.C.
6- 2X BLOCKING

2" MIN.
O/ LAP

6

E.N.

33"

E.N.
LTR A35 OR LTP4
SPACING
A
32" OC
B
24" OC
C
16" OC
D
12" OC

SHEAR WALL
SEE BELOW
ALT: A35 @
2X FLAT TO
TRUSS OR
PLTS.
2X FLAT
BLK'G (TYP.)
SHEAR WALL
WHERE OCCURS

BEAM PER PLAN
WHERE OCCURS

19

HOLDOWN DETAIL AT STUD WALL

15

DETAIL

11

(N) FLOOR JOIST
PER PLAN

SIMPSON HANGER
'HUSTF'
2X LEDGER W/ 2-1/4"Ø
X5" LAG SCREWS PER STUD

SHEAR WALL
WHERE OCCURS
TRUSS PARALLEL TO
INTERIOR WALL

BEAM PER PLAN
WHERE OCCURS

NOT USED

16d SHORT
NAIL SPAC'G
6" OC
4" OC
3" OC
USE A35'S

A35'S @
48" OC U.N.O.

E.N.

2X FLAT
BLK'G (TYP.)

3

BN

A35F AT 48" OC INSTALLED BELOW
SHEATHING OR LTP4 OVER SHEATHING
AT SAME SPACING U.N.O. (ALT: A35
ABOVE TOP PLATES) NAIL W/ (6) 8d
JOIST HANGER NAILS AT JOIST AND
PLATES. USE 2" LONG NAILS AT LTP4
APPLIED OVER SHEATHING.

B.N.

4"
MAX.

16d @ 6" O.C.
INTO 2X BLKG.

2X BLK'G

B.N.

5

74-16d

(E) WALL
PLYWOOD
PER PLAN

TRUSSES (TYP.)

SHEAR WALL
WHERE OCCURS

2X CONTINUOUS
BLK'G W/ 16d SHORT
NAILS @ 6" OC U.N.O.
@ TRUSS & PLATE

7- SIMPSON H2.5
@ 32" O.C.

STUD OR
POST PER PLAN

STUD IN FILL @ 16" O.C.
FOR SHEATHING APPLICATION ONLY.

E.N.

4- (E) SHEAR PANEL

FOR BALANCE OF
INFORMATION SEE 2008
SIMPSON CATALOG

CMST12

2

TYPICAL CEILING JOIST DETAILS

ROOF SHEATHING (TYP.)

SHEAR WALL
SEE BELOW
NOT REQ'D IF
DESIGNED
DRAG TRUSS
PER LOADING
INDICATED ON
FRAMING
PLANS

1- EDGE NAILING

1

ADD FILLER BLOCK WHEN
I-JOIST OCCURS (IF REQUIRED)

46-16d
34-16d
56-16d

CLG.JOIST
PER PLAN
w/ HU-HNGR.

CELING BEAM
PER PLAN

B.N.

REFER TO PLANS AND
TABLE BELOW FOR
STRAP, NO. OF NAILS
AND END LENGTH AT
EA END
NOTES:

MST48
CMST14

CLG.JOIST PER PLAN
w/ HU-HNGR.
WHERE OCCURS

6

SHEAR TRANSFER

STUD OR POST PER
PLAN

END LENGTH (MIN)
EQUAL
EQUAL
26"

PROJECT NAME:

12- SIMPSON H1 @ 48"
ATTACHED TO TRUSS
(U.N.O.) AS AN ALT.
TO SIMPSON A35's
13- BEAM PER PLAN
WHERE OCCURS

6

DRAG DETAIL

PARALLEL JOIST CONDITION
WHERE OCCURS

2x SOLID BLKG. w/
16d NAIL @ 6" O.C.

11- EDGE NAILING

6

NAILING(MIN)

CLG. JOIST
PER SCHED.

10- 2X FREEZE BLOCK

3- (N) TRUSSES PER MFR.

END
LENGTH

2x LEDGER W/
16d NAILS
TO EA. STUD
(2-16d NAILS @
2x4 OR 2x6 C.J.
3-16d NAILS @
2x8 C.J. & OVER)

7- SHEAR PANEL TYPE 11 TYP.
(U.N.O. ON PLANS)

9- ALT. LOCATIONS OF
SHEAR PANEL INSIDE
SEE PLAN

8

STRAPS MAY BE PLACED
OVER PLYWOOD SHEAR
PANELS

SOLID RIM OR
FILL WEB OF
"I" JOIST RIM
AT LOCATION
OF STRAP

2x STUDS
PER PLAN

8- SEE PLAN FOR TYPE AND
LOCATION

7

14

STRAP
MST60

13

3
1

5- SHIM

DETAIL

CLG. JOIST
PER PLAN

6- SIMPSON A35 PER S.W.
SCHEDULE 32" O.C. MAX.

4- FRAMING MEMBER

7

2- 2X BLK'G

EQUAL NUMBER OF
SPECIFIED NAILS
AT EACH END, USE
EVERY OTHER NAIL
HOLE IN A ROW

8

8

6- STRAP PER PLAN
CENTERED ON TRUSS
AND SIDE MEMBER
(U.N.O.)

5- SIMPSON HANGER

PROVIDE MIN.
END DISTANCE
OF 7/8"

13

5- 2X BLK'G

1- ROOF SHT'G

END
LENGTH

5- DBL TOP PLATE OR BM

11

3710 DECKER-EDISON
MALIBU, CA 90265

NOT USED

3

12

5

3- DBL TOP PLATE OR BEAM

2

12"

4

12

WANG RESIDENCE

5

2

SHR TNSFR(TRUSS TO INT. WALL)

7

DETAIL

3

STUDIO M OF A INC.
MASTERS IN ARCHITECTURE

1

24"

4

4

6

P

. LA

MIN

4
1

3

BRETT L. R. DETMERS
P.O. BOX 10455
COSTA MESA, CA. 92627
949.645.8155 T/F + 213.999.2603 C

12

BEAM PER PLAN
7

BEAM PER PLAN

4

13
3
5
2
7
6
S6.4

1
7

3

studiomofainc@gmail.com

DECK JOIST
PER PLAN

1- PLYWOOD SHT'G

5

2- TRUSS BY MFR.

B.N.

3- 2X BLK'G

E.N.

5- SHEAR PANEL TYPE 11 TYP.
(U.N.O. ON PLANS)

8
7

2
2

10

6

Aqx Job No: 2016-097

4- 8d's @ 6" O.C.

BEAM PER PLAN

6- SIMPSON A35 @ EACH BAY
(U.N.O.)

Date:

(3)-A35
E.S.

7- EDGE NAILING

12-16-2016

Drawing Title

8- SEE PLAN FOR TYPE AND
SIMPSON ECCO
WELDED TO CONTRACTOR
1/4"

WELDED STL. COLUM
TO CONTRACTOR

1/4"

STEEL COLUMN
PER PLAN

11
5- ROOF TRUSSES

1- EDGE SCREW

6- ROOF SHEATHING
7- 4X ROOF RAFTER
8- STUD WALL

2- 2X WOOD BLK'G OR STL
STUD BLOCKING

9
8

VERT. STRAP
SEE 18A

LOCATION
9- ALT. LOCATIONS OF
SHEAR PANEL INSIDE
SEE PLAN
10- DBL TOP PLATE OR BM

3- WALL SHEATHING, PER
PLAN

11- BEAM PER PLAN
WHERE OCCURS

4- EDGE NAILING

12- 2X RR PER PLAN

DETAILS

S5.3

FILLER
AS NEEDED

1/ 4" ØX4 1/2"
HFS SCREWS

HARDY FRAME

SHEET NO:

13- 2X LEDGER W/ (3)-16d
AT EACH TRUSS

NOT USED

20

DETAIL

16

WOOD EAVE CONN. DETAIL

12

SHEAR TRANSFER

OF:

8

DETAIL

4

S5.4

GENERAL STRUCTURAL NOTES
GENERAL

CONCRETE

WOOD

FASTENING SCHEDULE

REINFORCING STEEL

STRUCTURAL DESIGN CRITERIA

1520 Brookhollow, Suite #45
Santa Ana, CA 92705
Off. (714) 662-0510
Fax. (714) 662-0559
info@aqxengineering.com

SPECIAL INSPECTION PROGRAM
AND STRUCTURAL TEST

AQX ENGINEERING INC.

FOUNDATION

EPOXY ANCHORS

GLUED LAMINATED WOOD

GENERAL
NOTES
STRUCTURAL OBSERVATION

MANUFACTURED WOOD MEMBERS

SN-1

1520 Brookhollow, Suite #45
Santa Ana, CA 92705
Off. (714) 662-0510
Fax. (714) 662-0559
info@aqxengineering.com

AQX ENGINEERING INC.

FOUNDATION NOTES

S-1

1520 Brookhollow, Suite #45
Santa Ana, CA 92705
Off. (714) 662-0510
Fax. (714) 662-0559
info@aqxengineering.com

AQX ENGINEERING INC.

FRAMING NOTES

S-2

1520 Brookhollow, Suite #45
Santa Ana, CA 92705
Off. (714) 662-0510
Fax. (714) 662-0559
info@aqxengineering.com

AQX ENGINEERING INC.

FRAMING NOTES

S-3

18

14

EXT. WALL AT GARAGE FTG

9

(N)HOLDOWN AT (E) FTG.

10

HOLDOWN AT (N) FTG.

1

6

2

EXT. WALL TYP. SECTION @
7 SLAB
ON GRADE @ FTG

3

2

2

1

1520 Brookhollow, Suite #45
Santa Ana, CA 92705
Off. (714) 662-0510
Fax. (714) 662-0559
info@aqxengineering.com

13

AQX ENGINEERING INC.

17

1- STEEL COLUMN

5
3

PER PLAN,W/3'-0''MIN.
EMB. UNDER CONC. SLAB.
2- CONC. SLAB, SEE DETAL
7/SD-1, WHERE (E) SLAB
OCCURS.
3-NOT USED
4- 1/4" END PLATE
5- #3 TIES

6

6- (8)- #5 VERT. BARS

4

3"
CLR.

30"

SHEAR WALL INTERSECTIONS

19

TYP. REINFORCING BENDS

15 HOUSE TO PATIO

11

CAISSON FTG. DETAIL
2

2

1

1- STEEL COLUMN

5
3

PER PLAN,W/3'-0''MIN.
EMB. UNDER CONC. SLAB.
2- CONC. SLAB, SEE DETAL
7/SD-1, WHERE (E) SLAB
OCCURS.
3-NOT USED
4- 1/4" END PLATE

6

5- #3 TIES
6- (8)- #5 VERT. BARS

4

3"
CLR.

30"

SD-1
TYPICAL REINFORCEMENT DETAILS

16

NON-STRUCTRAL PARTITION

12

CAISSON FTG. DETAIL

8

WOOD POST ON SILL PLATE

4

8

10

11
11

11

12

13

TOP PLATE SPLICE

18

TYPICAL CEILING JOIST DETAILS

SHEAR WALL SCHEDULE

9 FRAMNG DETAIL

POST TO BM. CONN. W/ STRAP

14

5

TYP. FRAMING DETAIL

1

6

DBL. BM DETAIL

2

SECTION

1520 Brookhollow, Suite #45
Santa Ana, CA 92705
Off. (714) 662-0510
Fax. (714) 662-0559
info@aqxengineering.com

17

AQX ENGINEERING INC.

PLY.FLR./ROOF DIAPHRAGM

17

PLAN VIEW
SIMPSON STRAP PARALLEL TO RAFTER/JOIST

SECTION

PLAN VIEW
SIMPSON STRAP PERPENDICULAR TO RAFTER/JOIST

19

15

TYP. BEAM TO POST WITH TOP PLATE

11

7

3

TOP PLATE CONNCETION

A

B
PIPE PENETRATION AT PLATES

20

POST TO BEAM CONNECTION

16

CONNECTION DETAIL

12

8

DRAG STRUT TYP.

SD-2
4

15

SPECIAL SHEAR @ EXISTING WALLS

16

SHEAR TRANSFER

9

5

1

10

6

2

1520 Brookhollow, Suite #45
Santa Ana, CA 92705
Off. (714) 662-0510
Fax. (714) 662-0559
info@aqxengineering.com

EXTERIOR AND INTERIOR BEARING/SHEAR WALL FRAMING

ROOF S.T. @ EXT. BEARING WALL

AQX ENGINEERING INC.

14

42"

INTERIOR NON-BEARING STUD WALL FRAMING
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City of Malibu
23825 Stuart Ranch Rd., Malibu, California CA 90265-4804
(310) 456-2489 FAX (310) 456-7650

BIOLOGY REVIEW
REFERRAL SHEET
TO:

City of Malibu Biologist

FROM:

City of Malibu Planning Department

DATE:

PROJECT NUMBER:

CDP 17-085

JOB ADDRESS:

3710 DECKER EDISON RD

APPLICANT I CONTACT:

Brett Detmers

APPLICANT ADDRESS:

P.O. Box 10455
Costa Mesa, CA 92627

APPLICANT PHONE #:

(213)999-2608

12/20/2016

APPLICANT FAX#:
APPLICANT EMAIL:

studiomofainc~gmaiI.com

PLANNER:

Jessica Colvard

PROJECT DESCRIPTION:

Addition and patio cover to existing SFR, and guest
house

TO:

Malibu Planning Department and/or Applicant

FROM: City Biologist, Dave Crawford
_______

The project review package is INCOMPLETE and; CANNOT proceed through
Final Planning Review until corrections and conditions from Biological Review
are incorporated into the proposed proiect design
(See Attached).
The project is APPROVED, consistent with City Goals & Policies associated
with the protection of biological resources and CAN proceed through the
Planning process.
The project may have the potential to significantly impact the following
resources, either individually or cumulatively: Sensitive Species or Habitat,
Watersheds, andlor Shoreline Resources and therefore Requires Review by
the Environmental Review Board (ERB).

Signafure

Date

Additional requirements/conditions may be imposed upon review of plan revision
Contact Information:
Dave Crawford, City Biologist, dcrawford~malibucity.org, (310) 456-2489, extension 277
Rev 05/29/20 18

ATTACHMENT 3

Dave

Crawford

7’

Signature:

City of Malibu
Biology. Planning Department
23825 Stuart Ranch Road~ Malibu, California 90265-4861
Phone (310) 456-2489 Fax (310) 317-1950 www.malibucity.org

BIOLOGY REVIEW SHEET
PROJECT INFORMATION
Applicant:
(name and email
address)
Project Address:
Planning Case No.:
Project Description:

Brett Detmers
studiomofainc©gmail.com
3710 Decker Edison Road
Malibu, CA 90265
CDP 17-085
Addition and patio cover to existing SFR, and guest house
......

Date of Review:
Reviewer:

August 13, 2019

Contac nfo~m atiç~•

Phone: (310)456-2489 ext. 307

.L

Email:Zdcrawford~malibu ty.org

SUBMITTAL INFORMATION
Site Plans: 9/5/17
Site Survey: 9/5/17
Planting Plan: 1/29/19
lrrigation/Hydrozone/ 1/29/19
water budget Plan:
Grading Plans: 12/14/16
OWTS Plan:
Bio Assessment: 10/9/18
Bio Inventory:
Native Tree Survey:
Native Tree Protection 10/9/18
Plan
~h er HabitatM tig~o~ nd Mon to ~ ( P!~18)
Previous Reviews: In complete 10/30/1 8, Incomplete 1/2/19, Incomplete 2/5/19

REVIEW FINDINGS
Review Status:

LI

INCOMPLETE Please respond to the listed review comments and provide any

additional information requested.

Environmental Review
Board:

~

APPROVED The proposed project

LI

This project has the potential to impact ESHA and may require review by the
Environmental Review Board
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DISCUSSION:
1. The Maximum Applied Water Allowance (MAWA) for this project totals 43,905 gallons per year. The
Estimated Applied Water Use (EAWU) totals 37,993 gpy, thus meeting the Landscape Water
Conservation Ordinance Requirements.
2. The City Biologist has evaluated the protected tree that was previously an issue for this project. The
tree was severely burned during the Woolsey Fire and died and is, therefore, no longer a protected tree.
As such, the native tree is no longer an issue.
RECOMMENDATIONS:
1. The project is recommended for APPROVAL with the following conditions:
A. Pursuant to LIP Section 4.7.1 the allowable development area is limited to 10,000 square feet as all
feasible building areas will result in impacts to Environmentally Sensitive Habitat Area (ESHA).
B. Pursuant to LIP Section 4.8.1, all new development shall include mitigation for unavoidable
impacts to ESHA from the removal, conversion, or modification of natural habitat for new and
previously unauthorized development, including required fuel modification and brush clearance.
Without the benefit of permits, the property’s previous owner cleared land on the subject and
adjacent parcel for a horse corral. Chaparral impacts on the subject parcel included 0.302 acre and
an additional 0.102 acre on the adjacent parcel.
Since the current owner was not responsible for the unauthorized clearing of native vegetation,
there is no punitive restoration requirement. However, their responsibility will include removing
all fencing, structures, and accessories of the corral in the western portion of the site, and restoring
that area at a 1:1 ratio pursuant to Section 4.1 of the UltraSystems Habitat Mitigation and
Monitoring Plan. The monitoring shall occur for a minimum offive years. If at the end of five years
the restoration plan is not successful, the property owner and City Biologist will communicate and
investigate other potential remedies at that time.
Impacts to ESHA resulting from additional required fuel modification associated with the proposed
development total 0.78 acre. Mitigation for these impacts will be accomplished through and in lieu
fee paid to the Santa Monica Mountains Conservancy. Prior to Final Plan Check the applicant
shall provide of payment of in lieu fees to the Santa Monica Mountains Conservancy.
C. Prior to installation of any landscaping, the applicant shall obtain plumbing permit for the proposed
irrigation system from the Building Safety Division.
D. Prior to or at the time of a Planning final inspection, the property owner/applicant shall submit to
the case planner a copy of the plumbing permit for the irrigation system installation that has been
signed offby the Building Safety Division.
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E. Prior to final Planning inspection or other final project sign off (as applicable), the applicant shall
submit to the Planning Director for review and approval a certificate of completion in accordance
with the Landscape Water Conservation Ordinance (MMC Chapter 9.22). The certificate shall
include the property owner’s signed acceptance of responsibility for maintaining the landscaping
and irrigation in accordance with the approved plans and MMC Chapter 9.22. (form attached)
F. Prior to Final Plan Check Approval, if your property is serviced by the Los Angeles County
Waterworks District No. 29, please provide landscape water use approval from that department.
For approval contact:
Nima Parsa
Address:
23533 West Civic Center Way, Malibu, CA 90265-4804
Email:
Nparsa@DPW.LACOUNTY.GOV (preferred)
Phone:
(310)317-1389
Please note this action may require several weeks. As such, the applicant should submit their
approved landscape plans to DPW as soon as feasible in order to avoid a delay at plan check.
G. Vegetation forming a view impermeable condition (hedge), serving the same function as a fence
or wall, occurring within the side or rear yard setback shall be maintained at or below six (6) feet
in height. View impermeable hedges occurring within the front yard setback serving the same
function as a fence or wall shall be maintained at or below 42 inches in height.
H. Invasive plant species, as determined by the City of Malibu, are prohibited.
I.

Vegetation shall be situated on the property so as not to obstruct the primary view from private
property at any given time (given consideration of its future growth).

J. No non-native plant species shall be approved greater than 50 feet from the residential structure.
K. The landscape plan shall prohibit the use of building materials treated with toxic compounds such
as creosote and copper arsenate.
L. Grading/excavation/vegetation removal scheduled between February 1 and September 15 will
require nesting bird surveys by a qualified biologist prior to initiation of such activities. Surveys
shall be completed no more than 5 days from proposed initiation of site preparation activities.
Should active nests be identified, a buffer area no less than 150 feet (300 feet for raptors) shall be
fenced off until it is determined by a qualified biologist that the nest is no longer active. A report
discussing the results of the surveys shall be turned in to the City within 2 business days of
completion of surveys.
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M. The restoration and landscape plans have been conditioned to protect natural resources in
accordance with the Malibu General Plan. All areas shall be planted and maintained as described
in the approved plans. Failure to comply with the landscape conditions is a violation of the
conditions of approval for this project.
N. Night lighting from exterior and interior sources shall be minimized. All exterior lighting shall be
low intensity and shielded so it is directed downward and inward so that there is no offsite glare or
lighting of natural habitat areas.
0. Necessary boundary fencing of any single area exceeding Y2 acre shall be of an open rail-type
design with a wooden rail at the top (instead of wire), be less than 40 inches high, and have a space
greater than 14 inches between the ground and the bottom post or wire. A split rail design that
blends with the natural environment is preferred.
2. The proposed project will REQUIRE REVIEW by the Environmental Review Board because the
project has the potential to impact special-status biological resources.
3. PRIOR TO ISSUING A CERTIFICATE OF OCCUPANCY, the City Biologist shall inspect the
project site and determine that all planning conditions to protect natural resources are in compliance
with the approved plans.

-oOo

If you have any questions regarding the above requirements, please contact the City Biologist office at
your earliest convenience.

cc:

Planning Project file
Planning Department
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Planning Department
CERTIFICATE OF COMPLETION
PART 1. PROJECT INFORMATION

Applicant Information:
Date
Applicant Name

Telephone No.
Fax No.

Title

Email Address

Company

Street Address

City

State

Zip Code

Project Address and Location:
Street Address

Additional Notes

Other Project Case Number

Assessor Parcel Number(s)

Property Owner or his/her designee:
Name

Telephone
Fax

No.

No.

Title

Email

Address

Company

Street

Address

City

State

Zip Code

Property Owner Certification

I certify that I/we have received copies of all the documents listed within the final approved Landscape Plan and
Parts 4 through 8 listed at the end of this Certificate of Completion. I/we further acknowledge that it is my/our
responsibility to see that the project is maintained in accordance with these plans and documents and the
Landscape Water Conservation Ordinance (Malibu Municipal Code (MMC) Chapter 9.22).

Property Owner Signature

Print Name

1
2O19-O1~19

Date

PART 2. CERTIFICATION OF INSTALLATION
I certify that the landscaping and irrigation system have been installed in substantial conformance with the
approved planting and irrigation plans and that appropriate soil amendments have been made in accordance with
soil tests.
Sigrlature*

Date

Name (print)

Telephone No.
Fax No.

Title

Email Address

License No. or Certification No.
Company

Street Address

City

State

Zip Code

*signer of the landscape design plan, signer of the irrigation plan, or a licensed landscape contractor.

PART 3. CERTIFICATION OF IRRIGATION EFFICIENCY
I certify that the irrigation system and controller have been adjusted to maximize irrigation efficiency and eliminate
overspray and runoff in accordance with the Landscape Water Conservation Ordinance (MMC Chapter 9.22).
Irrigation Auditor Signature

Print Name

Date

PART 4. AS-BUILT APPROVED LANDSCAPE AND IRRIGATION DESIGN PLANS
receive city review and approval prior to installation.

—

Substantial changes must

PART 5. FINAL WATER BUDGET CALCULATION WORKSHEET Water budget calculation worksheet
updated to reflect as-built landscape and irrigation design plans.
-

PART 6. IRRIGATION SCHEDULING PARAMETERS per MMC Section 9.22.080(B)(1).
-

PART 7. LANDSCAPE AND IRRIGATION MAINTENANCE SCHEDULE per MMC Section 9.22.080(B)(1).
-

PART 8. SOILS TEST REPORT AND RECOMMENDATIONS per MMC Section 9.22.090(A)(9).
-

Planning Department Approval Stamp

2019-01-19

Ci o 1~7alibu

RECEIVED
JUL 22 2019

23825 Stuart Ranch Rd., Malibu, California CA 90265-4861
(310)456-2489 FAX(310)456-3356 www.malibucity.org

ENVIRONMENTAL HEALTH REVIEW

P~NN~NG DEPT

REFERRAL SHEET
TO:

City of Malibu Environmental Health Administrator DATE:

f'r j,:.

FROM: City of Malibu Planning Department
PROJECT NUMBER:

CDP 17-085

JOB ADDRESS:

3710 DECKER EDISON RD

APPLICANT /CONTACT:

Brett Detmers

APPLICANT ADDRESS:

P.O. Box 10455
Costa Mesa, CA 92627

APPLICANT PHONE #:

(213)999-2608

APPLICANT FAX #:
studiomofainc@gmail.com

APPLICANT EMAIL:

PROJECT DESCRIPTION: Addition and patio cover to existing SFR, and
guest house
TO:

Malibu Planning Department and/or Applicant

FROM: City of Malibu Environmental Health Reviewer
Conformance Review Complete for project submittals reviewed with respect to the
City of Malibu Local Coastal Plan/Local Implementation Plan (LCP/LIP) and Malibu
Municipal Code (MMC). The Conditions of Planning conformance review and plan
check review comments listed on the attached review sheets)(or else handwritten
below) shall be addressed prior to plan check approval.
Conformance Review Incomplete for the City of Malibu LCP/LIP and MMC. The
Planning stage review comments listed on the City of Malibu Environmental Health
review sheets) shall be addressed prior to conformance review completion.
OWTS Plot Plan

❑

NOT REQUIRED

❑

REQUIRED (attached hereto)

~~~z~~ ~~ ~-

Signature

Rev 141008

REQUIRED (not attached)

Date

~~t °~ ~'~ L1

~~

•

,~

Ci of Malibu
Environmental Health •Environmental Sustainability Department
23825 Stuart Ranch Road •Malibu, California • 90265-4861
Phone (310)456-2489 ~ Fax (310)456-3356 • www.malibucitv.or~
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ENVIRONMENTAL HEALTH REVIEW SHEET
PROJECT INFORMATION
Applicant: Brett Detmers
(name and email studiomofainc(c~gmail.com
address)
Project Address: 3710 Decker Edison Road
Malibu, California 90265
_Planning. Case No.~.:......_CDP 17-085...........--- - - - - --- - -- — -Project Description: Addition and patio cover to existing SFR, new guest house, new pool and pool house,
new OWTS
~},~
~~~Date of Review: August 5, 2019
~ Signature: ~~l
Reviewer: Melinda Talent
~G~iLfi"
Email: mtalen ma ibucit .or
Contact Information: Phone: 310 456-2489 ext. 364:
SUBMITTAL INFORMATION
Architectural Plans: Studio M of A: 9-5-17, revisedplan received by Planning on 3-26_19_ _ _ _ _ __ _______
Grading Plans: Geoquake: Plans dated 12-14-16; Revised plans dated 2-7-18 (received by Planning
OWTS Plan: Absolute Consulting Engineers dated 5-20-19, revised plan dated 7-8-19, revised plan
-. --.---...._..._.undated and ,unsigned) received by Planning _on 7-22-19:-- _- _..__._.._._............----.._._...................__...............
OWTS Report: OWTS Design Report by Absolute Consulting Engineers (undated and unsigned)
received by Planning 11-27-18. OWTS Design Report by Absolute Consulting
Engineers dated 1-28-19, OWTS Design Report by Absolute Consulting (undated and
unsigned) received by Planning 3-26-19. Absolute Consulting Engineers report dated
.................._.............---...._...._......:...._5-20-1
.9,_additional information dated 7.8_19,_revised.._report,dated 7-19-19_ _.......................__.............
__........... _.__._
Geology Report: Geoquake: Percolation Test report dated 5-26-17 (received by Planning 9-5-17);
Response letter dated 2-28-18 (received 3-29-18), Addendum report dated 10-5-18
(received by Planning 11-27-18), Addendum report dated 10-5-18?(received by
Plannin 1 29.....'.....__.~~.._....__.._P._......................................._..........._.....__._...._...._....._..._._..------.........._..._._...__........_...._......__...................................._......
19 Res onse to Comments dated 6-24-19
__...._._..._.._..---......---._..__......................._._................._.~_..._Miscellaneous: Absolute Consulting Engineers: Planning Stage review Comments letter(undated)
received 3-29-18. Fixture unit worksheet: Unsigned and undated (received 9-5-17)
Fixture unit worksheet by Khosrow Nourmohammadi dated 3-17-19.
Counter meeting with OWTS designer on 6-4-19. Counter meeting with project
applicant on 6-25-19 and city email to applicant sent on 6-25-19. Orenco specification
sheets received by Planning on 7-9-19. Orenco brochures received by Planning on 7_9-19......_Email_response to OWTS_desi~ner and. . pro~ect a.P.Plicant dated_7-10-1._9.~._. . . . . . . . . . . . . . . . ._. . .
Previous Reviews: 9-18-17, 4-10-18, 12-10-18, 2-8-19, 4-5-19, 7-10-19
REVIEW FINDINGS
Planning Stage: ~

❑

OWTS Plot Plan:

❑

CONFORMANCE REVIEW COMPLETE for the City of Malibu Local Coastal
Program/Local Implementation Plan (LIP) and Malibu Municipal Code(MMC). The listed
conditions of Planning stage conformance review and plan check review comments shall
be addressed..prior to_ptan check approval....................... _..
_..
CONFORMANCE REVIEW INCOMPLETE for the City of Malibu LIP and MMC.
The listed Planning stage review comments shall be addressed prior to conformance
.review completion.
___
NOT REQUIRED
REQUIRED (attached hereto) ~ REQUIRED (not attached)
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of Malibu

Based upon the project description and submittal information noted above, a conformance review was
completed for a new advanced onsite wastewater treatment system (OWTS)proposed to serve the onsite
wastewater treatment and disposal needs of the subject property. The proposed advanced OWTS is
feasible in concept; however, additional design revisions will be required during building plan check and
final approval of the new OWTS. Please distribute this review sheet to all of the project consultants and,
prior to final approval, provide a coordinated submittal addressing all conditions for final approval and plan
check items.
The conditional conformance findings hereby transmitted complete the Planning stage Environmental
Health review of the subject development project. In order to obtain Environmental Health final approval
of the project OWTS Plot Plan and associated construction drawings (during Building Safety plan check),
all conditions and plan check items listed below must be addressed through submittals to the
Environmental Health office.
Conditions of Planning Conformance Review for Building Plan_ Check Approval:
1) Final Onsite Wastewater Treatment System (OWTS)Plot Plan: A final plot plan .prepared, dated
and signed by a City Registered OWTS Designer must be submitted showing an OWTS design
meeting the minimum requirements of the Malibu Municipal Code (MMC) and the Local Coastal
Program (LCP)/Local Implementation Plan (LIP). The plans must include all necessary construction
details, the proposed drainage plan for the developed property, and the proposed landscape plan for
the developed property. The OWTS Plot Plan shall show essential features of the OWTS (all
components), existing improvements, and proposed/new improvements; including driveways, site
walls and water well. The plot must fit on an 11" x 17" sheet leaving a 5" left margin clear to provide
space for aCity-applied legend.
2) Final OWTS Design Report, Plans, and System Specifications: A final OWTS design report and
large set of construction drawings with system specifications (four sets) shall be submitted to describe
the OWTS design basis and all components proposed for use in the construction of the OWTS.
All plans and reports must be signed by a City Registered OWTS Designer and the plans stamped by
the project Geologist, Coastal Engineer, and Structural Engineer as applicable. The final OWTS
design report and construction drawings shall be submitted with the designer's signature, professional
registration number, and stamp (if applicable).
The final OWTS design submittal shall contain the following information (in addition to the items
listed above).
a. Required treatment capacity for wastewater treatment and disinfection systems. The
treatment capacity shall be specified in terms of flow rate, gallons per day (gpd), and
shall be supported by calculations relating the treatment capacity to the number of
bedroom equivalents, plumbing drainage fixture units, and the subsurface effluent
dispersal system acceptance rate. The drainage fixture unit count must be clearly
identified in association with the design treatment capacity, even if the design is based
on the number of bedrooms. Average and peak rates of hydraulic loading to the
treatment system shall be specified in the final design.
b. Sewage and effluent pump design calculations (as applicable).
c. Description of proposed wastewater treatment and/or disinfection system equipment. State
the proposed type of treatment systems) (e.g., aerobic treatment, textile filter, ultraviolet
Page 2 of4
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disinfection, etc.); major components, manufacturers, and model numbers for "package"
systems; and the design basis for engineered systems.
d. Specifications, supporting geology information, and percolation test results for the subsurface
effluent dispersal portion of the onsite wastewater disposal system. This must include the
proposed type of effluent dispersal system (drainfield, trench, seepage pit, subsurface drip,
etc.) as well as the system's geometric dimensions and basic construction features.
Supporting calculations shall be presented that relate the results of soils analysis or
percolation/infiltration tests to the projected subsurface effluent acceptance rate, including any
unit conversions or safety factors. Average and peak rates of hydraulic loading to the effluent
dispersal system shall be specified in the final design. The projected subsurface effluent
acceptance rate shall be reported in units of total gallons per day(gpd)and gallons per square
foot per day (gpsfl. Specifications for the subsurface effluent dispersal system shall be shown
to accommodate the design hydraulic loading rate (i.e., average and peak OWTS effluent flow,
reported in units of gpd). The subsurface effluent dispersal system design must take into
account the number of bedrooms, fixture units, and building occupancy characteristics.
e. All OWTS design drawings shall be submitted with the wet signature and typed name of the
OWTS designer. If the plan scale is such that more space than is available on the 11" x 17"
plot plan is needed to clearly show construction details, larger sheets may also be provided
(up to a maximum size of 18" x 22" for review by Environmental Health).
Note: For OWTS final designs, full-size plans for are also required for review by Building &
Safety and Planning.]
f.

Pool water is prohibited from being discharged to an OWTS.

3) Existing OWTS to be Abandoned: Final plans shall clearly show the locations of all existing OWTS
components (serving pre-existing development) to be abandoned and provide procedures for the
OWTS' proper abandonment in conformance with the Malibu Municipal Code.
4) Worker Safety Note and Abandonment of Existing OWTS: The following note shall be added to
the plan drawings included with the OWTS final design. "Prior to commencing work to abandon,
remove, or replace existing Onsite Wastewater Treatment System (OWTS)components an "01/UfS
Abandonment Permit" shall be obtained from the City of Malibu. All work performed in the OWTS
abandonment, removal, or replacement area shall be performed in strict accordance with all applicable
federal, state, and local environmental and occupational safety and health regulatory requirements.
The obtainment of any such required permits or approvals for this scope of work shall be the
responsibility of the applicant and their agents."
5) Building Plans: All project architectural plans and grading/drainage plans shall be submitted for
Environmental Health review and approval. These plans must be approved by the Building Safety
Division prior to receiving Environmental Health final approval.
6) Notice of Decision: The final onsite wastewater treatment system plans shall include the Conditions
of Approval sections of the Notice of Decision (NOD)from the Planning Department.
7) Proof of Ownership: Proof of ownership of subject property shall be submitted.
8) Operations &Maintenance Manual: An operations and maintenance manual specified by the
OWTS designer shall be submitted to the property owner and maintenance provider of the proposed
advanced OWTS.
.~.
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9)

Maintenance Contract: A maintenance contract executed between the owner of subject property
and an entity qualified in the opinion of the City of Malibu to maintain the proposed advanced onsite
wastewater treatment system shall be submitted prior to Environmental Health approval. Please note
only oripinal "wet signature" documents are acceptable.

10) Advanced Onsite Wastewater Treatment System (OWTS) Covenant: A covenant running with
the land shall be executed between the City of Malibu and the holder of the fee simple absolute as to
subject real property and recorded with the City of Malibu Recorder's Office. Said covenant shall
serve as constructive notice to any future purchaser for value that the onsite wastewater treatment
system serving subject property is an advanced method of sewage disposal pursuant to the City of
Malibu Municipal Code. Said covenant shall be provided by the City of Malibu Environmental Health
Administrator. Please submit a certified copy issued by the City of Malibu Recorder.
11) Project Geologist/Geotechnical Consultant Approval: Project Geologist/Geotechnical Consultant
final approval of the Onsite Wastewater Treatment System plan shall be submitted to the
Environmental Health Administrator.
12) City of Malibu Geologist/Geotechnical Approval: City of Malibu geotechnical staff final approval
of the Onsite Wastewater Treatment System plan shall be submitted to the Environmental Health
Administrator.
13) City of Malibu Planning Approval: City of Malibu Planning Department final approval of the OWTS
plan shall be obtained.
14) Environmental Health Final Review Fee: A final fee in accordance with the adopted fee schedule
at the time of final approval shall be paid to the City of Malibu for Environmental Health review of the
OWTS design and system specifications.
15) Operating Permit Application and Fee: In accordance with Malibu Municipal Code, an application
shall be made to the Environmental Health office for an Onsite Wastewater Treatment System
operating permit. An operating permit fee in accordance with the adopted fee schedule at the time of
final approval shall be submitted with the application.

.~.

If you have any questions regarding the above requirements, please contact the Environmental Health
office at your earliest convenience.

cc:

Environmental Health file
Planning Department
City Geologist

Page 4 of4
I`\Fnv IIenllh Revie~c I.ogVPmjen Kerie~~ADicl.er Edison RdA;710 D 'ker Fdimn RdAC'DP 17-0SsVI)OSUS }710 Decker Edicon Rd CDP 17-ORS FIi Conf Rev_CRC.doc~

:.l
t~~~"
R~wpded Papar

~°

ti~ cr M,1 ~J4
G

;
..

a..~~.{

::~`+~
q~
:
p ..r-e,
~•~•~'

Ci o 1~7alibu
23825 Stuart Ranch Road •Malibu,California 90265-486]
(3l0)456-2489 •Fax (310)456-3356• www.malib~~city.org

GEOTECHNICAL REVIEW SHEET
Project Information
Date: July 29, 2019
3710 Decker Edison Road
Site Address:
n/a
Lot/Tract/PM #:
Applicant/Contact:
Contact Phone #:
Project Type:

Review Log #:
Planning #:

3970
CDP 17-085
APR 16-087

Brett Detmers, studiomofainc cr,~rnaol.com
BPC/GPC #:
Jessica Colvard
Planner:
213-999-2608
Fax #:
Remodel, Additions to asingle-family residence, new guest house, pool/spa, pool
house, grading
Submittal Information

Consultants)/ReportDate(s): GeoQuake,Ina (Yazeji, RCE 70387, Aflakian, CEG 2051): 6-24-19,
(Currentsubmittal(s) in Bold.)
3-15-19, 1-3-i9, 10-20-18, 10-5-18, 3-17-18, 6-27-17, 12-12-16
GeoQuake,Inc.(Yazeji, RCE 70387): 2-28-18, 5-26-17
Absolute Consulting Engineers (Nour, RCE 71141): 5-20-19, Undated,
Received 1-22-19
Building plans prepared by Studio M of A,Inc. dated November 1,
2016.
Grading and Drainage Plan prepared by QeoQuake, Inc. dated February
7, 2018.
Swimming pool and spa plans prepared by Universal Engineering, Inc.
dated August 14, 2017.
Previous Reviews:

6-21-19, 4-15-19, 2-19-19, 11-30-18, 7-6-18, 9-28-17, Environmental
Health Review Sheets dated 4-5-19, 2-8-19,4-10-18 and 9-18-17,2-14-17;
Ref: Environmental Health Review Sheet dated 12-29-16
Review Findings

Coastal Development Permit Review
The residential development project is APPROVED from a geotechnical perspective.
❑

Tl~e residential development project is NOT APPROVED from a geotechnical perspective. The
listed `Review Comments' shall be addressed prior to approval

Building Plan-Check Stage Review
Awaiting Buildi»~plan check submittal. Please respo►~d to the listed `Banding Plau-Check Stage
Review Comments' AND review and incorporate the attached `Geotechnical Notes for Building Plan
Check' into the plans.
❑

APPROVED from a geotechnical perspective. Please review the attached `Geotechnical Notes for
Building Plan Check' and incorporate into Building Flan-Check submittals.

❑

NOT APPROVED from a geotechnical perspective. The listed `Building Plan-Check Stage Review
Comments' shall be addressed prior to Building Plan-Check Stage approval.

Geotechnical Review Sheet

City of Malibu
Remarks

The referenced response geotechnical report was reviewed by the City from a geotechnical perspective. The
project comprises remodeling the existing 4,129 square foot two-level single-family residence and attached
garage with 751 square foot first-and second-story additions, a new 1,790 square foot detached two-stogy
garage/guest house, a new detached 400 square foot pool house, a new i~~finity-edge swimming pool and spa, a
150 square foot covered patio, grading(l 8 yards of fill under structure; 86 yards offill for safety; 456 yards of
fill non-exempt; and 560 yards of import), flatwork, landscaping, and hardscape. The existing OWTS on the
property will be properly abandoned and a new OWTS installed that consists of a treatment tank system and
leach lines/trenches.
Buildinq Plan-Check Stage Review Comments:
1. Please submit a fee of $1,016.00 to City geoteclmical staff for building plan check review.
2. Please incorporate the Project Geotechnical Consultant's recommendations for R & R grading below
proposed structures and flatwork on the plans(limits and depths ofremovals). Include the R & R grading
yardages on the on a rough grading certification form.
3. As per the Consultant's recommendations, the consultant needs to evaluate the potential for lateral
surcharge on the swimming pool sidewalk due to the adjacent pool house foundation loads, using
recommendations provided in addendam 1 report dated June 27, 2017.
4. The Consultant should perform expansion tests on finish grade material within foundation and slabs-ongrade areas. Based on the test results, the Consultant should review and adjust, as necessary, the
recommended. depth of footings below existing grade.
5. Include a note on the OWTS plans stating,"The Project Engineering Geologist shall observe and approve
the installation.ofthe leach lines and provide the City inspector with afield memoranduna(s)documenting
and verging that the leach lines were installedper the approved OWTSplans, and that they maintain the
Code-required setbackfrom descending slopes."
6. Two sets offinal grading, swimming pool, guest house, pool house, and residence addition and remodel
plans (APPROVED BY BUILDING AND SAFETY) incorporating the Project Geotechnical
Consultant's recommendations and items in this review sheet must be reviewed and wet stamped and
manually signed by the Project Engineering Geologist and Project Geotechnical Engineer. City
geotechnical staff will review the plans for conformance with the Project Geotechnical Consultants'
recommendations and items in this review sleet over the counter at City Hall. Appointments for final
review and approval of the plans may be made by calling or emailing City Geotechnical staff.
Please direct questions regarding this review sheet to City Geote finical staff listed below.
_------~
7/29/2019

Engineering Geology Review by.•

Date
Chri pher Dean, C.E.G. #1751, Exp. 9-30-20
Engineering Geology Reviewer (310-456-2489, x306)
Email: cdean@malibucity.org
This review sheet was prepared by representatives of Cotton, Shires and Associates, Inc. and GeoDynamics, Inc., contracted
through Cotton; Shires and Associates, lnc., as an agent of the City of Malibu.
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- GEOTECHNICAL NOTES FOR BUILDING PLAN-CHECK

The following standard items should be incorporated into Building Plan-Check submittals, as appropriate:
1.

One set of grading, swimming pool, guest house,
pool house, and residence addition and remodel
plans, incorporating the Project Geotechnical
Consultants recommendations and items in this
review sheet, must be submitted to City
geotechnical staff for review. Additional review
comments may be raised at that time that may
require a response.

2.

Show the name, address, and phone number of
the Project Geotechnical Consultants) on the
cover sheet of the Building and Grading Plans.

3.

Include the following note on Grading and
Foundation Plans:"Subgrade soils shall be tested
for Expansion Index prior to pouring footings or
slabs; Foundation Plans shall be reviewed and
revised by the Project Geotechnical Consultant,
as appropriate."

4.

Include the following note on the Foundation
Plans: "All foundation excavations must be
observed and approved by the Project
Geotechnical Consultant prior to placement of
reinforcing steel."

5.

The Foundation Plans for the proposed project
shall clearly depict the embedment material and
minimum depth of embedment forthe foundations
in accordance with the Project Geotechnical
Consultant's recommendations.

6.

Show the onsite wastewater treatment system on
the Site Plan.

7.

Please contact the Building and Safety
Department regarding the submittal requirements
for a grading and drainage plan review.

8.

A comprehensive Site Drainage Plan,
Geotechnical
incorporating
the
Project
Consultant's recommendations, shall be included
in the Plans. Show all area drains, outlets, and
non-erosive drainage devices on the Plans.
Water shall not be allowed to flow uncontrolled
over descending slopes.

Grading Plans(as Applicable)
1.
Grading Plans shall clearly depict the limits and
depths of overexcavation, as applicable.
2.

Prior to final approval of the project, an as-built
compaction report prepared by the Project
Geotechnical Consultant must be submitted to the
City -for review. The report must include the
results of all density tests as well as a map
depicting the limits of fill, locations of all density
tests, locations and elevations of all removal
bottoms, locations and elevations of all keyways

and back drains, and locations and elevations of
all retaining wall backdrains and outlets. Geologic
conditions exposed during grading must be
depicted on an as-built geologic map. This
comment must be included as a note on the
grading plans.
Retaining Walls(As Applicable)
1. Show retaining wall backdrain and backfill design,
as recommended by the Geotechnicai Consultant,
on the. Plans.
Retaining walls separate from a residence require
separate permits. Contact the Building and Safety
Department for permit information. One set of
retaining wall plans shall be submitted to the City
for review by City geotechnical staff. Additional
concerns may be raised at that time which may
require. a response by the Project Geotechnical
Consultant -and applicant
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23825 Stuart Ranch Road
Malibu, California 90265
(310)456-2489 Fax (310) 456-3356

GEOTECHNICAL REVIEW FIXED FEE FORM
PROJECT OWNER/APPLICANT:

Brett Detmers

PROJECT ADDRESS:

3710 Decker Edison Road

GEOTECHNICAL LOG NO:

3970

PLANNING NO:

CDP 17-085

APR 16-087

PLAN CHECK NO:

ITEM

STATUS

DATE

DEPOSIT

CHARGE

BALANCE

COMMENTS

12/20/2016

$2,969.00

$0.00

$0.00

Fixed Fee

$o.00

$o.00

FIXED FEE BY:

Brett Detmers
Response

Initial Review, APR 16-087

Required
Response
Required

Second review, CDP 17-085, revisions

Additional Reviews:

2/14/2017
g~2g~2017

time&

$0.00

I

Added a pool and pool
cabana to the project

1 ---_—

I

1

Material
X0.00

$828.00

9/28/2017

5828.00

$0.00

7~6l2018

5724.50

($724.50)

Items to address

$0.00

Check # 254

n0.00

$957.00

Check # 0079321754

5957.00

X0.00

Items to address

904.00

(5904.00)

Items to address regarding
OWTS

x,0.00

$0.00

Check # 269

5339.00

("339.00)

It2111S t0 2dd1'@SS

5339.00

CC Auth. # 069266

0339.00)

Plallt1111g Only

~o.00

Check # 131

Supplemental Deposit

9/5/2017

Additional review time on second review

$828.00

Check # 325

Applicant Paid Balance Due
Response
Required

Third Review, CDP 17-085
Applicant Paid Balance Due

7/24/2018

$724.50

Supplemental Fixed Fee

11/27/2018

$957.00

Fourth Review, CDP 17-085, added guest house

Response
Required

11/30/2018

Fifth Review, CDP 17-085

Response
Required

2~~9~2019
2/26/2019

Applicant Paid Balance Due
Response
Required

Sixth Review, CDP 17-085

Approved

CDP 17-085

$678.00
S67£~ 00

7/29/2019

8/9/2019

Payment

$904.00

4/15/2019
6/25/2019

Supplemental Deposit

J

$339.00

$O o0
--REFUND.#

REFUND DUE APPLICANT
~
BALANCE DUE CITY OF MALIBU
NOTE:
The Fixed Fee incorporates the initial and one
subsequent geotechnical review. Subsequent reviews
will be performed in accordance with the City's time and
materials rate of $226.00 per hour.

Ci o 1~7alibu
23825 Stuart Ranch Rd. Malibu California CA 90265-4861
(310)456-2489 FAX(310)456-7650
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PUBLIC WORKS REVIEW
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REFERRAL SHEET
TO:

DATE:

Public Works Department
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FROM: City of Malibu Planning Department
PROJECT NUMBER:

CDP 17-085

JOB ADDRESS:

3710 DECKER EDISON RD

APPLICANT /CONTACT:

Brett Detmers

APPLICANT ADDRESS:

P.O. Box 10455
Costa Mesa,__CA 92627 _.__ ____
6.08_
213 999-2.

APPLICANT PHONE #:

_._

APPLICANT FAX #:
APPLICANT EMAIL:

studiomofaincCc~amail.com

PROJECT DESCRIPTION: Addition .and patio cover to existing SFR, and
guest house
TO:

Malibu Planning Department and/or Applicant

FROM:

Public Works Department
The following items described on the attached memorandum shall be
addressed and resubmitted.
~

The project was reviewed and found to be in conformance with the City's
Public Works and LCP policies and CAN proceed through the Planning
pr cess.

~.
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MEMORANDUM

To:

Planning Department

From:

Public Works Department
Jonathan Pichardo, Assist. Civil Engineer

Date:

April 3, 2018

Re:

Proposed Conditions of Approval for 3710 Decker Edison Road CDP 17-085R

The Public Works Department has reviewed the plans submitted for the above referenced project.
Based on this review sufficient information has been submitted to confirm that conformance with
the Malibu Local Coastal Plan (LCP)and the Malibu Municipal Code(MMC)can be attained. Prior
to the issuance of building and grading permits, the applicant shall comply with the following
conditions.
GRADING AND DRAINAGE
1. Clearing and grading during the rainy season (extending from November 1 to March 31)
shall be prohibited for development LIP Section 17.3.1 that:
• Is located within or adjacent to ESHA, or
• Includes grading on slopes greater than 4:1
Approved grading for development that is located within or adjacent to ESHA or on
slopes greater than 4:1 shall not be undertaken unless there is sufficient time to
complete grading operations before the rainy season. If grading operations are not
completed before the rainy season begins, grading shall be halted and temporary
erosion control measures shall be put into place to minimize erosion until grading
resumes after March 31, unless the City determines that completion of grading
would be more protective of resources
2. Exported soil from a site shall be taken to the County Landfill or to a site with an active
grading permit and the ability to accept the material in compliance with the City's LIP Section
8.3. A note shall be placed on the project that addresses this condition.

1
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3. A grading and drainage plan shall be approved containing the following information prior to
the issuance of grading. permits for the project.
• Public Works Department General Notes
• The existing and proposed square footage of impervious coverage on the property
shall be shown on the grading plan (including separate areas for buildings, driveways,
walkways, parking, tennis courts and pool decks).
• The limits of land to be disturbed during project development shall be delineated on
the grading plan and a total area shall be shown on the plan. Areas disturbed by
grading equipment beyond the limits of grading, areas disturbed for the installation of
the septic system, and areas disturbed for the installation of the detention system
shall be included within the area delineated.
• The grading limits shall include the temporary cuts made for retaining walls,
buttresses, and over excavations for fill slopes and shall be shown on the grading
plan.
• If the property contains trees that are to be protected they shall be highlighted on the
grading plan.
• If the property contains rare and endangered species as identified in the resources
study the grading plan shall contain a prominent note identifying the areas to be
protected (to be left undisturbed). Fencing of these areas shall be delineated on the
grading plan .if required by the City Biologist.
• Private storm drain systems shall be shown on the grading plan. Systems greater
than 12-inch diameter shall also have a plan and profile for the system included with
the grading plan.
• Public storm drain modifications shown on the grading plan shall be approved by the
Public Works Department prior to the issuance of the grading permit.
STORMWATER
4. The ocean between Latigo Point and the West City limits has been established by the State
Water Resources Control Board as an Area of Special Biological Significance (ASBS) as
part of the California Ocean Plan. This designation allows discharge of storm water only
where it is essential for flood control or slope stability, including roof, landscape, road and
parking lot drainage, to prevent soil erosion, only occurs during wet weather, and is
composed of only storm water runoff. The applicant shall provide a drainage system that
accomplishes the following:
Installation of BMPs that are designed to treat the potential pollutants in the storm
water runoff so that it does not alter the natural ocean water quality. These pollutants
include trash, oil and grease, metals, bacteria,- nutrients, pesticides, herbicides and
sediment.
Prohibits the discharge of trash.
Only discharges from existing storm drain outFalls are allowed. No new outFalls will
be allowed. Any proposed or new storm water discharged shall be routed to existing
storm drain outFalls and shall not result in any new contribution of waste to the ASBS
(i.e. no additional pollutant loading).

2
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• Elimination of non-storm water discharges.

5. A Local Storm Water Pollution Prevention Plan shall be provided prior to the issuance of the
Grading/Building permits for the project. This plan shall include an Erosion and Sediment
Control Plan (ESCP)that includes, but not limited to:
Erosion Controls

Scheduling
Preservation
of
Existing
Vegetation
Sediment Controls
Silt Fence ~
Sand Bag Barrier
Stabilized Construction Entrance
Non-Storm Water
Water Conservation Practices
Management
Dewaterin Operations
Waste Management Material Delivery and Storage
Stockpile Management
Spill Prevention and Control
Solid Waste Mana ement
Concrete Waste Management
Sanitary/Septic
Waste
Mana ement
All Best Management Practices(BMP)shall be in accordance to the latest version of the
California Stormwater Quality Association(CASQA)BMP Handbook. Designated areas
for the storage of construction materials, solid waste management, and portable toilets
must not disrupt drainage patterns or subject the material to erosion by site runoff.
6. A Storm Water Management Plan (SWMP) is required for this project. Storm drainage
improvements are required to mitigate increased runoff generated by property development.
The applicant shall have the choice of one method specified within the City's Local
Implementation Plan Section 17.3.2.6.2. The SWMP shall be supported by a hydrology
and hydraulic study that identifies all areas contributory to the property and an analysis of
the predevelopment and post development drainage of the site. The SWMP shall identify
the Site design and Source control Best Management Practices (BMP's) that have been
implemented in the design of the project (See LIP Chapter 17 Appendix A). The SWMP
shall be reviewed and approved by the Public Works Department prior to the issuance of the
grading/building permits for this project.

7. A Water Quality Mitigation Plan (WQMP)is required for this project. The WQMP shall be
supported by a hydrology and hydraulic study that identifies all areas contributory to the
property and an analysis of the predevelopment and post development drainage of the site.
The WQMP shall meet all the requirements of the City's current Municipal Separate
3
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Stormwater Sewer System (MS4) permit. The following elements shall be included within
the WQMP:
• Site Design Best Management Practices(BMP's)
• Source Control BMP's
• Treatment Control BMP's that retains on-site the Stormwater Quality Design Volume
(SWQDv). Or where it is technical infeasible to retain on-site, the project must
biofiltrate 1.5 times the SWQDv that is not retained on-site.
• Drainage Improvements
• A plan for the maintenance and monitoring of the proposed treatment BMP's for the
expected life of the structure.
• A copy of the WQMP shall be filed against the property to provide constructive notice
to future property owners of their obligation to maintain the water quality measures
installed during construction prior to the issuance of grading or building permits.
• The WQMP shall be submitted to Public Works and the fee applicable at time of
submittal for the review of the WQMP shall be paid prior to the start of the technical
review. The WQMP shall be approved prior to the Public Works Department's
approval of the grading and drainage plan and or building plans. The Public Works
Department will tentatively approve the plan and will keep a copy until the completion
of the project. Once the project is completed, the applicant shall verify the installation
of the BMP's, make any revisions to the WQMP, and resubmit to the Public Works
Department for approval. The original signed and notarized document shall be
recorded with the County Recorder. A certified copy of the WQMP shall be submitted
to the Public Works Department prior to the certificate of occupancy.
MISCELLANOUS
8. The developer's consulting engineer shall sign the final plans prior to the issuance of permits.
9. The discharge of swimming pool, spa and decorative fountain water and filter backwash,
including water containing bacteria, detergents, wastes, alagecides or other chemicals is
prohibited. Swimming pool, spa, and decorative fountain water may be used as landscape
irrigation only if the following items are met:
• The discharge water is dechlorinated, debrominated or if the water is disinfected
using ozonation;
• There are sufficient BMPs in place to prevent soil erosion; and
• The discharge does not reach into the MS4 or to the ASBS (including tributaries)
Discharges not meeting the above-mentioned methods must be trucked to a Publicly Owned
Wastewater Treatment Works.
The applicant shall also provide a construction note on the plans that directs the contractor
to install a new sign stating "It is illegal to discharge pool, spa or water feature waters
to a street, drainage course or storm drain per MMC 13.04.060(D)(5)." The new sign
shall be posted in the filtration and/or pumping equipment area for the property. Prior to the
=~~
4
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issuance of any permits, the applicant shall indicate the method of disinfection and the
method of discharging.
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BIOLOGICAL RESOURCES EVALUATION
REPORT FOR THE
WANG RESIDENCE
3710 DECKER EDISON ROAD
CITY OF MALIBU, CALIFORNIA

PREPARED FOR:

~ O9ZO1~
DEPt

V

City of Malibu
City of Malibu: Planning Division
23815 Stuart Ranch Road
Malibu, CA 90265-4816
Phone: (310) 456—2489
Fax: (310) 456—7650

PREPARED By:
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UltraSystemsng
e nv ii on in ant ol. ma na gem en i.p a nn

16431 Scientific Way
Irvine, CA 92618
Phone: (949) 788-4900, Fax: (949) 788-4901
UEI Project No. 6039

OCTOBER 2018
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Executive Summary

EXECUTIVE SUMMARY
UltraSystems Environmental Inc. (UltraSystems) prepared this biological resources evaluation
report for the residential property located at 3710 Decker Edison Road, Malibu, CA Project (project).
It is located north of Pacific Coast Highway, south of Muiholland Highway, on the east and upslope
side of Decker Edison Road, in a partially developed neighborhood. (Figure 1, Regional Overview and
Figure 2, Project Vicinity, Figure 3, Project Location). The figures for this report can be found in
Appendix A, Figures.
UltraSystems conducted a literature review and general survey of the biological resources potentially
associated with the project site and within a zone 500 feet out from the project parcel; these define
the Biological Study Area (BSA) in this report. Biologists visited the BSA to conduct the following
biological surveys:
•
•
•
•
•
•
•

habitat assessment and plant community mapping,
general plant survey,
focused plant surveys,
tree survey,
general wildlife survey,
jurisdictional assessment, and
wildlife movement assessment.

The BSA is located within the Santa Monica Mountains Recreation Area Soil Survey, and contains
three soil map units:
•
•
•

Chumash-Boades-Malibu association, 30 to 75 percent slopes,
Mipolomol-Topanga association, 30 to 75 percent slopes, and
Cumulic Haploxerolls, zero to nine percent slopes.

Only Cumulic Haploxerolls, zero to nine percent slopes, was listed on the National Hydric Soils List
as hydric.

Land Cover Types
Nine land cover types were observed and mapped within the BSA during the field surveys:
•
•
•
•
•
•

((I

~

mixed chaparral,
disturbed habitat,
developed lands,
disturbed mixed chaparral,
upland mustards,
California brittle bush scrub,
deer weed scrub,
coast live oak woodland, and
isolated non-riparian western sycamore stand.
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A majority of the plant communities identified and mapped within the BSA during the literature
review and field surveys are not considered sensitive natural communities; however, one plant
community is considered sensitive by CDFW:
•

California brittle bush scrub (Venturan coastal sage scrub).

Listed Endangered. Threatened. Candidate and State Rare Plants
No plant species listed as endangered, threatened, rare, or that is proposed for such listing under the
federal Endangered Species Act (ESA) or the California Endangered Species Act (CESA) was observed
within the BSA during the focused rare plant surveys so they are determined to be absent.
Sensitive Plants
No sensitive plant species were observed during the focused plant survey, therefore, they are
determined to be absent.

Protected Native Trees
A total of four protected (as defined in Chapter 5, Native Tree Protection Ordinance of the City of
Malibu LCP LIP) trees were observed in the project: one toyan (Heteromeles arbut~fo1ia), two coast
live oak (Quercus agrifolia), and one western sycamore (Platanus racemosa).

Listed Endangered. Threatened. and Candidate Wildlife
No listed wildlife species was observed within the BSA during the field surveys. In addition, the
literature review and field surveys concluded that a majority of the listed species in the wildlife
inventory do not have more than a low potential to exist within the BSA due to a lack of some suitable
biological and physical features that are needed to support them adequately; however, habitat
conditions create a moderate potential for one listed wildlife species to occur within the BSA due to
the presence of potential suitable breeding and/or foraging habitat3:
Moderate Potential to Occur within the BSA
• bank swallow (Riparia riparia) (ST, Season of Concern: nesting).

Sensitive Wildlife
One sensitive wildlife species, coastal whiptail (Aspidoscelis tigris stejnegeri) (SSC), was observed
within the BSA during the field survey. In addition, the literature review and field surveys concluded
that a majority of the sensitive species in the wildlife inventory do not have more than a low potential
to exist within the BSA due to a lack of some suitable biological and physical features that are needed
to support them adequately; however, habitat conditions create a moderate to high potential for 11
sensitive wildlife species to occur within the BSA due to the presence of potential suitable breeding
and/or foraging habitat4.

High Potential to Occur within the BSA
•
•
•

3
4

silvery legless lizard (Anniella pulchra pulchra) (SSC),
Blainville’s horned lizard (Phrynosoma blainvillii) (SSC),
Cooper’s hawk (Accipiter cooperil) (WL, Season of Concern: nesting), and

For status code explanations please see Appendix E, Wildlife Special-Status Inventory and Potential Occurrence
Determination.
For status code explanations please see Appendix E, Wildlife Special-Status Inventory and Potential Occurrence
Determination.
Page ix
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•

American badger (Taxidea taxus) (SSC).

Moderate Potential to Occur within the BSA
•
•
•
•
•
•
•

Santa Monica grasshopper (Trimerotropis occidentiloides) (IUCN:EN),
golden eagle (Aquila chrysaetos) (fully protected, WL, BCC, Season of Concern: nesting and
wintering),
American peregrine falcon (Falco peregrinus anatum) (fully protected, BCC),
western mastiff bat (Eumops perotis cahfornicus) (SSC),
western red bat (Lasiurus blossevilili) (SSC),
western small-footed myotis (Myotis ciliolabrum) (IUCN:LC), and
Yuma myotis (Myotisyumanensis) (IUCN :LC).

Jurisdictional Areas
The BSA crosses the heads of several ephemeral drainages that are tributaries to waters of the United
States and of the State of California; however, the project is not anticipated to impact water resources
within or immediately adjacent to the construction work area. Therefore, a formal jurisdictional
delineation was not conducted as part of this study.
Critical Habitats
The BSA is not located within a designated or proposed critical habitat for listed plant or wildlife
species. The nearest critical habitat (western snowy plover) is located approximately five miles from
the project site.5

Wildlife Corridors
The BSA is not located within a CDFW Designated Essential Connectivity Area but a portion of it is in
a Natural Landscape Block6; Decker Canyon Road runs between the project parcel and the Natural
Landscape Block.7 Also, a local corridor (linear strip of vegetation that was cleared) is located within
the east side of the BSA, outside the project limits.
Nursery Sites
No native wildlife nursery sites or rookeries were observed within the BSA during the field surveys.
Impacts
The project will result in direct and indirect impacts on biological resources including special-status
wildlife, breeding birds, and wildlife movement.

Conclusion
Best management practices (BMPs) and conservation measures are recommended to avoid,
eliminate and/or reduce impacts on resources that may be impacted by the project. In addition,
compliance with the terms and conditions of the permits and regulatory programs would ensure that
the potential impacts on sensitive biological resources are less than significant.

5
6
7

http://ecos.fws.gov/crithab/.
https://www.wildlife.ca.gov/Data/BIOS.
It is approximately 0.3 mile west from the project boundary and 185 feet from the project parcel.
((1
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1.0

INTRODUCTION

UltraSystems prepared this biological resources evaluation report for the proposed Wang Residence,
3710 Decker Edison Road, Malibu, CA Project (project). The subject property is located north of
Pacific Coast Highway, south of Mulholland Highway, on the east and upslope side of Decker Edison
Road, in a partially developed neighborhood. The home is owned by Amber Wang.
The project comprises remodeling the existing 3,128-square-foot, two-level, single-family residence.
The existing residence includes a three-bedroom home, a 4,000-gallon septic tank, and an attached
garage. The proposed work activities include building a second level to the existing home, a covered
outdoor patio (California Room), a two-story stand-alone guest house, a new staircase, native plant
landscaping, expand mechanical, electrical, and plumbing, hardscape (paved paths, gazebo, benches,
gravel), fifteen light fixtures, new septic tank, six leach lines, expansion of fire access turnaround, a
pool and a pool house.
The project includes expansion of the existing 200-foot fuel modification zone that provides
defensible space by serving as a setback from the urban wildland interface. The project will retain
some of the original fuel modification plan (approved on July 5, 2005) but will be expanded8 around
proposed pool house. The defensible space is made of three fuel modification zones: (1) Zone A
(setback zone), extends 20 feet beyond the edge of any combustible structure, accessory structure,
appendage or projection. Overhangs or other parts of the structure not accurately reflected on the
plans may negate the approval of plant location on the approved plan; (2) Zone B (Irrigation Zone),
extends from the outermost edge of Zone A to 100 feet from structure. (3) Zone C (Thinning Zone),
extends from the outermost edge of Zone B up to 200 feet from structure or to property line.
(Appendix C, Fuel Modification Zone and Landscape Map)
UltraSystems conducted a literature review and general surveys of the biological resources
potentially associated with the project site and within a zone 500-feet out from the project site; these
define the BSA in this report. Biologists visited the BSA to conduct the following biological surveys:
•
•
•
•
•
•

1.1

habitat assessment and plant community mapping,
general plant survey,
focused plant survey,
tree survey,
general wildlife survey,
jurisdictional assessment, and
wildlife movement assessment.

Report Purpose

This report documents the methods and results of the literature review and the field surveys and
provides a summary of existing conditions, an assessment of the potential presence of sensitive
biological resources, and an analysis of the potential impacts on those resources from project
construction and development. It summarizes the biological resources present within the BSA at the
time of the field surveys including plant communities, plants, and wildlife; and the potential
8

The fuel modification area expansion will go beyond the project parcel and into the neighboring parcel (APN 447300-5015) to the south, thus permission from that property owner will be required before any portion of the fuel
modification plan is carried out.
((t~z..
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occurrence of special-status plant and wildlife species, jurisdictional waters, critical habitat, and
potential wildlife corridors within the BSA. Plant and wildlife species protected by federal agencies,
state agencies, and local conservation agencies and organizations, such as the California Native Plant
Society (CNPS), are collectively referred to as “special-status species” in this report.9 Some of these
plant and wildlife species are afforded special legal or management protection because they are
limited in population size, and typically have a limited geographic range and/or limited habitat. The
report also identifies and analyzes the potential biological significance of site construction and
development in view of federal, state, and local laws, regulations, policies, orders, ordinances and/or
management plans. Finally, it recommends, as appropriate, conservation measures (BMPs, avoidance
and protection measures, and mitigation measures) to avoid, eliminate or reduce impacts on
resources that may be significantly impacted by the project to below a level of significance.
The study of biological resources associated with the BSA was conducted to comply with the
California Environmental Quality Act (CEQA) requirements for a biological evaluation of projects that
would potentially impact natural resources. CEQA is a statute that requires state and local agencies
to identify the significant environmental impacts of their actions and to avoid or mitigate those
impacts, if feasible. This report is intended to satisfy the biological resource needs of the CEQA
process and it will also help to assist federal and state resource agencies in their review of the project.
In addition, this report will support permits required for the project from federal and state resource
agencies.
Since common names of plants and wildlife vary between references, scientific names are included
upon initial mention of each species, and then the common names are used after that. Plant
nomenclature within this report is based on CNPS’ Online Inventory of Rare, Threatened, and
Endangered Plants of California and The Jepson Manual: Vascular Plants of California, second edition
(Baldwin et al., 2012). For this report, wildlife nomenclature and taxonomic sequence are based on
the following:
•
•
•
•

1.2

Fish: Inland Fishes of California (Moyle, 2002);
Amphibians and reptiles: Center for North American Herpetology (CNAH);10
Birds: American Ornithologists’ Union (AOU) check-list of North American Birds, 7th edition
(AOU, 1998 and supplements);
Mammals: Mammal Species of the World (Wilson and Reeder, 2005).

Project Location

The subject property is a single-family residence located at 3710 Decker Edison Road in Malibu, CA.
It is located north of Pacific Coast Highway, south of Muiholland Highway, on the east and upsiope
side of Decker Edison Road, in a partially developed neighborhood. (Figure 1, Regional Overview and
Figure 2, Project Vicinity, Figure 3, Project Location).
The project site is located on the United States Geological Survey (USGS) 7.5-Minute Topographic
Map Triunfo Pass Quadrangle, within Township O1S; Range 19W; and Section 29 (San Bernardino
Meridian) (Figure 4, USGS Topographic Map). The approximate center of the project site is located at
(34.057976, -118.891834) (WGS 1984 datum). Topography in the BSA varies from rugged (many
slopes in excess of 25%) to relatively even (where home is located) with approximate elevations of

9 Avian species protected by the Migratory Bird Treaty Act (MBTA are not considered “special-status species.”
10 CNAH: http: //www.cnah.org/

~•1~

Page 1-2

UltraSystems

October2018

Introduction
695 to 1260 feet above mean sea level (amsl). Access to the project parcel is only though Decker
Edison Road.
The project site is located in Assessor’s Parcel Number (APN)
•

447-300-5014.

The APNs for the parcels surrounding the project site include:
•
•
•
•

1.3

447-300-5015,
447-300-4900,
447-300-5013, and
447-300-6900.

Coordination and Consultation

The project site is located in the City of Malibu which is under the jurisdiction of the following
resource agencies’ field offices:

•

City of Malibu: Planning Division
23815 Stuart Ranch Road
Malibu, CA 90265-4816
Phone: (310) 456—2489
Fax: (310) 456—7650

•

California Department of Fish and Wildlife (CDFW): South Coast Region 6
3883 Ruffin Road
San Diego, CA 92123
Phone: (858) 467—4201
Fax: (858) 467—4299

•

California Coastal Commission (CCC): South Coast District Office
200 Oceangate, 10th Floor
Long Beach, CA 90802
Phone: (562) 590-5071
Fax: (562) 590-5084

Consultation with these resource agencies is expected for the project.
This project is located in the coastal zone (Figure 5, Management Plan, Figure 6, Parks and
Recreation) and it is anticipated that the project will affect coastal zone resources; therefore,
consultation with the CCC is expected.
The project is not located on designated or proposed United States Fish and Wildlife Service (USFWS)
Critical Habitat lands and is not expected to affect federally listed plant or wildlife species. Therefore,
consultation with the USFWS (Carlsbad Fish and Wildlife Office) is not expected.
The project is not located on federal lands; therefore, consultation with the United States Bureau of
Land Management or the United States Forest Service is not expected.

~•~$
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The project is not located on USACE’s property or easement and it would not affect a USACE structure.
The project is not located on tribal lands; therefore, the project will not impair any tribal rights as
none are known to exist at the site.
The project is not located within steelhead southern California critical habitat or designated
Essential Fish Habitat or critical habitat; therefore, consultation with the National Marine Fisheries
Service (NMFS) is not required.
—
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2.0

PROJECT DESCRIPTION

The subject property is located north of Pacific Coast Highway, south of Mulholland Highway, on the
east and upslope side of Decker Edison Road, in a partially developed neighborhood within the City
of Malibu. The site is designated as Environmentally Sensitive Habitat Area (ESHA) in the City’s Local
Coastal Program (LCP).
The project comprises remodeling the existing 3,128-square-foot, two-level, single-family residence.
The existing residence includes a three-bedroom home, existing landscaping, a 4,000-gallon septic
tank, and an attached garage.
The proposed work activities include:
1. Partially demolish existing roof structure at first level for an addition above;
2.

Build a second level (two bedrooms, two bathrooms and a den) to existing house;

3. Build a new covered outdoor patio (California Room);
4.

Build a new two-story stand-alone guest house (three bedrooms, two bathrooms, kitchen,
living room, deck, and garage);

5. Demolish existing outdoor staircase and build new staircase immediately to the southwest;
6. Expand mechanical, electrical, and plumbing;
7.

Install landscaping11 using native plants from the pre-approved fuel modification plant list
provided by the County of Los Angeles Fire Department;

8. Install hardscape (gazebo, benches);
9. Install 15 outdoor light fixtures;
10. Remove the existing septic tank on the property;
11. Excavate (9 feet) to install new Onsite Wastewater Treatment System (OWTS), septic tank
(4,000 gallons);
12. Excavate (5 feet) for six leach lines (each is approximately 95 feet by 5 feet wide);
13. Expand existing driveway to include a Fire Access Turnaround (70 feet long by 20 feet wide);
14. Build a pool house;
15. Excavate (up to 7 feet) and build a pool;
16. New fuel modification areas.

11

Landsca in will follow Section 3.10, Landscaping and Fuel Modification of the City of Malibu LCP LIP.
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The following project features were not calculated as part of the of total area allowed because they
are exempt under the definition of “Development Area” in Section 2.1, General Definitions of the City
of Malibu LCP LIP:
•

Fire access turnaround;

•

Driveway or Roadway (not to exceed twenty feet wide).

In addition, underground features (i.e. septic tank, leach lines) were excluded from the development
area calculation because either the surface will be restored or native vegetation will be planted on
them. Second stories were excluded unless they overhung from the main building.
In Table 2.0-1, Total Area for Existing and Proposed Development summarizes square footage
allowance for the project as required under Section 4.7.1, Development Area of the City of Malibu
LCP LIP for projects located in an ESHA. Specific details about the development can be found on the
Architecture and Engineering Plans (Appendix B, Site Plan & Grading and Drainage Planl2).
Table 2.0-1
TOTAL AREA FOR EXISTING AND PROPOSED DEVELOPMENT
Square Footage

Project Feature
Existing House Footprint*

3,455

Proposed Grading

2,205

Proposed Second Level two bedrooms, two bathrooms,
and a den (area overhanging main building)
Proposed Upper Level Covered Patio (California Room)
Overhan

560

—

262

Proposed Stairs

177

Proposed Guest House Footprint

1,022

Proposed Gazebo Footprint

135

Existing Concrete Patio and Stairs

1,125

Proposed Pool House Footprint

560

Proposed Pool Footprint

495

Fire Access Turnarouicd EXCI~UDEb

~29

~NativePlantsJr. EXGLFJI5ED

7,630

Perm~able Decomposed Granite ~EXC~LUDED
-;

-

j--,

- -~-~‘.

;_~

..

Permeable Stone Paver EXC~LUDED
—

Proposed
~.Grading
Turnaround --E-XGLIJDED

-

--.

1~230
.,—

.-,

-

-

~-

—

—.

-.~-~r-

,.

-

825

,

,~ire~
~,-

,

Access

f4~3
‘.-

-

~‘-

~-

-

~-~---

12 The Grading and Drainage Plan is currently dated February 7, 2018.
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~•~$ UltraSystems

Page 2-2
October2018

Project Description
Project Feature

Square Footage

Total Area Excluded (square feet)

11,087

Total Development Area (square feet)

9,996

Note: Administrative Coastal Permit No. 04-043 shows the existing footprint of the house to be 4,129 square feet, however as built
conditions show the actual house footprint to be 3,141 square feet.
*

2.1

Environmental Setting

The project parcel is in the western Santa Monica Mountains and is mostly undeveloped but does
contain developed features (residential home, driveway, etc.). The project parcel is located in the
California Coastal Zone in the City of Malibu’s ESHA; The surrounding areas are also mostly
undeveloped with some homes in the immediately vicinity of the project parcel. Charmlee Wilderness
Park is located to the east of the project parcel. Topography varies from rugged (many slopes in
excess of 25%) to relatively even (where home is located).
The site is located within the coastal resource area (Incorporated City/Ocean) which is considered a
Significant Ecological Area (SEA) by LA County; it is also directly adjacent to H2 Habitat which is
considered a Sensitive Environmental Resource Area under the Santa Monica Mountains LCP in LA
County.

2.2

Fuel Modification Zone and Landscaping

2.2.1

Fuel Modification Zone

The project includes expanding the existing 200-foot fuel modification zone that provides defensible
space by serving as a setback from the urban wildland interface. The project will retain some of the
original fuel modification plan (approved on July 5, 2005) but will be expanded around proposed
pool house. The defensible space is made of three fuel modification zones: (1) Zone A (setback zone),
extends 20 feet beyond the edge of any combustible structure, accessory structure, appendage or
projection. Overhangs or other parts of the structure not accurately reflected on the plans may negate
the approval of plant location on the approved plan; (2) Zone B (Irrigation Zone), extends from the
outermost edge of Zone A to 100 feet from structure. (3) Zone C (Thinning Zone), extends from the
outermost edge of Zone B up to 200 feet from structure or to property line. (Appendix C, Fuel
Modification Zone and Landscape Map).
2.2.2

Landscaping

Landscaping has been planned pursuant to Section 3.10. Landscaping and Fuel Modification, of the

City of Malibu LCP LIP. All proposed plants will be natives (Appendix C, Fuel Modification Zone and
Landscape Map). Plants installed more than 50-feet from the primary residence will be from a CNPS
(Santa Monica Mountains Chapter) document titled “Recommended List of Plants for Landscaping in
the Santa Monica Mountains” dated February 5, 1996. As stated in Section 3.10.1, Landscaping of the
City of Malibu LCP LIP, the project shall do the following:

~
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Landscape Coverage Standards:
•

“Landscape Coverage Standards shall provide 90 percent coverage within five years, or that
percentage of ground cover demonstrated locally appropriate for a healthy stand of the
particular native vegetation type chosen for revegetation.”

Landscape Monitoring:
•

“Any landscaping, or revegetation shall be monitoredfor a period ofat leastfiveyearsfollowing
the completion ofplanting. Performance criteria shall be designed to measure the success of the
plantings. Mid-course corrections shall be implemented if necessary.”

•

“Five years from the date of the receipt of the Certificate of Occupancy for the residence the
applicant shall submit a landscape monitoring report, prepared by a licensed Landscape
Architect or qualified Resource Specialist, that certifies that the onsite landscaping is in
conformance with the approved landscape plan. The monitoring report shall include
photographic documentation ofplant species and plant coverage.”

•

“If the landscape monitoring report indicates the landscaping is not in conformance with or has
failed to meet the performance standards specified in the landscaping plan approved pursuant
to this permit, the applicant, or successors in interest, shall submit a revised or supplemental
landscape plan. The revised landscaping plan must be prepared by a licensed Landscape
Architect or a qualified Resource Specialist and shall spec~i measures to remediate those
portions of the original plan that have failed or are not in conformance with the original
approved plan. If performance standards are not met by the end offive years, the monitoring
period shall be extended until the standards are met”

2.3

Staging and Stockpiling Areas

Daily staging and stockpiling may occur within any of the areas inside the project boundary labeled
as temporary impact.

2.4

Project Equipment

The equipment anticipated to be used during construction includes but is not limited to: water trucks,
skip loaders, graders, angledozers, a bobcat, concrete saws, a large excavator, dump trucks, a
concrete pump, a crane, a D6 caterpillar (bulldozer), a sump pump, generators, tractors, a
mini-excavator, jackhammers, a chipper, and various work trucks.

2.5

Schedule

The project work is expected to begin upon permit issuance and will last up to nine months.

2.6

No Project Alternative

The No Project Alternative would leave 3710 Decker Edison Road as is and no direct or indirect
impacts would occur. The No Action alternative would not achieve the project purpose and need. The
stables area will also remain as is and no further restoration would occur.

k.~
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3.0

REGULATORY

CONTEXT

Each project must comply with applicable federal, state and local environmental laws, regulations,
ordinances, policies, programs, and environmental management plans. The following is a summary
of the key federal and state laws and regulations that apply to protecting plants, wildlife,
jurisdictional wetlands, and water quality.

3.1

Federal Endangered Species Act (ESA)

The federal ESA of 1973 (Title 16, United States Code [U.S.C.] §~ 153 1-1543), as amended, designates
and provides for protection of listed threatened and endangered plant and animal species, and their
critical habitat. 13 The USFWS, in the Department of the Interior, and the National Oceanic and
Atmospheric Administration’s NMFS, in the Department of Commerce, share responsibility for
administration of the ESA. These responsibilities include listing and delisting species, designating
critical habitat, and formulating recovery plans. The USFWS has primary responsibility for terrestrial
and freshwater organisms, while the responsibilities of NMFS are mainly marine wildlife.
The ESA is divided into 18 Sections that are intended to work together to prevent species from going
extinct by helping to stabilize populations, reduce the threats to their survival, and helping species
recover to the point that they no longer require federal protection.
3.1.1

Section 4 (Detennination of Endangered Species and Threatened Species)

Section 4 of the ESA addresses listing of species in need of the ESA’s protection. Species are listed as
either endangered or threatened under Section 4 of the ESA. A federally-endangered species is one
that is facing extinction throughout all or a significant portion of its range. A federally-threatened
species is one likely to become endangered within the foreseeable future throughout all or a
significant portion of its range. Under Section 4, actions needed to recover those species and conserve
their habitats are also identified, along with a process for reaching recovery goals that allow for a
species’ removal from federal protection. The presence on a project site of any fish or wildlife species
that is federally listed as endangered or threatened generally imposes constraints on development
to the extent that development is likely to result in a prohibited “take” of the species or substantial
adverse modification of its habitat as described below.

3.1.2

Section 7 (Interagency Cooperation)

Section 7 of the ESA regulates “take” associated with federal projects or projects that require a federal
permit. It also requires federal agencies to use their authority to carry out conservation programs to
benefit endangered and threatened species. Under Section 7, federal agencies are required to consult
with the USFWS or the NMFS to ensure that any action they carry out, including those they fund or
authorize (such as through a permit), will not be likely to jeopardize the continued existence of listed
species, or result in the destruction or adverse modification of proposed or designated critical habitat
of such species. Under Section 7, consultations can either be informal or formal.

13 ESA:http://www2.epa.gov/Jaws-regulations/summary-endangered-species-act and
https://www.fws.gov/endangered/laws-policies/Section-3.html and
http://www.fws.gov/midwest/endangered/section7/index.html.
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3.1.3

Section 9 (Prohibited Acts)

Once a species is listed, Section 9 of the ESA makes it unlawful for any person, including private and
public entities, to “take species listed as endangered or without a permit issued pursuant to
Section 10 or an incidental take statement issued pursuant to Section 7. Section 9 defines “take” as
“to harass, harm, pursue, hunt, shoot, wound, kill, trap, capture, collect, or attempt to engage in any
such conduct.” The term “harm” is defined as “an act which actually kills or injures wildlife. Such an
act may include substantial habitat modification or degradation where it actually kills or injures
wildlife by significantly impairing essential behavioral patterns, including breeding, feeding, or
sheltering.”
ESA Section 9’s take prohibitions apply to listed wildlife and fish species, but not to plants.
Endangered plants are not protected from take, although it is unlawful to remove, possess, or
maliciously damage or destroy them on federal lands. Removing or damaging listed plants on state
and private lands in knowing violation of state law, or in the course of violating a state criminal
trespass law, also is illegal under the ESA.

3.2

Migratory Bird Treaty Act (MBTA)

The Migratory Bird Treaty Act (MBTA) of 1918 (Title 16, U.S.C. §~ 703-712), as amended, implements
various treaties and conventions between the United States (U.S.) and Canada, Japan, Mexico and the
former Soviet Union for the protection of migratory birds. The MBTA makes it unlawful to pursue,
hunt, take, capture, kill, possess, sell, purchase, barter, import, export, or transport any migratory
bird, or any part, nest, or egg or any such bird, unless authorized under a permit issued by the
Secretary of the Interior. Some regulatory exceptions apply. Take is defined in regulations
implementing the MBTA as “to pursue, hunt, shoot, wound, kill, trap, capture, collect, or attempt to
carry out these activities.” The MBTA prohibits the collection and destruction of a migratory bird, its
nest, and birds or eggs contained in the nest. The USFWS’ Migratory Bird Permit Memorandum
(MBPM-2) dated April 15, 2003, clarifies that destruction of most unoccupied bird nests is
permissible under the MBTA; exceptions include nests of federally listed threatened or endangered
migratory birds, bald eagles, and golden eagles. Take under the MBTA does not include habitat
destruction or alteration, as long as there is not a direct taking of birds, nests, eggs, or parts thereof.
The USFWS has statutory authority and responsibility for enforcing the MBTA.

3.3

Bald and Golden Eagle Protection Act (BGEPA)

Bald eagles were removed from the federal list of threatened and endangered species in 2007, and
are no longer protected under the ESA.14 However, bald eagles remain protected under the Bald and
Golden Eagle Protection Act (BGEPA) (Title 16, U.S.C. §~ 668-668c). The BGEPA was enacted in 1940
to protect bald eagles, and revised in 1962 to include golden eagles due to their declining populations.
The agency administering this act is the USFWS. The BGEPA prohibits anyone, without a permit
issued by USFWS, from “taking” bald eagles or golden, including their parts, nests, or eggs. The BGEPA
defines take as “pursue, shoot, shoot at, poison, wound, kill, capture, trap, collect, molest or disturb.”
“Disturb” means to “agitate or bother a bald or golden eagle to a degree that causes, or is likely to
cause, (1) injury to an eagle, (2) decrease in its productivity, or (3) nest abandonment, by
substantially interfering with normal breeding, feeding, or sheltering behavior.” (72 FR 31132; 50
Code of Federal Regulations [CFR] 22.3.) The prohibition applies to inactive as well as active nests.
14 BGEPA: http://www.fws.gov/migratorybirds/mbpermits/Actsummaries.html
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An active nest is a nest that is attended, built, maintained or used by a pair of eagles during a given
breeding season, whether or not eggs are laid. An inactive nest is an eagle nest that is not currently
being used by eagles, as determined by the continuing absence of any adult, egg, or dependent young
at the nest for at least 10 consecutive days immediately prior to, and including, at present. An inactive
nest may become active again and remains protected under the BGEPA.

3.4

California Environmental Quality Act (CEQA)

The CEQA of 1970 (CEQA; Public Resources Code, §~ 21000-21178), applies to discretionary projects
proposed to be carried out by public agencies. CEQA defines projects broadly to include an activity
which may cause either a direct physical change in the environment or a reasonably foreseeable
indirect physical change in the environment, and is an activity directly undertaken by a public agency,
an activity undertaken by a person that is supported by a public agency, or an activity that involves
the issuance to a person of a lease, permit, license, certificate, or other entitlement.
If the lead agency, as defined in § 21067, determines that a project not otherwise exempt from CEQA
would not have a significant effect on the environment, the lead agency shall adopt a negative
declaration prior to approving the project. If, however, there is substantial evidence before the lead
agency presenting a fair argument that the project may have a significant effect on the environment,
CEQA requires the lead agency to prepare an environmental impact report (EIR). Public Resources
Code § 21083.4 further requires counties to determine whether a project within their jurisdiction
may result in a conversion of oak woodlands that will have a significant effect on the environment
and to implement mitigation measures consistent with § 21083.4 if a project may result in a
significant impact on oak woodlands.
CEQA further prohibits public agencies from approving a project for which an EIR has been prepared
without first finding, for each of the significant effects identified in the EIR, that: (1) changes or
alterations have been required in, or incorporated into, the project which mitigate or avoid the
significant effects on the environment; (2) those changes or alterations are within the responsibility
and jurisdiction of another public agency and have been, or can and should be, adopted by that other
agency; or (3) specific economic, legal, social, technological, or other considerations make infeasible
additional mitigation measures or implementation of the other alternatives identified in the EIR.
CEQA is implemented though regulations adopted by the California Resources Agency and commonly
referred to as the “State CEQA Guidelines,” California Code of Regulations, Title 14, § 15000 et seq.
Appendix G to the State CEQA Guidelines sets forth suggested thresholds of significance for impacts
on biological resources. Appendix G thresholds may be, but are not required to be relied on by lead
agencies in determining whether a project may result in a potentially significant impact on biological
resources, including endangered, rare or threatened species.

3.5

California Endangered Species Act (CESA)

The CESA (California Fish and Game Code § 2050 et seq.) was enacted in 1984 to parallel the federal
ESA and allows the Fish and Game Commission to designate species, including plants, as “threatened”
or “endangered.”3 The CESA states that all native species of fishes, amphibians, reptiles, birds,
13

CESA: http://www.dfg.ca.gov/habcon/cesa/
http://www.df~.ca.gov/habcon/cesa/incidental/cesa policy law.html
http://www.dfg.ca.gov/habcon/cesa/incidental/consjst determine.html
http://www.dfg.ca.gov/habcon/cesa/jncjdental/jncid perm proced.html

((m~
~ UltraSystems

Page 3-3

October2018

Regulatory Context
mammals, and plants, and their habitats, threatened with extinction and those experiencing a
significant decline which, if not halted, would lead to a threatened or endangered designation, will be
protected or preserved. Unlike the ESA, the CESA does not include listing provisions for invertebrate
species.
CESA makes it illegal to import, export, take, possess, purchase, sell, or attempt to do any of those
actions to species that are designated as threatened, endangered, or candidates for listing, unless
permitted by CDFW. § 2080 of the California Fish and Game Code prohibits take of any species that
the Commission determines to be an endangered species or a threatened species. “Take” is defined
in § 86 of the California Fish and Game Code as “hunt, pursue, catch, capture, or kill, or attempt to
hunt, pursue, catch, capture, or kill.”
Under § 2081 of CESA, CDFW may permit take or possession of threatened, endangered, or candidate
species for scientific, educational, or management purposes, and may also permit take of these
species that is incidental to otherwise lawful activities if certain conditions are met. Some of the
conditions for issuance of permits allowing incidental take are that the adverse effects of the take
must be minimized and fully mitigated, adequate funding must be ensured for implementation of
identified mitigation, and that the activity shall not jeopardize the continued existence of the listed
species. CESA emphasizes early consultation to avoid potential impacts on candidate and listed
endangered and threatened species, and to develop appropriate mitigation to offset project caused
losses of listed species populations and their essential habitats.

3.6

Fully Protected Species California Fish and Game Code § 3511, § 4700,
§5050and~5515
-

The classification of fully protected was the State of California’s initial effort in the 1960s to identify
and provide additional protection to those animals that were rare or faced possible extinction.’6 Lists
were created for birds (~ 3511), mammals (~ 4700), amphibians and reptiles (~ 5050), and fish
(~ 5515). Fully protected animal species may not be taken or possessed at any time and no licenses
or permits may be issued for their take, except for collecting these species for scientific research and
relocation of the species for certain purposes. “Take” is defined in Section 86 of the California Fish
and Game Code as “hunt, pursue, catch, capture, or kill, or attempt to hunt, pursue, catch, capture, or
kill.” Under § 2835 of the Fish and Game Code, CDFW may only issue permits allowing incidental take
of fully protected species if a Natural Communities Conservation Plan (NCCP) is prepared that
provides for the protection of that species in accordance with the requirements and standards
applicable to NCCPs (Fish and Game Code §~ 2800-2835). Alternatively, avoidance measures
sufficient to prevent incidental take of fully protected species must be incorporated into project
design, and construction plans and operations.

3.7

Bird Nests and Eggs California Fish and Game Code § 3503
-

California Fish and Game Code § 3503 states that it is unlawful to take, possess, or needlessly destroy
the nest or eggs of any bird, except as otherwise provided by this code or any regulation made
pursuant thereto. 17 Disturbance that causes nest abandonment and/or loss of reproductive effort
(e.g., killing or abandonment of eggs or young) may be considered take. Avoidance measures
16 Fully Protected Species: http://www.dfg.ca.gov/wildlife/nongame/t_e_spp/fully_pro.html and
http://www.dfg.ca.gov/habcon/cesa/other_protects.html.
17 Fish and Game Code §~ 3503, 3503.5,3505, and 3513: http://www.leginfo.ca.gov/cgi
bin/displaycode?section=fgc&group=03001-04000&file=3500-35 16.
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sufficient to prevent incidental take of bird nests and eggs protected by this statute must be
incorporated into project design, and construction plans and operations.

3.8

Birds of Prey and their Eggs California Fish and Game Code § 3503.5
-

The word “raptor” is the term used for a group of birds consisting of hawks, falcons, kites, eagles,
vultures and owls. Raptors, also referred to as “birds of prey,” are a valuable resource to the State of
California. More than 30 species of raptors inhabit California at some point in their life cycle.
California Fish and Game Code § 3503.5 makes it unlawful to take, possess, or destroy any birds in
the orders Falconiformes or Strigiformes (raptors) or to take, posses, or destroy the nest or eggs of
any such birds except as otherwise provided by this code or any regulation adopted pursuant thereto.
The order Falconiformes is comprised of four families with around 311 species. These are the birds
of prey (falcons, hawks, eagles, vultures, and ospreys). The order Strigiformes, comprised solely of
owls, contains two families and over 130 species. All raptors and their nests are protected under
§ 3503.5. Avoidance measures sufficient to prevent incidental take of these species, their eggs and
their nests protected by this statute must be incorporated into project design, and construction plans
and operations.

3.9

Migratory Birds

-

California Fish and Game Code § 3513

California Fish and Game Code § 3513 protects California’s migratory birds by making it unlawful to
take or possess any migratory non-game bird as designated by the MBTA, except as authorized in
regulations adopted by the federal government under provisions of the MBTA. Except as permitted
by USFWS under an HCP, avoidance measures sufficient to prevent incidental take of these species,
their eggs and their nests protected by this statute must be incorporated into project design, and
construction plans and operations.

3.10

Native Plant Protection Act (NPPA) California Fish and Game Code
§~ 1900-1913
-

The Native Plant Protection Act (NPPA), enacted in 1977, allows the Fish and Game Commission to
designate native plants as state “endangered” or “rare,” mirroring the designations created for animal
species by the CESA of 1970.18 The NPPA, administered by CDFW, requires all state agencies to utilize
their authority to preserve, protect and enhance endangered or rare native plants of California.
§ 1908 of the Act prohibits the take of any native plant that the Fish and Game Commission
determines to be an endangered or rare native plant, except when the take is incidental to
agricultural and nursery operations, emergencies, or the possession or sale of real property on which
the plant is growing. § 19 13(c) further provides that where the owner of land has been notified by
CDFW that native plant listed as rare or endangered is growing on such land, the owner shall notify
CDFW at least 10 days in advance of changing the land use to allow for salvage of the listed plant(s)
subject to the notification. The failure by CDFW to salvage such plant within 10 days of notification
of change in land use shall entitle the owner of the land to proceed with the change.

18

NPPA: http://www.leginfo.ca.gov/cgi-bin/displaycode?section=fgc&group=O1001-02000&file=1900-1913 and
http://www.dfg.ca.gov/habcon/plant/laws.html and http://www.dfg.ca.gov/habcon/plant/permits.html.
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3.11

Jurisdictional Waters Regulatory Context

This section summarizes the major applicable federal and state laws that apply to protecting
jurisdictional wetlands, waters, and water quality from impacts from projects and which may be
relevant and applicable to the project.
In California, the USACE, RWQCBs, and CDFW regulate activities within inland streams, coastal
streams, wetlands, and other waters. These agencies enforce the many federal and state laws,
regulations, and policies that prevent further impacts on jurisdictional wetlands and waters. The
USACE regulates the discharge of dredged or fill material into Waters of the United States (Waters of
the U.S.) pursuant to Section 404 of the federal Clean Water Act (CWA). The RWQCBs regulate
activities pursuant to § 401(a)(1) of the CWA. The RWQCB5 also have jurisdiction over Waters of the
State under the Porter-Cologne Water Quality Control Act (Porter-Cologne). CDFW regulates water
resources under §~ 1600-1616 of the California Fish and Game Code. Some regulations affecting
wetlands focus on protecting water quality and preventing activities that would introduce or
discharge harmful substances into waters. Others focus primarily on protection of fish and wildlife
habitats, especially for endangered species.

3.11.1 Clean Water Act (CWA)
The CWA (33 U.S.C. §~ 1251-1376) is the principal federal law governing pollution control and water
quality of the nation’s waterways. It establishes the basic structure for regulating discharges of
pollutants into Waters of the U.S. and for regulating water quality and establishing water quality
standards for surface waters.19 §~ 401, 402, and 404 of the CWA are pertinent to surface and coastal
Waters of the U.S. These Sections are described further in the Subsections below.
For purposes of Section 404 permitting under the CWA, “Waters of the U.S.,” are comprised of those
wetland and non-wetland bodies of water that meet the criteria set forth in 33 CFR § 328.3, as
interpreted by a number of court opinions and guidance, including Solid Waste Agency of Northern
Cook County v. U.S. Army Corps of Engineers, 531 U.S. 159 (2001) (SWANCC), consolidated cases
Rapanosv. United States (Rapanos), and Carabell v. United States (Carabell), 547 U.S. 715 (2006), and
joint guidance issued by the USACE and the United States Environmental Protection Agency (EPA) in
light of judicial decisions, including the joint guidance memorandum regarding Clean Water Act
Jurisdiction Following the U.S. Supreme Court’s Decision in Rapanos v. United States and Carabell v.
United States (December 12, 2008)(2008 Regulatory Guidance).
On June 29, 2015, the USACE and EPA and published an amendment to 33 CFR § 328.3 revising the
definition of Waters of the U.S. in a manner intended to take into account, but supersede prior judicial
decisions, regulations and guidance. The revised regulation, named the Clean Water Rule, was
published in the Federal Register (80 FR 124: 37054-37127) and became effective on August 28,
2015. The Clean Water Rule has been challenged in court by more than 30 different organizations
and entities, and on October 9, 2015, the U.S. Court of Appeals, Sixth Circuit enjoined the
implementation of the new Clean Water Rule on a nationwide basis, pending further judicial action.

19

CWA: http://cfpub.epa.gov/npdes/a11faqs.cfm?program_id~O#1O7 and http://cfpub.epa.gov/npdes/ and
http://cfpub.epa.gov/npdes/faqs.cfm?programJd=6#1 and http://cfpub.epa.gov/npdes/home.cfm?programjd=6.
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In general, under either currently effective law and guidance or under the now-enjoined Clean Water
Rule, wetland and non-wetland water bodies are Waters of the U.S. subject to jurisdiction of USACE
and EPA for purposes of Section 404 permitting when the water bodies are an:
•

interstate water, a territorial sea, or a water which is currently used, was used in the past, or
may be susceptible to use in the future in interstate or foreign commerce,

•

impoundment of such waters, or

•

a water with either a presumed or demonstrated “significant nexus” with such waters.

The primary effect of the Clean Water Rule is to modify the types of water bodies that will be
presumed to have a significant nexus to interstate waters, territorial sea, and waters used in
interstate commerce as opposed to those types of water bodies that must be demonstrated on a
case-by-case basis to have such a connection pursuant to CWA regulations.
Further, under either current law and guidance or the now-enjoined Clean Water Rule, USACE
jurisdiction over non-tidal Waters of the U.S. extends laterally to the Ordinary High Water Mark
(OHWM) or beyond the OHWM to the limit of any adjacent wetlands, if present (33 CFR 328.3(c)(6)).
The OHWM is defined as:
that line on the shore established by the fluctuations of water and indicated by
physical characteristics such as a clear natural line impressed on the bank, shelving,
changes in the character of soil, destruction of terrestrial vegetation, the presence of
litter and debris, or other appropriate means that consider the characteristics of the
surrounding area” (33 CFR 328.3(c)(6)).
“...

In addition, pursuant to either the currently effective law and guidance or the now-enjoined Clean
Water Rule, water bodies that constitute wetlands are determined in accordance with the Corps of
Engineers Wetlands Delineation Manual (Environmental Laboratory, 1987) and the Regional
Supplement to the Corps of Engineers Wetland Delineation Manual: Arid West Region (Version 2.0)
(USACE, 2008). Pursuant to these technical manuals, in general three criteria must be satisfied to
classify an area as a jurisdictional wetland:
•

A predominance of plant life that is adapted to life in wet conditions hydrophytic vegetation
must be present;

•

Soils must saturate, flood or pond long enough during the growing season to develop
anaerobic conditions in the upper part hydric soils;

•

Permanent or periodic inundation or soils saturation must occur at least seasonally
establishing wetland hydrology.

Biologists for the project classified waters as jurisdictional or non-jurisdictional based on the 2008
Regulatory Guidance. Nevertheless, the biologists have concluded that the classification of water as
jurisdictional or non-jurisdictional is substantially the same whether performed pursuant to the
Clean Water Rule, which is now enjoined, or under the prior regulation, 33 CFR § 328.3 including the
Preamble to the regulation, and the 2008 Regulatory Guidance, which are now currently effective.
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3.11.1.1

—

Section 404 of the CWA establishes a program to regulate the discharge of dredged or fill material
into Waters of the U.S. The USACE implementing regulations define “dredged material” as material
that is excavated or dredged from Waters of the U.S. The CWA implementing regulations define “Fill
material” as material placed in Waters of the U.S. where the material has the impact of either
replacing any portion of Waters of the U.S. with dry land or changing the bottom elevation of any
portion of a Waters of the U.S. Examples include discharges of rock, sand, soil, clay, plastics,
construction debris, wood chips, overburden from mining or other excavation activities, and
materials used to create any structure or infrastructure for development projects in Waters of the
U.S.
No discharge of dredged or fill material may be permitted if there is a practicable alternative that
would be less damaging to aquatic resources, so long as that alternative does not have other
significant adverse environmental consequences. 40 CFR § 230.10(a). Under 40 CFR § 230.10(a), a
potential project alternative is “practicable” if it “is available and capable of being done after taking
into consideration cost, existing technology and logistics in light of overall project purpose.” These
regulations are jointly administered and enforced by the USACE and the EPA.
Permit review and issuance follows a process that prioritizes avoidance of impacts, followed by
minimization of impacts (both as determined pursuant to the 404(b)(1) guidelines) and, finally,
requiring compensatory mitigation assuring “no net loss of wetlands” for unavoidable impacts on the
aquatic environment.
Under the law, any project that discharges dredged or fill material (temporarily or permanently) into
Waters of the U. S., including wetlands, may require a Section 404 permit. The Section 404 permit
may be a nationwide permit or an individual permit from the USACE pursuant to Section 404 of the
CWA. The USACE has established a series of nationwide permits that authorize certain activities in
Waters of the U.S. provided that a proposed activity can demonstrate compliance with standard
terms and conditions. No activity is authorized under any nationwide permit that is likely to
jeopardize the continued existence of a threatened or endangered species or a species proposed for
such designation, as identified under the ESA, or that will destroy or adversely modify the critical
habitat of such species. If the conditions cannot be met, a regional or individual permit will be
required.

3.11.1.2

Section 401 Water Quality Certification
-

Although the CWA is a federal law, Section 401 of that law recognizes that states have the primary
authority and responsibility for setting surface water quality standards, and requires the USACE to
obtain a state certification that their permits for discharge or dredge and fill material do not violate
state water quality standards. Section 401 of the CWA requires every applicant for a Section 404
permit resulting in any discharge of dredge or fill material into Waters of the U.S. to provide a
certification that any discharges will comply with the applicable state water quality standards set
pursuant to the CWA and applicable state law.
Section 401 is implemented through a water quality certification process. In the State of California,
the State Water Resources Control Board (SWRCB) has given the responsibility for issuing
Section 401 Water Quality Certifications (WQCs) to the RWQCBs, unless a discharge of dredged or fill
material is proposed within more than one region. In the event that a project proposes discharges of
dredged or fill material in more than one region, responsibility for issuance of a Section 401 Water
((ó~
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Quality Certification (WQC) will lie either with the SWRCB, or, upon agreement of the RWQCBs for
the affected regions, with the RWQCB chosen in the discretion of the RWQCB5. Cal. Water Code,
§ 13160; Cal. Code Regs., tit. 23, § 3838. Certification must be based on a finding that the proposed
discharge will comply with water quality standards, which include numeric and narrative water
quality objectives applicable to identified surface waters in the Water Quality Control Plan for the
region (Basin Plan) in which a discharge of fill is proposed.

3.11.2 Porter-Cologne Water Quality Control Act
In 1969, the California State Legislature enacted the Porter-Cologne Water Quality Control Act
(Porter-Cologne) to revise the existing water quality laws in California.20 Through the act, the SWRCB
and nine RWQCBs were entrusted with duties and powers to preserve, restore, and enhance the
quality of California’s water resources. The SWRCB has the ultimate authority over state water rights
and water quality policy. The SWRCB adopts statewide water quality control plans, policies and
guidance that direct RWQCBs in designating beneficial uses, setting water quality control standards,
and administering programs to protect and preserve the “Waters of the State.” Pursuant to these
statewide plans, policies and guidance, each of the nine RWQCBs within California is required to
adopt a Basin Plan that sets water quality standards, including narrative and numeric water quality
objectives for various constituents of concern, recognizing and reflecting the regional differences in
existing water quality, the beneficial uses of the region’s ground and surface waters, and local water
quality conditions.
Pursuant to Porter-Cologne, the SWRCB and RWQCBs, on a statewide and regional basis, respectively,
have authority to regulate the “discharge of waste” to “Waters of the State” independently of the CWA
and as a matter of state law. Discharges of waste are defined to “include sewage and any and all other
waste substances, liquid, solid, gaseous, or radioactive, associated with human habitation or of
human or animal origin, or from any producing, manufacturing or processing operations, include
waste placed in containers of whatever nature prior to and for purposes of, disposal.” Cal. Water Code
§ 13050(d). Discharges of fill are included in the Porter-Cologne definition of discharge of “waste.”
“Waters of the State” are defined to mean “any surface water or groundwater, including saline waters,
within the boundaries of the state.” Cal. Water Code § 13050(e). Under Porter-Cologne, “Waters of
the State” include, but are not limited to, Waters of the U.S. As a matter of state law, any party
proposing a discharge of waste, including fill or other pollutants, that threatens to affect any Water
of the State that is not also a water of the United States must file a Report of Waste Discharge (ROWD)
with the SWRCB or appropriate RWQCB, as applicable. Cal. Water Code §~ 13260; 13264. The water
board, after a public hearing, will then respond to the ROWD by imposing appropriate Waste
Discharge Requirements (WDRs) (Cal. Water Code §~ 13263; 13264), or by issuing a Waiver ofWDRs
with appropriate conditions (Cal. Water Code § 13269) to control discharges for the protection of
Waters of the State.
The SWRCB and RWQCB5, on a statewide and regional basis, respectively, also have authority to
issue, deny, condition, enforce and otherwise administer all CWA Section 402 National Pollutant
Discharge Elimination System (NPDES) Permits for discharges of pollutants into Waters of the U.S.,
and Section 401 WQCs for Section 404 permits. 33 U.S.C. § 1311; Cal. Water Code § 13160;
Memorandum of Understanding Regarding Permit and Enforcement Programs Between the State
Water Resources Control Board and the Regional Administrator, Region IX, Environmental Protection
Agency (effective March 26, 1973) as supplemented by the NPDES Memorandum of Agreement
between the U.S. Environmental Protection Agency and the California State Water Resources Control
20 Porter-Cologne: http://www.swrcb.ca.gov/laws_regulations/docs/portercologne.pdf.
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Board (effective June 8, 1989). USACE retains and has not delegated jurisdiction to issue Section 404
permits for discharges of fill to Waters of the U.S.
Accordingly, the SWRCB and RWQCB5 have, respectively, issued the statewide Construction General
NPDES Permit and the MS4 NPDES Permits which constitute both federal CWA Section 402 permits
and state Porter-Cologne WDRs Under guidance issued by the SWRCB, discharges of fill subject to
USACE CWA Section 404 permitting are reviewed and protected by the SWRCB by issuance of
Section 401 water quality certifications, and no additional state law WDRs are required to authorize
discharges of fill. Discharges of fill to Waters of the State that are not also Waters of the U.S. are subject
to regulation by the SWRCB or appropriate RWQCB5, as applicable. Any project proponent proposing
such discharges of fill must submit a report of waste discharges along with USACE jurisdictional
disclaimers, and prior to placing such fill, must either obtain coverage for such discharges under:
(i)

the SWRCB’s Statewide General Waste Discharge Requirements for Dredged or Fill
Discharges to Waters Deemed by the U.S. Army Corps of Engineers to be Outside of Federal
Jurisdiction, Order No. 2004-004-DWQ

(ii)

individual WDRs, or

(iii)

a conditional waiver of WDRs. Guidance for Regulation ofDischarges to 7solated” Waters
(Celeste Cantu, Executive Director June 25, 2004).

3.11.3 California Fish and Game Code §~ 1600-1616
Pursuant to §~ 1600—1616 of the California Fish and Game Code, the CDFW regulates all substantial
diversions, obstructions, or changes to the natural flow or the bed, channel, or bank of any river,
stream, or lake, which provides habitat and supports fish or wildlife. CDFW defines a “stream”
(including creeks and rivers) as “a body of water that flows at least periodically or intermittently
through a bed or channel having banks and supports fish or other aquatic life. This includes
watercourses having surface or subsurface flow that supports or has supported riparian vegetation”
(California Code of Regulations, Title 14, Division 1, Subdivision 1, Chapter 1, § 1.72). “Bank” means
the slope or elevation of land that bounds the bed of the stream in a permanent or longstanding way,
and that confines the stream water up to its highest level. “Lake” includes “natural lakes or man-made
reservoirs.”
Rivers, streams, lakes, and riparian vegetation that provide habitat for fish and wildlife species are
subject to jurisdiction by the CDFW under §~ 1600-1616 of the California Fish and Game Code.
Riparian areas are lands adjacent to streams, lakes, and estuarine-marine shorelines. § 2785(e)
defines “riparian habitat” as lands which contain habitat which grows close to and which depends
upon soil moisture from a nearby freshwater source. CDFW regulates the bed, bank to bank, as well
as associated riparian vegetation, and fish and wildlife resources. CDFW has interpreted
jurisdictional boundaries to be defined by the tops of stream banks (i.e., the limit of stream influence)
and/or the limit of the canopy of riparian vegetation (outer drip line) that is hydrologically connected
to river, stream, or lake, whichever is greatest. As a result, the area of CDFW jurisdiction is usually
greater than the active channel and overlaps and extends beyond the USACE jurisdiction. Isolated
wetlands not associated with a river, stream or lake are not protected under §~ 1600 et seq. of the
California Fish and Game Code. In addition, CDFW does not have regulatory authority on Tribal
Lands.
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CDFW jurisdiction may also extend to altered or artificial waterways based upon the value of those
waterways to fish and wildlife (CDFG ESD, 1994), particularly to the extent that such constructed
waterways were originally natural waterways.
The Lake and Streambed Alteration Program require execution of an agreement with CDFW before
any activity substantially modifies a river, stream or lake. It is not legal to alter the bed or bank of a
stream or lake or their natural water flow without a CDFW Streambed Alteration Agreement (SM).
The California Fish and Game Code § 1602 requires an entity to notify CDFW of any proposed activity
that may substantially modify a perennial, intermittent, and ephemeral river, stream, or lake in the
state.
Notification is required by any person, business, state or local government agency, or public utility
that proposes an activity that will:
•

Substantially divert or obstruct the natural flow of any river, stream or lake;

•

Substantially change or use any material from the bed, channel, or bank of, any river, stream,
or lake;

•

Deposit or dispose of debris, waste, or other material containing crumbled, flaked, or ground
pavement where it may pass into any river, stream, or lake.

The notification requirement applies to any work undertaken in or near a river, stream, or lake that
flows at least intermittently through a bed or channel. This includes intermittent and ephemeral
streams and washes, and other watercourses with subsurface flows, or drainages with beds and
banks that support aquatic life, riparian vegetation, or stream-dependent terrestrial wildlife.

3.12

Malibu General Plan Conservation & Land Use Element
-

3.12.1 Conservation Element
The Conservation Element of the Malibu General Plan is concerned with the following environmental
resources within the Malibu Coastal Zone: Natural Resources, Cultural Resources, Energy
Conservation, Water Conservation, and Reduction and Recycling of Solid Waste (City of Malibu,
1995). The element identifies goals and policies to insure the managed use of environmental
resources. The purpose of the Conservation Element is to serve as guide to conservation, protection,
restoration and management, development and utilization of the City’s natural resources. Substantial
areas in the City of Malibu or within the Malibu Coastal Zone are undeveloped or contain an
abundance of natural resources.
The objectives of CON GOAL 1, “Natural resources preserved and protected” are:
•

CON Objective 1.1: Natural resources managed in accordance with this comprehensive
natural resources protection and management plan;

•

CON Objective 1.2: Wildlife and biota resources preserved, protected and reclaimed;

•

CON Objective 1.3: Marine and beach resources preserved, protected, enhanced and
reclaimed;
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•

CON Objective 1.4: Scenic resources preserved and protected.

3.12.2 Land Use Element
The Malibu Land Use Element is designed to provide maximum social, economic, and environmental
benefits for city residents through planned distribution, intensity of land use and location. The
element provides a balanced and functional mix of land uses, guide public and private investment
opportunities and constraints identified in other general plan elements and reduce hazards. The
objectives of LU GOAL 1: “The natural and environmental resources of Malibu are protected and
enhanced” are:
•

LU Objective 1.1: Development that does not degrade the environment;

•

LU Objective 1.2: Preserve and protect resource area protection areas;

•

LU Objective 1.3: Land uses consistent with flood, geologic and fire safety requirements;

•

LU Objective 1.4: Development consistent with the preservation of the natural topography
and viewshed protection;

•

LU Objective 1.5: Integrated environmental review.

3.13

City of Malibu Local Coastal Program Local Implementation Plan
-

-

The purpose of the Local Implementation Plan (LIP) is to implement policies of the California Coastal
Act of 1976, to carry out the policies of the City of Malibu Land Use Plan, and to:
Assure orderly, balanced utilization and conservation of coastal zone resources, taking into
account the social and economic needs of the people of this City and of the State;
•

Protect, maintain, and where feasible, enhance and restore the overall quality of the coastal
zone environment and its natural and manmade resources;

•

Maximize public access to and along the coast and maximize public recreational
opportunities in the coastal zone consistent with sound resource conservation principles and
constitutionally protected rights of private property owners;

•

Provide a definite plan for development so as to guide the future growth of the City;

•

To protect and enhance the quality of the natural environment;

•

To promote the public health, safety and general welfare;

•

To ensure that any development in the coastal zone preserves and enhances coastal
resources; and protects coastal views and access; and guides growth, development, and
environmental management in a manner consistent with the provisions of the Land Use Plan
of the LCP;
To lessen congestion on the streets and provide for adequate off-street parking;
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•

To prevent damage and injury from disasters such as fire, flood, tsunamis, tidal action ocean
storms, geologic and seismic hazards and other dangers;

•

To provide adequate light and air, clean ground water, and non-polluting waste disposal;

•

To assure adequate public transportation, utilities, schools, parks, open space, roads and
other public facilities and improvements;
To protect and preserve the areas, sites and structures of historic, cultural, archaeological
and paleontological significance.

3.13.1 Landscaping and Fuel Modification
Landscaping shall follow Section 3.10.1, Landscaping of the Malibu LCP LIP regarding which species
to use, timing of landscaping, landscaping coverage standards, landscape monitoring and landscape
plans.
Fuel Modification and brush clearance shall follow Section 3.10.2 (A) and (B) of the Malibu LCP LIP:
Section 3.10.2 (A)
“All new development will be sited and designed to minimize required fuel modification and
brushing to the maximum extent feasible in order to minimize habitat disturbance or
destruction, removal or mod~fication of natural vegetation, and irrigation of natural areas,
while providing forfire safety.”
Section 3.10.2 (B)
“Development shall utilizefire resistant materials and incorporate alternative fuel modification
measures, such asfirewalls (except where this would have impacts on visual resources), and
landscaping techniques, where feasible, to minimize the total are modified.”

3.13.2 Environmentally Sensitive Habitat Area Overlay
The purpose of the Environmentally Sensitive Habitat Area Overlay or “ESHA” overlay zone is to
protect areas where plant or animal life or their habitats are either rare or especially valuable
because of the role or special nature in the ecosystem and which could be easily disturbed or
degraded because of human activities or development.

3.13.2.1
Pursuant to Section 4.3 (C) of the Malibu LCP LIP, mapped areas within the city are subject to ESHA
provisions as follows:
“The ESHA overlay provisions shall apply to those areas designated environmentally sensitive
habitat area on the Malibu LIP ESHA overlay map and those areas within 200feet ofdesignated
ESHA. Additionally, those areas not mapped as ESHA, butfound to be ESHA under the provisions
ofSection 4.3 of the Malibu LIP shall also be subject to these provisions.”
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3.13.2.2

Development Standards

Section 4.6.1, Buffers of the Malibu LCP LIP gives buffers to native vegetation to serve as transitional
habitat and to provide distance and physical barriers to human intrusion:
C. Woodlands
“New development shall provide a buffer of no less than 100 feet in width from the outer edge
of tree canopy of oak or other native woodland.”
F. Coastal Sage Scrub
“New development shall provide a buffer of sufficient width to ensure that no required fuel
modification area (Zone A, Zone B, and Zone C, if required) will extend into the ESHA and that
no structures will be within 100 feet of the outer edge of the plants that comprise the coastal
sage scrub plant community.”

G. Chaparral
“New development shall provide a buffer of sufficient width to ensure that no required fuel
modification area (Zone A, Zone B, and Zone C, if required) will extend into the ESHA and that
no structures will be within 100feet of the outer edge of the plants that comprise the chaparral
plant community.”

3.13.3 Native Tree Protection Ordinance
This ordinance shall apply to areas containing one or more of the following native trees with at least
one trunk measuring six inches or more in diameter or a combination of two trunks that measure a
total of six inches or more in diameter, measured at 4.5 above natural grade:
native oak (Quercus sp.),
•

California walnut (Juglans californica),

•

western sycamore (Platanus racemosa),
alder (Alnus rhombifolia), and

•

toyon (Heteromeles arbut~folia).

As described in Chapter 5, Native Tree Protection Ordinance of the Malibu LCP LIP, The Coastal
Development Permit applications will require development sites subject to this ordinance to prepare
a tree protection plan by a qualified biologist or resource expert that provides the following (City of
Malibu, 2002):
“A. An inventory and assessment of the health of native trees on the site by type, size (both trunk
circumference and extent of canopy).
B. Photographs of the site showing location of all native trees.
C. A site map depicting the location of all such trees, including a scale drawing of trunk, canopy
location and extent
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D. An analysis of all potential construction and post-construction impacts on the identified native
trees.
E. Project alternatives designed to avoid removal of trees and to avoid and minimize impacts to
protected trees.
F. Identification of trees proposed to be removed by the project
G. Onsite mitigation measures necessary to minimize or mitigate residual impacts that cannot be
avoided through project alternatives, including the provision of replacement trees.
H. A long-term maintenance and monitoring program designed to assure long-term protection and
health for all native trees.”
Development standards, mitigation, and monitoring and supplemental findings pursuant to Chapter
5 of the Malibu LCP LIP will also be followed.
Supplemental Findings
Regarding removal of one or more native trees and/or encroachment of development into the
protected zone2’ of one or more native tree(s), the following22 will be needed to attain a CDP permit.
“A coastal development permit that includes the removal of one or more native tree(s) and/or the
encroachment of development within the protected zone of one or more native tree(s) may be approved
or conditionally approved only if the planning commission makes the following supplementalfindings
in addition to the findings required in Section 14.9 of the Malibu LIP:
A. The proposed project is sited and designed to minimize removal of or encroachment in the
protected zone of native trees to the maximum extentfeasible.
B. The adverse impact of tree removal and/or encroachment cannot be avoided because there
is no otherfeasible alternative.
C. All feasible mitigation measures that would substantially lessen any significant impact on
native trees have been incorporated into the approved project through design or conditions of
approvaL”

3.14

California Coastal Commission

The CCC was established in 1972 and made permanent through adoption of the California Coastal Act
of 1976.
In partnership with counties and cities, the CCC plans and regulates land and water along the coastal
zone. Developments, which are broadly defined in the Coastal Act to include (among others)
construction of buildings, division of lands, and activities that change the intensity of use of land or
public access to coastal waters, generally require a coastal development permit by the Coastal
Commission or local government.
21 The protection zone, per Section 5.2 of the City of Malibu LCP LIP, shall mean the area inside the dripline of the tree
plus five feet beyond the dripline, or 15 feet from the trunk of the tree, whichever is greater.
22 Found in Section 2.7 of the Malibu LCP LIP
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3.15

Natural Community Conservation Plan and Habitat Conservation Plan

The BSA is not within a Natural Community Conservation Plan (NCCPJ or Habitat Conservation Plan
(HCP).
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4.0

STUDY METHODS

This section describes the study methods used by biologists for evaluating the biological resources
associated within the BSA (Figure 7, Project Boundary and BSA) and project vicinity.

4.1

Literature Review

Prior to their field surveys, biologists conducted a literature review to identify habitats, special-status
plant and wildlife species, jurisdictional waters, critical habitats, and wildlife movement corridors
potentially associated with the project site. Biologists reviewed relevant literature, databases, agency
web sites, reports and management plans, Geographic Information System (GIS) data, maps, and
aerial imagery obtained from public domain sources. The review also helped to determine which
biological surveys may be required prior to site construction and development.

4.1.1

Topography and Physical Features

To gain a perspective of the topographic and physical features associated with the BSA and project
vicinity, biologists reviewed maps such as the USGS 7.5-Minute Topographic Map Triunfo Pass
Quadrangle and current aerial imagery (Google Earth©).23 Information obtained from this review
included onsite and offsite locations of city and county boundaries and jurisdictions; valleys, hills,
and mountain ranges; park boundaries; natural and man-made drainages, blue-line streams, and
open waters (rivers, lakes, ponds, streams, creeks, etc.); plant community boundaries; land use such
as developed land, agriculture, and natural open space; important landmarks; roads, highways, paths,
and trails; and potential wildlife movement corridors.

4.1.2

Soils

The Web Soil Survey, operated by the United States Department of Agriculture’s (USDA) Natural
Resources Conservation Service (NRCS), was used to create a custom soil resource report for a
description of the soils associated with the BSA.24 The Web Soil Survey provides soil data and
information produced by the National Cooperative Soil Survey.

4.1.3

Sensitive Plant Communities

Sensitive plant communities (sensitive habitats) are communities that are of limited distribution
statewide or within a county or region and are often vulnerable to environmental impacts of projects
(CDFG, 2009). Sensitive habitats are often threatened with local extirpation and are therefore,
considered as valuable biological resources. The most current version of CDFW’s List of California
Terrestrial Natural Communities indicates which natural communities are sensitive given the current
state of the California classification (CDFG, 2010). The List of California Terrestrial Natural
Communities is considered an authority for ranking the conservation status of vegetation
communities in California. The list includes alliance rankings according to their degree of
imperilment. Based on the literature review and CNDDB search, four sensitive habitats have potential
to occur within the BSA. (Table 4.1-1, CNDDB Sensitive Habitats).

Table 4.1-1
23 Google Earth© website.
24 USDA NRCS Web Soil Survey: http://websoilsurvey.sc.egov.usda.gov/App/WebSoilSurvey.aspx. Accessed on April
21, 2017.
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CNDDB SENSITIVE HABITATS
Sensitive Plant Habitats

Holland Element Code

valley needlegrass grassland

42110

southern coast live oak riparian forest

61310

southern sycamore alder riparian woodland

62400

valley oak woodland

71130

Notes: The Holland Element Code number is from Robert F. Holland’s Preliminary Descriptions of the Terrestrial Communities of California
(Holland, 1986).

4.1.4

Special-Status Plant and Wildlife Species

The methods described below were used to research and derive a comprehensive project-specific list
of special-status plants and wildlife to target during the field surveys. The literature review and query
of the databases for reported locations of special-status species and habitats helped to identify the
known locations of these resources in the project region and assisted in identifying the potential for
onsite occurrence of such species.
•

CDFW’s CNDDB was used to identify special-status species that may exist within the project
site and within a ten-mile radius of the site;25

•

The USFWS’ Information, Planning, and Conservation (IPaC) system was used to identify
federal threatened and endangered plant and wildlife species and other natural resources of
concern that may exist within the BSA;26

•

The online CNPS Inventory of Rare and Endangered Plants of California, 8th Edition was used
to identify the distribution and habitats of special-status vascular plants that may exist within
the USGS Triunfo Pass Quadrangle;27

•

The USFWS’ Ventura field office website was reviewed to obtain the list of endangered and
threatened species for Imperial County;28
Previous consultant studies and reports on the project site and project vicinity were reviewed
to gain a sense of the existing conditions at the time the studies were conducted.

Although the inventory list of special-status plant and wildlife species were not exhaustive of all
species that might be of concern for the property, it provided a wide range of species that are
representative of the habitats in the area.

25 CDFW CNDDB: https://map.dfg.ca.gov/rarefind/view/RareFind.aspx. Accessed on March 30, 2016.
26 USFWS IPaC: http://ecos.fws.gov/ipac/. Accessed on March 30, 2016.
27 CNPS Topo Quad Search: http://cnps.site.aplus.net/cgi-bin/inv/inventory.cgi/BrowseAZ?name=quad. Accessed on
March 30, 2016.
28 USFWS Carlsbad Field Office website:
http://www.fws.gov/carlsbad/SpeciesStatusList/CFWO_Species_Status_List%20.htm. Accessed on March 30, 2016.
((‘~.
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4.1.4.1 Special-Status Plants
The literature review found that 30 special-status plant species (plant inventory) may be present
within the BSA. Fifteen plants are designated federally or state listed endangered, threatened,
candidate, or state rare under the federal ESA, the CESA, and/or the NPPA. These types of plants are
referred to as “listed species.” Fifteen of the special-status plant species have no designated status
under the ESA, the CESA, and/or the NPPA, but are designated as sensitive or locally important by
federal agencies, state agencies, and nonprofit resource organizations, such as the CNPS. These plant
species are referred to as “sensitive” in this report. The plant inventory is provided in Appendix D,
Plant Special-Status Species Inventory and Potential Occurrence Determination.
Each special-status plant species was assessed for its potential to occur within the BSA by comparing
its habitat elevation range and distribution obtained from the literature, CNPS website and other
databases with the location and elevation range of the BSA. A species was determined as having “no
potential to occur” within the BSA if the BSA is outside the species’ known distribution and/or the
species’ known elevation range. Through this analysis, 15 of the 30 special-status plant species were
determined to have no potential to occur within the BSA and were eliminated from further
evaluation. It is anticipated that the project will have no impacts on these species and they are not
discussed further in this report. The potential to occur analysis can be found in Appendix D, Plant
Special-Status Species Inventory and Potential Occurrence Determination.

4.1.4.2
The literature review found that 22 special-status wildlife species (wildlife inventory) may be
present within the BSA. Four of these animals are federal or state listed endangered, threatened, or
candidate species under the ESA and/or the CESA, and are referred to as “listed species.” Seventeen
of the special-status wildlife species have no designated status under the ESA and/or the CESA, but
are designated as sensitive or locally important by federal agencies, state agencies, and nonprofit
resource organizations. These wildlife species are referred to as “sensitive” In this report. The
wildlife inventory is provided in Appendix E, Wildlife Special-Status Species Inventory and Potential
Occurrence Determination.
Each special-status wildlife species was assessed for its potential to occur within the BSA by
comparing its habitat elevation range and distribution (if known) with the location and elevation
range of the BSA. A species was determined as having “no potential to occur” within the BSA if the
BSA is outside the species’ known distribution and/or the species’ known elevation range. Through
this analysis, five of the 22 special-status wildlife species were determined to have no potential to
occur within the BSA and were eliminated from further evaluation. It is anticipated that the project
will have no impacts on these species and they are not discussed further in this report. The potential
to occur analysis can be found in Appendix F, Wildlife Special-Status Species Inventory and Potential
Occurrence Determination.

4.1.5

Hydrology and Jurisdictional Areas

In order to identify known locations of hydrologic features within the BSA, biologists queried the
following databases.
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•

The National Wetlands Inventory (NWI)29 database and maps developed by the USFWS were
used as preliminary indicators of potential wetland areas based on changes in vegetation
patterns as observed from satellite imagery;

•

The USFWS Wetlands Mapper was used to review and download the digital wetland data for
the project vicinity;

•

The USGS National Hydrography Dataset (NHD)3° was used to identify hydrologic features
such as rivers, streams, canals, lakes, ponds, coastline, dams, and stream gages;

•

The watershed boundary data set containing the most current 10-digit and 12-digit HUCs was
obtained in geodatabase form from the USGS.

The following were also reviewed and consulted:
•

Corps ofEngineers Wetlands Delineation Manual (Environmental Laboratory, 1987) (referred
to as “1987 Manual” in this report);

•

Regional Supplement to the Corps of Engineers Wetland Delineation Manual: Arid West
Region (Version 2.0) (USACE, 2008) (referred to as “Arid West Supplement” in this report);

•

Arid West 2016 Regional Wetland Plant List (Lichvar et al., 2016);

•

A Field Guide to the Identification of the Ordinary High Water Mark (OHWM) in the Arid West
Region of the Western United States (Lichvar and McColley, 2008).

The USACE published the original 1987 Manual for the identification and delineation of wetlands.
Recognizing that wetlands vary widely between regions of the United States, the USACE prepared a
series of regional supplements to better identify wetlands across the country. In 2008, the USACE
published a regional supplement to the 1987 Manual that describes wetland indicators, delineation
guidance, and other information that are specific to the Arid West Region, in which the project is
located. The USACE and CDFW’s definitions of wetlands are described below.

4.1.5.1

.

,

The USACE technical guidelines for defining wetlands in the Arid West are provided in the Regional
Supplement. The 1987 Manual was used as a secondary resource. According to the Supplemental
Manual, “Indicators and procedures given in the supplement are designed to identify wetlands as
defined jointly by the USACE (33 CFR 328.3) and the EPA (40 CFR 230.3).31 Wetlands are a subset of
the ‘Waters of the U.S.’ that may be subject to regulation under Section 404 of the CWA. One key
feature of the definition of wetlands is that, under normal circumstances, they support ‘a prevalence
of vegetation typically adapted to life in saturated soil conditions.’ Many Waters of the U.S. are
unvegetated and thus are excluded from the USACE/EPA definition of wetlands, although may still

29 USFWS NWI: http://www.fws.gov/wetlands/Data/mapper.html. Accessed on April 20, 2017.
30 USGS NHD (2007): http://nhd.usgs.gov/.
31 On October 9, 2015, the Sixth Circuit Court of Appeal issued a nationwide stay of the U.S. EPA’s revised definition,
promulgated on June 29, 2015, entitled the “Clean Water Rule.” See 80 Fed. Reg. 37, 054 (June 29, 2015). The Clean
Water Rule affected the regulatory interpretation of “Waters of the U.S.” as used in the Clean Water Act, 33 U.S.C.
section 1251 etseq.
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be subject to CWA regulations.” Wetlands and other special aquatic sites are afforded additional
protection in the USACE’s Section 404 permitting program.
The USACE Manual defines a “wetland” (a subset of Waters of the U.S.) as:
‘Those areas that are inundated or saturated by surface or ground water (eitherfresh or salt)
at a frequency and duration sufficient to support, and that under normal circumstances do
support, a prevalence of vegetation typically adapted for life in saturated soil conditions.
Wetlands generally include swamps, marshes, bogs and similar areas.” (33 CFR 328).”
According to the USACE Manual, identification of wetlands is based on a three-factor approach
involving indicators of wetland hydrology, hydric soil, and hydrophytic vegetation. A feature must
normally satisfy all three criteria to be classified as a wetland. These criteria are defined as follows:

1. Wetland hydrology: wetland hydrology is determined to exist if an area is flooded or ponded
for 14 or more consecutive days, or has a water table 12 inches or less below the soil surface,
during the growing season at a minimum frequency of 5 years in 10 (50% or higher
probability). Water saturation largely determines how the soil develops and the types of plant
and wildlife communities living in and on the soil. Wetlands may support both aquatic and
terrestrial species. The prolonged presence of water creates conditions that favor the growth
of specially adapted plants (hydrophytes) and promote the development of characteristic
wetland (hydric) soils. Field indicators that are used to determine the presence of wetland
hydrology are described in the USACE Manual and Supplemental Manual and include flow
data; direct observation of surface water or groundwater; indirect evidence of flow or
saturation, such as high water marks, drift lines, or sediment deposits; evidence that the soil
is saturated currently or was saturated recently; and vegetation and soil features that
indicate contemporary rather than historical wet conditions.
2. Hydric soils: water saturation (hydrology) largely determines how the soil develops in
wetlands. The National Technical Committee for Hydric Soils (NTCHS) provides the
continuing formulation, evaluation, and application of hydric soil definition, criteria, and
indicators. The NTCHS also updates and distributes a national list of hydric soils annually.
The definition of a hydric soil is a soil that formed under conditions of saturation, flooding or
ponding long enough during the growing season to develop anaerobic conditions in the upper
part (USDA Soil Conservation Service, 1994). Anaerobic means a situation in which molecular
oxygen is virtually absent from the environment. The definition of hydric soils includes soils
that developed under anaerobic conditions in the upper part, but no longer experience these
conditions due to hydrologic alteration such as those hydric soils that have been artificially
drained or protected (e.g., by ditches or levees). Most hydric soils exhibit characteristic
morphologies that result from repeated periods of saturation or inundation for more than a
few days. Saturation or inundation, when combined with microbial activity in the soil, causes
the depletion of oxygen. This anaerobiosis promotes certain biogeochemical processes, such
as the accumulation of organic matter and the reduction, translocation, or accumulation of
iron and other reducible elements. These processes result in distinctive “characteristics” that
persist in the soil during both wet and dry periods, making them particularly useful for
identifying hydric soils in the field (USDA NRCS, 2006a).
Wetland soil conditions are considered to be present if the soils are hydric or have
characteristics that are associated with reducing chemical processes. The USACE Manual also
specifies that a hydric soil “may be either drained or undrained, and a drained hydric soil may
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not continue to support hydrophytic vegetation. Therefore, not all areas having hydric soils
will qualify as wetlands. Only when a hydric soil supports hydrophytic vegetation and the
area has indicators of wetland hydrology may the soil be referred to as a wetland soil.” Field
indicators of wetland soil conditions are described in the USACE Manual and Supplemental
Manual and include a range of criteria for color and mottling.

3. Hydrophytic vegetation: the USACE Manual defines hydrophytic vegetation as the
community of macrophytes that occurs in areas where inundation or soil saturation is either
permanent or of sufficient frequency and duration to exert a controlling influence on the plant
species present. Hydrophytic vegetation is present when the plant community is dominated
by species that can tolerate prolonged inundation or soil saturation during the growing
season. The first procure used to determine whether a site contains hydrophytic vegetation
is called the “Dominance Test” (Indicator 1). The Dominance Test looks at the wetland
indicator status of species that make up the plant community. The wetland indicator status
of a plant species is determined by reviewing the most current wetland plant list (Lichvar et
al., 2016). When more than 50 percent of the dominant plant species across all strata in the
plant community are rated obligate wetland (OBL), facultative wetland (FACW), or facultative
(FAC), the site contains hydrophytic vegetation. Obligate vegetation occurs almost always
under natural conditions in wetlands. FACW vegetation usually occurs in wetlands, but
occasionally found in non-wetlands. FAC vegetation equally likely to occur in wetlands or
non-wetlands. If plant community fails the Dominance Test then hydrophytic vegetation can
also be identified by using the “Prevalence Index” (Indicator 2) which takes into
consideration all plant species in the community, not just a few dominants. In addition, plant
morphological adaptations (Indicator 3) can be used to distinguish certain wetland plant
communities in the Arid West, when indicators of hydric soil and wetland hydrology are
present.
A “parameter” is a characteristic component of a defined unit. The USACE wetland definition is often
referred to as a “three parameter definition” because three key parameters (wetland hydrology,
hydric soil, and hydrophytic vegetation) must all occur and meet the defined characteristics in order
for a location to be classified as a wetland. Except in certain situations defined in the Supplemental
Manual, evidence of a minimum of one positive wetland indicator from each parameter (hydrology,
soil, and vegetation) must be found in order to make a positive wetland determination. Field
“indicators” are physical, chemical, or biological features of an area that can be easily observed or
assayed and that are usually correlated with the presence of a wetland parameter.

4.1.6

Critical Habitats

When a species is listed as federal endangered or threatened, areas of habitat considered essential to
its conservation may be designated as critical habitat. Under the ESA, the Secretary of the Department
of the Interior is required to designate “critical habitat” for each species it lists under the ESA. Federal
agencies are prohibited from authorizing, funding or carrying out actions that “destroy or adversely
modify” critical habitats. Section 3 of the ESA defines critical habitat for a threatened or endangered
species as [ESA § 3(5)(A)]:
The specific areas within the geographical area occupied by the species, at the time it is listed
in accordance with the provisions of Section 4 of the ESA, on which are found those physical
or biological features essential to the conservation of the species and which may require
special management considerations or protection; and
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Specific areas outside the geographical area occupied by the species at the time it is listed in
accordance with the provisions of Section 4 of the ESA, upon a determination by the
Secretary that such areas are essential for the conservation of the species.

Designated critical habitat is described in SO CFR Parts 17 and 226. Critical habitat may include areas
that are not currently occupied by the species, but that will be needed for its recovery. In addition,
the USFWS normally excludes developed areas within mapped critical habitat boundaries as critical
habitat. While development is not precluded from designated critical habitat, these areas have been
afforded legal protection which requires developers to consult with the USFWS if a project would
affect critical habitat or any listed species.
The USFWS’ Critical Habitat Portal was reviewed to identify federal threatened and endangered
species designated final and proposed critical habitat designations within ten miles of the project
site.32

4.1.7

Wildlife Conidors

A wildlife corridor is a connection of habitat, generally native vegetation, which joins two or more
larger areas of similar habitat that are otherwise separated by natural barriers, changes in vegetation
composition, or land permanently altered for human activities, such as farms; and infrastructure,
such as roads, railroads, residential development, or fencing. When native vegetation is cleared,
fragmented patches of open space or isolated “islands” of wildlife habitat are created. Fragmentation
and habitat loss are the two main contributors to continuing biodiversity decline. The main goal of
corridors is to facilitate movement of individuals, through dispersal, seasonal migration, and
movement for foraging, breeding, cover, etc. Corridors allow for physical and genetic exchange
between isolated wildlife populations and are critical for the maintenance of ecological processes,
including allowing for the movement of animals and the continuation of viable populations and
higher species diversity.
The habitat within the corridor generally contains biological and physical features that are needed
to temporarily support wildlife and allow avian and ground-dwelling wildlife to safely move through
it. Wildlife corridors may either be contiguous strips of vegetation and habitat, such as ridgelines or
riverbeds, or intermittent patches of habitat or physical features spaced closely enough to allow safe
travel. Corridors can be natural, such as a riparian corridor, or man-made, such as culverts, tunnels,
drainage pipes, underpasses, or overpasses. Man-made corridors are often referred to as “wildlife
crossings” and they allow wildlife to pass over, under, or through physical barriers that otherwise
hinder movement, such as roads or highways. Wildlife corridors also vary greatly in size, shape, and
composition. Generally, there are three types of wildlife corridors:

•

Regional corridor: a primary landscape connection between larger important areas of
habitat. They are generally substantial in width (more than 2,000 feet) and not only provide
for dispersal of individual species, but also act as habitat in their own right for a range of
species. These areas provide adequate food, water, cover, and shelter to support wildlife
within the corridor.

•

Sub-regional corridor: a landscape connection not as wide as a regional corridor, but wide
enough (generally more than 1,000 feet) to provide species movement and dispersal.

32 USFWS Critical Habitat Portal: http: //ecos.fws.gov/crithab/. March 201
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Sub-regional corridors typically connect larger vegetated landscape features such as
ridgelines and valley floors.

•

Local corridor: smaller, shorter, less defined linkages that provide local connection of
remnant patches of vegetation and landscape features such as creek lines, gullies, and
wetlands. They may in some cases be less than 160 feet wide and thus may be influenced by
edge effects. Many of wildlife crossings are considered local corridors.

In general, the wider and more safeguarded a wildlife corridor is from adjacent human activities,
noise, traffic, and light, the better it functions for the movement of wildlife. To determine the potential
for the BSA to contain wildlife corridors, biologists reviewed the USGS 7.5-Minute Topographic Map
Triunfo Pass Quadrangle and viewed aerial imagery to search for physical features that might serve
as wildlife corridors.
Biologists also used CDFW’s BIOS Habitat Connectivity Viewer to review the Essential Connectivity
Map and to search for Essential Connectivity Areas and Natural Landscape Blocks within ten miles of
the project site.31 The Essential Connectivity Map depicts large, relatively natural habitat blocks that
support native biodiversity (Natural Landscape Blocks) and areas essential for ecological
connectivity between them (Essential Connectivity Areas). The map shows a statewide network of
850 relatively intact Natural Landscape Blocks (ranging in size from 2,000 to about 3.7 million acres)
connected by 192 Essential Connectivity Areas.
Finally, the literature review also included maps and reports on wildlife home ranges and migration
and dispersal patterns (CDFG, 1988a and updates; CDFG, 1988b and updates; CDFG, 1988c and
updates).
Field Survey Methods

4.2

This section describes the field survey methods used by UltraSystems’ biologists within the BSA
during the 2017 field surveys. Biologists visited the BSA to conduct the following biological surveys:
•
•
•
•
•
•
•

habitat assessment and plant community mapping,
general plant survey,
general wildlife survey,
focused rare plant survey,
tree survey,
jurisdictional assessment, and
wildlife movement assessment.

The purposes of the field work were to evaluate the initial results of the literature review and to
collect additional data on existing site conditions. The general biological surveys covered accessible
areas of the BSA, including areas that will be impacted by the project. The surveys were conducted
during the daytime on foot by walking slowly across each habitat type.

31

CDFW BIOS Habitat Connectivity Viewer: ftp: //ftp.dfg.ca.gov/BDB/GIS/BI0S/Habitat_Connectivjty/. Spencer, W.D.,
P. Beier, K. Penrod, K. Winters, C. Paulman, H. Rustigian-Romsos, J. Strittholt, M. Parisi, and A. PettIer. 2010. California
Essential Habitat Connectivity Project: A Strategy for Conserving a Connected California. Prepared for California
Department of Transportation, California Department of Fish and Game, and Federal Highway Administration.
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Biologists used pertinent regional flora and fauna field guides, topographic maps and aerial
photography during the field surveys, to help direct them in the field, to assist in identifying habitats
and physical features, and to identify and record special-status species. In addition, biologists used
Global Positioning System (GPS) units and other GIS and survey-related techniques, hardware and
software to collect locational data record relevant attributes of features or species encountered.
Digital color photographs were taken during the field surveys to record site conditions at the time of
the field surveys. The methods for each type of biological surveys are described in the following
sections.

4.2.1

Habitat Assessment and Plant Community Mapping

Biologists characterized the existing habitat and searched for the presence of sensitive plant
communities. The purpose of the habitat assessment was to ascertain existing site conditions and
identify habitat areas that could be suitable for special-status plant and wildlife species.
The plant communities observed by the biologists were identified and mapped in the field by marking
their limits on a color aerial map and/or with the use of a GPS unit. Topography, soil characteristics,
substrates, rock formations, wetlands, and vernal pools were also components of the habitat
assessment in order to search for special-status plants and wildlife.

4.2.2

General Plant Surveys

Prior to the start of field surveys, biologists researched information on the blooming periods and
habitat preferences for the special-status plants determined to have some potential to occur within
the BSA based on distribution and elevation range. Biologists then surveyed the BSA for existing
habitat, vegetation, and for the presence of special-status plant species. They focused on those habitat
areas that appeared to provide suitable habitat for special-status plant species. Plant species were
identified in the field and also in the office, when necessary, using plant field guides and taxonomical
guides, such as TheJepson Manual: Vascular Plants of California, second edition (Baldwin et al., 2012).
Identifiable plant species encountered during the field surveys were recorded in field notes.
After the field surveys and mapping of the plant communities within the BSA was complete, an
additional evaluation was conducted in the office for each special-status plant species in the plant
inventory. The evaluation considered whether the BSA contained suitable habitats and soils to
support those special-status plant species listed in the plant inventory. A species was determined to
have “no potential to occur” within the BSA if the existing habitats and/or soils in the BSA were
clearly absent or unsuitable to support the species. For example, plant species that are only found
within desert sand dunes or coastal bluff scrub would be determined to have no potential to occur
because those habitats are clearly absent from the BSA. Those special-status plant species
determined to have no potential to occur within the BSA, and therefore, will not be affected by the
project, were eliminated from further evaluation and are not discussed further in this report. The
potential to occur analysis can be found in Appendix D, Plant Special-Status Species Inventory and
Potential Occurrence Determination.

4.2.3

Focused Plant Surveys

The literature review, habitat assessment, and general plant surveys concluded that the BSA lacks
suitable habitats, soils, and/or other factors to support a majority of the listed species in the plant
inventory; however, habitat conditions within the BSA created a moderate to high potential for eight
listed plants to occur:
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High Potential to Occur within the BSA
•
•
•
•
•
•
•

San Fernando Valley spineflower, (FPT, SE, CRPR: 1B.1)
Santa Susana tarplant, (SR, CRPR: 1B.2)
Lyon’s pentachaeta, (FE, SE, CRPR: 1B.1)
Agoura Hills dudleya, (FT, CRPR: 1B.2)
marcescent dudleya, (FT, SR, CRPR: 1B.2)
Santa Monica dudleya, (FT, CRPR: 1B.1) and
Conejo buckwheat, (SR, CRPR: 1B.1)

Moderate Potential to Occur within the BSA
• Braunton’s milk-vetch, (FE, CRPR: lB. 1)
No sensitive species were observed within the BSA during the field surveys. The literature search
concluded that a majority of the sensitive species in the plant inventory do not have more than a low
potential to exist within the BSA due to a lack of suitable habitats, soils, and/or other factors to
support them; however, habitat conditions within the BSA created a high potential for six sensitive
plants to occur:

High Potential to Occur within the BSA
•
•
•
•
•
•

Malibu baccharis, (CRPR: 1B.1)
white-veined monardella, (CRPR: 1B.3)
Ojai navarretia, (CRPR: 1B.1)
Parry’s spineflower, (CRPR: 1B.1)
slender mariposa lily, (CRPR: 1B.2) and
Plummer’s mariposa lily, (CRPR: 4.2)

Focused plant surveys were deemed necessary to determine whether these sensitive plant species
exist on the BSA. Focused plant surveys were conducted May 2, 2017 and June 15, 2018 by
UltraSystems’ biologists. All the focused plant surveys were conducted in accordance with the
standardized guidelines issued by the regulatory agencies (USFWS, 2000; CDFG, 2009) and by CNPS
(2001). The surveys were generally conducted in the field at appropriate times of the year to coincide
with the growing season and different blooming periods when optimum conditions for identification
(generally blooms, fruits, and leaves) were present (CDFG, 2009).
Meandering transects were walked across the entire BSA within accessible areas. Pedestrian surveys
were planned to allow for increased line of sight and for ease of travel, by traversing the terrain from
high to low elevations. In inaccessible areas, biologists deviated from transects as necessary to route
around the dangerous features. In addition, transect spacing was adjusted to account for differences
in terrain, vegetation density, and ground surface visibility. Each transect was walked at a pace that
allowed careful observations along the transect route and the vicinity.
The biologists paid special attention to those habitat areas that appear to provide suitable habitat for
special-status species. Roads, openings in vegetation, and rock outcrops were also surveyed. Plant
species were identified using plant field and taxonomical guides, such as The Jepson Manual: Vascular
Plants of California, second edition (Baldwin et al., 2012). If found, special-status plant species
encountered during the field surveys were identified, recorded in field notes, counted (if population
was small) or estimated (if population was large), and mapped on an aerial map and/or with a GPS
unit. Diagnostic photographs were also taken of special-status plants if they occurred, as well as
representative habitats.
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Survey tasks included completion of a list of all taxa identifiable throughout the survey and
subsequent addition of new taxa as they were discovered. Unknown species were identified at a later
date using dichotomous keys, high quality photos, and other proprietary identification aids.

4.2.4

Tree Survey

Per Section 5.3 SupplementalApplication Requirements of the City of Malibu LCP LIP, a tree inventory
is a required component of the Coastal Development Permit application package for development on
sites containing oak, walnut, sycamore, alder, or toyon trees subject to the native tree protection
ordinance. A tree inventory and health assessment of native trees (measuring six inches or more in
diameter or a combination of two trunks that measure a total of six inches or more in diameter,
measured at 4.5 above natural grade) on the site by type, size (both trunk circumference and extent
of canopy) was completed for trees with driplines intersecting the direct impact zone of proposed
construction and fuel modification zone. Photographs of the site showing location of all native trees
and a site map depicting the location of all such trees, including a scale drawing of trunk, canopy
location and extent was also completed.
The pedestrian survey was conducted June 15, 2018 during daylight hours by UltraSystems’
biologists. The tree survey covered all accessible areas of the BSA. Private properties were surveyed
via binocular survey only.

4.2.5

General Wildlife Surveys

Prior to the start of field surveys, biologists researched information on the natural history and habitat
preferences for the special-status wildlife determined to have some potential to occur within the BSA
based on distribution and elevation range. The BSA is within the general distributional range of
several special-status species; however, most of the special-status wildlife species that could occur
within the BSA are not subject to specific published survey protocols or guidelines.
Biologists surveyed the BSA for common wildlife and the presence of special-status wildlife species.
The purposes of the wildlife surveys were to note those species observed, ascertain general site
conditions, and identify habitat areas that would be suitable for special-status wildlife species.
Wildlife species encountered visually or audibly during the field surveys were identified and
recorded in field notes. Biologists also recorded signs of wildlife, including animal tracks, burrows,
dens, nests, nest sites, scat, or remains. They surveyed areas that would potentially serve as roosting
habitat and/or hibernacula for bat species. Binoculars and wildlife field guides were used to aid in
identifying observed wildlife.
After the field surveys and mapping of the plant communities were complete, an additional
evaluation was conducted in the office for each special-status wildlife species in the wildlife
inventory. The evaluation considered whether the BSA contained suitable habitat to support those
special-status wildlife species. A species was determined to have “no potential to occur” within the
BSA if suitable and adequate biological and physical features that are needed to support the wildlife
species are absent from the BSA. For example, animal species that are only found within desert sand
dunes or coastal bluff scrub would be determined to have no potential to occur within the BSA
because the habitat is absent from the BSA. Those special-status wildlife species determined to have
no potential to occur within the BSA, and therefore, will not be affected by the project, were
eliminated from further evaluation and are not discussed further in this report. The potential to occur
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analysis can be found in Appendix E, Wildlife Special-Status Species Inventory and Potential
Occurrence Determination.

4.2.6

Jurisdictional Delineation

The project is not anticipated to impact known water resources, including wetlands, within or
immediately adjacent to the construction work area, as no water resources or wetlands were
identified within the project boundary during the surveys. Therefore, a formal jurisdictional
delineation was not conducted as part of this study.

4.2.7

Wildlife Movement Assessment

Biologists conducted an evaluation of potential wildlife movement within the BSA and immediate
vicinity through a literature review, field surveys, and by examining aerial imagery and maps. While
in the field, biologists searched for potential natural and man-made travel routes that wildlife could
use to traverse the site. Biologists assumed wildlife species would use these linear features for travel
if they occurred within the site. Biologists also searched for natural and man-made barriers to wildlife
movement, such as permanent structures, sound walls, concrete walls, or fences that would interfere
with the movement of wildlife.
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5.0

RESULTS

This section describes the results of the literature review and the existing conditions within the BSA
at the time the biological field surveys were conducted. Photographs that were taken during the field
surveys can be found in Appendix F, Site Photographs. Field surveys were conducted as described in
Table 5.0-1, Field Survey Information.
Table 5.0-1
FIELD SURVEY INFORMATION
Survey
Date

Survey Time

Temperature
Range

Weather
Conditions

May 1,
2017

0940-1830

71—81°F

clear

June 15,
2018

1000-1630

70—77°F

5.1

80%/50%
cloud cover

Surveyors
Michelle Tollett and
Hu:o Flores
Michelle Tollett and
o ceMak

Sui i ey
Conducted
habitat assessment

& rare . lant surve
rare plant survey &
tree surve

Climate

Malibu’s climate is characterized by a subtropic or Mediterranean climate which consists of hot, dry
summers and moist, cool winters. The unique characteristics of this climate has led to the evolution
of distinctive associations of plant and animal species.
Skies are mostly clear from mid-summer through autumn. Heavy cloud cover and fog move in around
spring to early summer. Compared to other regions with the same latitude and climate, Malibu is
generally cooler with temperatures in the upper 60’s to low 70’s, and winters tend to be mild within
the range of upper 50’s to low 60’s (City of Malibu General Plan, 1995).
The average annual precipitation in this area is 8 to 51 inches which increases with higher elevation.
Most of the rainfall occurs as low to moderate Pacific frontal storms during winter. Rain can turn to
snow in higher elevations but doesn’t last very long. (USDA NRCS, 2006b)
5.2

Fire History

The vegetation in and around the project parcel is mature with no recent sign of fires. The historical
fire nearest to the project site was the Corral Fire, which burned in Malibu State Park (approximately
9 miles east of the project) in November, 2007.

5.3

Soils

Based on the USDA NRCS Soil Survey, the BSA contains three soil map units which are listed in
Table 5.3-1, Summary of Soil Mapping Units and depicted on Figure 8, USDA Soils. Map unit
delineations on soil maps represent an area dominated by one or more major kinds of soil areas. A
map unit is identified and named according to the taxonomic classification of the dominant soils.
Of the three soil series mapped in the BSA, only one series, Cumulic Haploxerolls, 0 to 9 percent slopes,
was identified as hydric on the California Soil Data Access Hydric Soils List (USDA 2016). This soil
series meets Hydric Soil Criterion 4: Map unit components that arefrequentlyfloodedfor long duration
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or very long duration during the growing season that (a) Based on the range of characteristicsfor the
soil series, will at least in part meet one or more Field Indicators ofHydric Soils in the United States, or
(b) Show evidence that the soils meet the definition of a hydric soil.
Cumulic Haploxerolls, 0 to 9 percent slopes soil occurs near the southeast corner of the BSA and nearly
500 feet south of the southeastern corner of the project.

Table 5.3-1
SUMMARY OF SOIL MAPPING UNITS
Soil Map Unit

.

Soil Map Unit Name

Symbol
100
120
200

Chumash-Boades-Malibu association, 30 to 75
percent slopes
Mipolomol-Topanga association, 30 to 75 percent

sb

es

Cumulic Hapboxerolls, 0 to 9 percent slopes

Natural Drainage
Class

Hydric
Rating

moderately well
drained to well
drained

no

well drained
well drained

Note: the Hydric Rating was taken from the National Hydric Soils List (2015). The list is useful in identiI~ring map units that
may contain hydric soils. Map units with a “yes” rating contain either major or minor components that are at least in part
hydric.

5.4

Previous Development

The previous owner, cleared approximately 0.302 acres of chaparral in the western half of the parcel
(west of Decker Edison Road, within APN 447-300-5014) and 0.102 acres in the adjacent parcel34 to
the north (APN 447-300-5013) to make space for a horse stable, associated structures, and the access
road. These areas will require mitigation.
5.5

Land Cover Types

This section describes the land cover types determined to be present within the BSA as determined
by the literature review and field surveys, and augmented by examining aerial imagery (Google
Earth©). Nine different land cover types were observed and mapped within the BSA. Descriptions of
vegetation types and habitats within the biological survey areas were based on the dominant
perennial species. Generally, classifications of habitat types or vegetation communities were based
on Holland’s Preliminary Descriptions of the Terrestrial Communities ofCalifornia (Holland, 1986) and
A Manual of California Vegetation Second Edition (Sawyer et al., 2009), with modifications to better
represent existing site conditions. The classifications were then checked against CDFW’s List of
Vegetation Alliances and Associations (or Natural Communities List) (CDFG, 2010).

Table 5.5-1, Acreage of Mapped Land Cover Types within the BSA, lists the land cover types with
approximate acreages mapped as of 2017 and the corresponding name according to Preliminary
Descriptions of the Terrestrial Communities of California (Holland, 1986) and A Manual of California

34 This area will require permission from the owner before any portion of the Habitat Mitigation and Monitoring Plan
(HMMP) maybe implemented.
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Vegetation Second Edition (Sawyer et al., 2009). Figure 9, Land Cover Types, depicts the location and
size of each land cover type.
A majority of the plant communities identified and mapped within the BSA during the literature
review and field surveys are not considered sensitive natural communities in local or regional plans,
policies, and regulations or by CDFW and USFWS. These plant communities are not considered rare
by the CNDDI3; they are dominated by non-native species; they are widespread in the project vicinity;
they generally are considered common enough not to be of concern; and/or they exhibit a moderate
level of disturbance rendering them less valuable as habitat to support wildlife diversity or
special-status species. However, one plant community is considered sensitive by CDFW:
•

California brittle bush scrub (Venturan coastal sage scrub).

Characteristics of each land cover type feature are described in detail below in the following sections.
Plant species associated with the onsite plant communities are also described.
5.5.1

Mixed Chaparral

Preliminary Descriptions of the Terrestrial Communities of California (Holland, 1986) classifies this
species assemblage as northern mixed chaparral~~. A Manual of California Vegetation Second Edition
(Sawyer et al., 2009) does not have a classification that fits this description. Mixed chaparral has been
designated by NatureServe as an apparently secure (G4 and S4) natural community. Apparently
secure communities are uncommon but not rare; some cause for long-term concern due to declines
or other factors. This vegetation community is considered low priority for inventory by CDFW and is
not considered sensitive.
Mixed Chaparral was the dominant vegetation within the BSA.
5.5.2

Disturbed Habitat

Disturbed habitat refers to areas that are heavily to sparsely vegetated by non-native ruderal weedy
species. They provide little to no habitat value for wildlife. The disturbed habitats observed within
the BSA do not fit any classification described in Preliminary Descriptions of the Terrestrial
Communities of California (Holland, 1986) or A Manual of California Vegetation Second Edition
(Sawyer et al., 2009). Disturbed habitat does not have a global or state rank and is not a considered
sensitive plant community.

33

Protected under the City of Malibu LCP LIP.
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Table 5~5-1
ACREAGE OF MAPPED LAND COVER TYPES WITHIN THE BSA
Mapped Land
Cover Type
Mixed Chaparral

Holland
Community Name
and Element
C 0(1 C
northern mixed
cha arral 37110

Sawyer et al.
Corn niti nitv Na me

Global and
State Rank

Total Mapped Acreage
within the:

BSA

N/A

63.10
10.82

Disturbed habitat

N/A

N/A

Developed lands

N/A

N/A

Disturbed Mixed
Cha arral

northern mixed
cha arral 37110

N/A

California Brittle
Bush Scrub

Venturan coastal
sage scrub
(32300)

Upland Mustards

non-native
grassland
(42200)

Deer Weed Scrub

coastal
sage-chaparral
scrub
37G00

Coast Live Oak
Woodland

Encelia californica
Shrubland Alliance
(California Brittle Bush
Scrub
Brassica nigra
other mustards
Herbaceous
Semi-Natural Alliance
U land mustards

Project
Bound

G4, S3

0.43

0

N/A

0.40

0

Lotus scoparius
Shrubland Alliance
(Deer weed scrub)

G5, S5

0.20

0

coast live oak
forest
(81310)

Quercus agrifolia
Woodland Alliance
(Coast Live Oak
Woodland

G5,S4

0.03

0

N/A

N/A

N/A

0.005

0.005

84.645

0.985

Isolated
Non-riparian
Western Sycamore
Stand

Totals~

Legend and Notes
The project boundary acreage is included within the BSA acreage.
Global Rank: the global rank (G-rank) is a reflection of the overall status of an element throughout its global range.
G3 = Vulnerable: At moderate risk of extinction due to a restricted range, relatively few populations (often 80 or
fewer), recent and widespread declines, or other factors.
• G4 = Apparently Secure: Uncommon but not rare; some cause for long-term concern due to declines or other factors.
G5 = Secure: Common; widespread and abundant
State Rank: the state rank (S-rank) refer to the imperilment status only within California’s state boundaries.
•
S3 = Vulnerable: Vulnerable in the state due to a restricted range, relatively few populations, recent and widespread
declines, or other factors making it vulnerable to extirpation from the state.
• S4 = Apparently Secure: Uncommon but not rare in the state; some cause for long-term concern due to declines or
other factors.
S5 = Secure: Common, wides read, and abundant in the state.
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5.5.3

Developed Lands

Developed lands are mostly non-vegetated features within the BSA that describe areas occupied by
man-made structures other impermeable surfaces that cannot support vegetation. Agricultural and
industrial structures with associated landscaping (ornamental trees and shrubs) are also included
within this category. These developed areas provide virtually no habitat for wildlife species;
however, birds could use the ornamental vegetation for foraging and nesting. Developed lands and
ornamental vegetation does not have a global or state rank and is not considered a sensitive plant
community.
5.5.4

Disturbed Mixed Chaparral

Preliminary Descriptions of the Terrestrial Communities of California (Holland, 1986) classifies this
species assemblage as northern mixed chaparral37. A Manual of California Vegetation Second Edition
(Sawyer et al., 2009) does not have a classification that fits this description. Mixed chaparral has been
designated by NatureServe as an apparently secure (G4 and S4) natural community. Apparently
secure communities are uncommon but not rare; some cause for long-term concern due to declines
or other factors. This vegetation community is considered low priority for inventory by CDFW and is
not considered sensitive.
Disturbed mixed chaparral was observed within the BSA as well as immediately east of the residence
at 3710 Decker Edison Road, Malibu, CA.

5.5.5

California Brittle Bush Scrub

Preliminary Descriptions of the Terrestrial Communities of California (Holland, 1986) classifies this
species assemblage as Venturan coastal sage scrub38 and A Manual of California Vegetation Second
Edition (Sawyer et al., 2009) classifies this species assemblage among their Encelia californica
Shrubland Alliance (California brittle bush scrub). California brittle bush scrub has been designated
by NatureServe as an apparently secure (G4) and vulnerable (S3) natural community. Apparently
secure (G4) communities are uncommon but not rare; some cause for long-term concern due to
declines or other factors; vulnerable (S3) communities have restricted range, relatively few
populations, recent and widespread declines, or other factors making it vulnerable to extirpation
from the state. This community is considered high priority for inventory by CDFW and considered
sensitive.
California brittle bush scrub was located along the south side of the driveway leading to the residence
at 3710 Decker Edison Road, Malibu, CA. This vegetation community is a pioneer stage community,
likely resulting from a seed mix application following development (roadway and private residence).
5.5.6

Upland Mustard

Preliminary Descriptions of the Terrestrial Communities of California (Holland, 1986) classifies this
species assemblage as non-native grassland and A Manual of California Vegetation Second Edition
(Sawyer et al., 2009) classifies this species assemblage among their Brassica nigra and other

37 Protected under the City of Malibu LCP LIP
38 Protected under the City of Malibu LCP LIP.
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mustards Herbaceous Semi-natural Alliance (Upland mustards). Upland mustard does not have a
global or state rank and is not a considered sensitive plant community.
Within the BSA, the upland mustards were dominated by black mustard (Brassica nigra) and were
mainly observed within the unpermitted development located in the western half of the parcel.

5.5.7

Deer Weed Scrub

Preliminary Descriptions of the Terrestrial Communities of California (Holland, 1986) classifies this
species assemblage as coastal sage-chaparral scrub39 and A Manual of California Vegetation Second
Edition (Sawyer et al., 2009) classifies this species assemblage among their Lotus scoparius Shrubland
Alliance (Deer weed scrub). Deer weed scrub has been designated by NatureServe as a secure (G5
and S5) natural community. Secure communities are common, widespread and abundant. This
vegetation community is considered low priority for inventory by CDFW and is not considered
sensitive.
Deer weed scrub was located on the north side of the driveway leading to the residence at 3710
Decker Edison Road, Malibu, CA. This vegetation community is a pioneer stage community, likely
resulting from a seed mix application following development (roadway and private residence).
5.5.8

Coast Live Oak Woodland

Preliminary Descriptions of the Terrestrial Communities of California (Holland, 1986) classifies this
species assemblage as coast live oak forest4° and A Manual of California Vegetation Second Edition
(Sawyer et al., 2009) classifies this species assemblage among their Quercus agrifolia Woodland
Alliance. Coast Live Oak Woodland has been designated by NatureServe as a secure and apparently
secure (G5 and S4) natural community. This community is considered low priority for inventory by
CDFW and is not considered sensitive.
Coast live oak woodland was located south of the residential property in 3710 Decker Edison Road,
Malibu, CA.
5.5.9

Isolated Non-riparian Western Sycamore Stand41

This isolated non-riparian western sycamore stand habitat does not fit any classification described
in Preliminary Descriptions of the Terrestrial Communities of California (Holland, 1986) orA Manual
of California Vegetation Second Edition (Sawyer et al., 2009). The isolated non-riparian western
sycamore stand does not have a global or state rank and is not a considered sensitive plant
community.
An isolated non-riparian western sycamore stand was located immediately north of the residential
property at 3710 Decker Edison Road, Malibu, CA.

39 Protected under the City of Malibu LCP LIP.
40 Protected under the City of Malibu LCP LIP.
41 Protected under the City of Malibu LCP LIP.
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5.6

Plants

This section describes the plants detected during the field surveys and the special-status plants that
have a potential to occur within the BSA as identified by the literature review and field surveys.
(Figure 10, CNDDB Species and Habitats)

5.6.1

Plant Species Recorded During the Field Surveys

Approximately 84 plant species from 32 plant families were observed within the BSA. A list of plant
species recorded within the BSA during the field surveys is provided in Appendix G, Plant and
Wildlife Species Recorded during the Field Surveys; however, most ornamental and landscaped
vegetation is not included in the totals reported here.

5.6.2

Endangered, Threatened, Candidate, and State Rare Plants

No plant species listed as endangered, threatened, rare, or that is proposed for such listing under ESA
or CESA was observed within the BSA during the focused plant surveys so they are determined to be
absent.

5.6.3

Sensitive Plants

No sensitive plant species were observed within the BSA during the focused rare plant surveys;
therefore are determined to be absent.

5.6.4

Non-Native Species

California Invasive Plant Council (Cal-IPC) is a nonprofit organization that is dedicated to protecting
California’s lands and waters from ecologically-damaging invasive plants through science, education
and policy. It maintains an inventory that categorizes non-native invasive plants that threaten the
state’s wildiands. Twenty-six of the 83 plant species recorded are non-native. Thirteen of the 26
non-native plant species recorded have a Cal-IPC rating (Cal-IPC, 2006). They are considered highly
invasive, competing successfully with and displacing native plants. They include the following
listed below in Table 5.6-1, Recorded Exotic Plants with a Cal-IPC Rating
—

-

Table 5.6-1
RECORDED EXOTIC PLANTS WITH A CAL-IPC RATING
Scientific Name (=Synonvm)

Common

Name (=Svnon~ mu)

CaI-IPC Rating

Schinus molle

Peruvian pepper tree (=California pepper tree)

Foeniculum vulgare

sweet fennel (=anise)

Centaurea melitensis

tocalote (=Malta star thistle)

Moderate

Hypochaerisglabra

cat’s ear (=annual cat’s ear)

Limited

Brassica ni,qra

black mustard

Salsola tragus

Russian thistle (=tumbleweed)

Limited

Erodium cicutarium

red-stemmed filaree

Limited

Olea europaea

common olive

Limited

((f~
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Scientific Name (=Synoiiym)

Common Name (=Synonym)

CaI-IPC Rating

Avena barbata

slender oat

Moderate

Avenafatua

wild oat

Moderate

Bromus diandrus

ripgut grass

Moderate

Bromus hordeaceus

soft chess (=soft brome)

Pennisetum setaceum

fountain grass (=African fountain grass)

Limited
Moderate

Exotic vegetation with a “Cal-IPC high rating” has severe ecological effects on physical processes,
plant and animal communities, and vegetation structure (Cal-IPC, 2006). These exotic species’
reproductive biology and other attributes are conducive to moderate to high rates of dispersal and
establishment. Most are widely distributed ecologically (Cal-IPC, 2006).
Exotic vegetation with a “Cal-IPC moderate” rating has substantial and apparent (but generally not
severe) ecological effects on physical processes, plant and animal communities, and vegetation
structure (Cal-IPC, 2006). Their reproductive biology and other attributes are conducive to moderate
to high rates of dispersal, though establishment is generally dependent upon ecological disturbance
(Cal-IPC, 2006). Ecological amplitude and distribution may range from limited to widespread
(Cal-IPC, 2006).
Exotic vegetation species with a “Cal-IPC limited” rating is invasive, but their ecological effects are
minor on a statewide level or there was not enough information to justify a higher score. Their
reproductive biology and other attributes result in low to moderate rates of invasiveness (Cal-IPC,
2006). Ecological amplitude and distribution are generally limited, but these species may be locally
persistent and problematic (Cal-IPC, 2006).
Ornamental and landscaped vegetation was observed within the BSA during the field surveys. This
consisted of landscaped trees and shrubs, etc. There is little potential for this non-native vegetation
to spread to open space and become a nuisance.

5.7

Protected Native Trees

During the tree survey conducted on June 15, 2018 by UltraSystems’ biologists identified a total of
four protected native trees (see Table 5.7-1, Tree Inventory Results) inside the project’s fuel
modification zone, with only one tree that would be encroached upon (see Figure 11, Tree Inventory
Map); these trees had a single trunk with a DBH of six inches or more, or a combination of any two
trunks with a total DBH of eight inches or more. These include one toyon (Tree 1), two coast live oaks
(Trees 2 & 3) and one western sycamore tree (Tree 4).
During construction Tree 4 (western sycamore) may sustain minor impacts within the protected
zone and potentially the root zone; it is unlikely that canopy trimming will occur. The toyon (Tree 1)
is in Zone C of the new fuel modification zone and will follow the 2017 Brush Clearance Requirements
put forth by the Los Angeles Fire Department which states that the lower 1/3rd of trees and shrubs
will need to be maintained by removing all leafy foliage, twigs, and branches up to a maximum of six
feet from the ground.

~
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Table 5.7-1
TREE INVENTORY RESULTS
Canopy
Dimensions (Feet)
Tree
ID #

Species
Name

# of
Trunks

Total DBH
(Inches)

HEAR

4(5 trunks)+
3(6 trunks)+
2(10 trunks)+
1(24 trunks)

QUAG

12.2+9.9+9.3=
31.5

N<-->S

E<-->W

Prot
e c te
d
U rid
er
LCP
LI P

26.4

28.9

Yes

99

28.6

36.9

189

29.9

35.9

Circumference
(inches)
C=2nR

257

Height
(Feet)

20

Tree
Health

Latitude
Comments

Longitude
(NAD83)

Trunks appear
healthy.

34.057748944
-118.890933971

Trunks have
insect holes.

34.057641327
-118.891561552

Yes

Trunks appear
healthy.

34.057674323
-118.891618722

Yes

Tree healthy.
Likely water
source is septic
tank
condensation.

34.058374889
-118.891575861

6.1+3.0+7.5+
2.5+1.9+8.7+
QUAG

4.0+6.6 i-4.4+
6.5+3.5+5.5=
60.2

PLRA

3.6+5.1=8.7

27.6

33.9

Legend
HEAR = Heteromeles arbut~folia (toyon), QUAG = Quercus agrifolia (coast live oak), PLRA = Platanus racemosa (California sycamore),
QUBE = Quercus berberidifolja (inland scrub oak)
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5.8

Wildlife

This section describes the wildlife observed and/or detected during the field surveys and the
special-status wildlife that have a potential to occur within the BSA as determined by the literature
review and field surveys.

5.8.1

Wildlife Species Recorded During the Field Surveys

The BSA supports a limited assortment of wildlife and provides foraging, nesting, breeding, and cover
habitats to amphibians, reptiles, birds (year-round residents, seasonal residents, migrants), and
mammals. The number of individual birds and the diversity of bird species observed/detected within
the BSA during the field surveys were low. During the field surveys two invertebrates, two reptiles,
20 birds, and five mammal species were recorded within the BSA. A list of wildlife species recorded
within the BSA during the field surveys is provided in Appendix G, Plant and Wildlife Species
Recorded During the Field Surveys.
Wildlife survey limitations include:
•

The biological field surveys were conducted during the daytime to maximize the detection of
most wildlife. Birds represent the largest component of the fauna observed because most
birds are active in the daytime. In contrast, daytime surveys usually result in few
observations of mammals, many of which may only be active at night. Many mammal species
may also have been unnoticed due to their subterranean habitats.

•

Many species of amphibians, reptiles, mammals, and even some birds are secretive in their
habits and are difficult for biologists to observe in a walking survey. For example, the
California black rail (Laterallus jamaicensis coturniculus) and Yuma clapper rail (Rallus
obsoletus yumanensis) are difficult to detect as they hide in thick marsh habitats such as
cattails.

•

Many wildlife species are wide-ranging and/or they only occur on a seasonal basis; therefore,
they may not have been present within the BSA at the time of the surveys.

•

Many species are nocturnal, move about a territory, may have become dormant for the season,
or are less active during inclement weather. Many species of amphibians are dormant for
most of the year and become active only during inclement weather (during and after storm
events).

•

Additional wildlife species that likely use the BSA were not observed or indirectly detected
during the field surveys due to their scarcity or the need for special survey methods.

Vegetation communities form the basis of the wildlife habitats and provide the primary plant
productivity upon which wildlife depends, along with nesting and denning sites, escape and
movement cover, and protection from adverse weather. Some species are habitat specific for all their
life history requirements, while many wildlife species move freely between plant communities to
obtain all their life history needs. In general, more complex natural communities with more
vegetation layers and more plant species provide higher value wildlife habitat than less complex
vegetation communities. More complex communities have more niches for wildlife and usually
support more animal species than less complex communities. Although simple communities may

((ó~z~
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support few wildlife species, they may provide habitat for great numbers of those few species. The
BSA has complex vegetation communities. Eight contiguous plant communities exist within the BSA;
and only relatively small portions are degraded and disturbed; therefore, the wildlife within the BSA
vicinity is diverse.
Suitable bat roosting, maternity or hibernation habitat is present within the BSA because of the
presence of rock crevices, rock outcrops.

5.8.2

Endangered, Threatened, and Candidate Wildlife

No wildlife species listed as endangered, threatened, rare, or that is proposed for such listing under
ESA or CESA was observed within the BSA during the field surveys, nor was sign of any such species
observed In addition, the literature review and field surveys concluded that a majority of the listed
species in the wildlife inventory do not have more than a low potential to exist within the BSA due to
a lack of some suitable biological and physical features that are needed to support them adequately;
however, habitat conditions create a moderate potential for one listed wildlife species to occur within
the BSA due to the presence of potential suitable breeding and/or foraging habitat44.

Moderate Potential to Occur within the BSA
•

5.8.3

bank swallow (ST, Season of Concern: nesting)

Sensitive Wildlife

One sensitive wildlife species, was observed within the BSA during the field survey:
•

coastal whiptail (SSC).

In addition, the literature review and field surveys concluded that a majority of the sensitive species
in the wildlife inventory do not have more than a low potential to exist within the BSA due to a lack
of some suitable biological and physical features that are needed to support them adequately;
however, habitat conditions create a moderate to high potential for 11 sensitive wildlife species to
occur within the BSA due to the presence of potential suitable breeding and/or foraging habitat44.

High Potential to Occur within the BSA
•
•
•

silvery legless lizard (SSC),
Blainville’s horned lizard (SSC),
Cooper’s hawk (WL, Season of Concern: nesting), and
American badger (SSC).

Moderate Potential to Occur within the BSA
•
•
•
•
•

Santa Monica grasshopper (IUCN:EN),
golden eagle (fully protected, WL, BCC, Season of Concern: nesting and wintering),
American peregrine falcon (fully protected, BCC),
western mastiff bat (SSC),
western red bat (SSC),
western small-footed myotis (IUCN:LC), and

44 For status code explanations please see Appendix E, Wildli e S ecial-Status Inventory and Potential Occurrence
Determination.
((‘~-
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•

Yuma myotis (IUCN:LC).

The BSA has suitable roosting, maternity, and/or hibernation habitat for bats.

5.9

Hydrology and Jurisdictional Areas

5.9.1

Watersheds

A watershed is an area of land within which all waterways drain or seep to one specified place, such
as an ocean, river, stream, reservoir, marsh, wetland, lake, playa, pond, or groundwater. Mountains,
hills, and ridges separate watersheds. The BSA is located within the Big Sycamore Canyon Frontal
Santa Monica Bay Watershed (USGS HUC 10) (Figure 12, USGS Surface Water and Watersheds).
—

5.9.2

Jurisdictional Areas

The BSA crosses the heads of several ephemeral drainages that discharge into Los Alisos Canyon
creek on the west and Lachusa Canyon creek on the east, both of which are Relatively Permanent
Waters and therefore Waters of the U.S. under the jurisdiction of the USACE and RWQCB and Waters
of the State under the jurisdiction of RWQCB and CDFW; however the project is located on an upland
site above these waters. Jurisdictional waters that are located adjacent to the project are anticipated
to be avoided and not impacted.
No wetlands were observed within the BSA45; however, several NWI wetland types (Figure 13,
USFWS National Wetland Inventory (NWI))46 are mapped within the BSA:
•

•

5.10

Riverine Wetland A total of four were found within the BSA: Two were found in southern
portion of BSA. One is present south of the driveway to 3710 Decker Edison Road, within the
project parcel, and the other is present south of the “Horse Stables to be Removed”, see
Figure 9, Land Cover Types. Another one was found east of the project parcel and the other
one was found west of the project parcel;
Freshwater Forested/Shrub Wetland A total of two were found within the BSA; one was
found west and the other was found east of project parcel.
—

—

Critical Habitats

The literature review determined that the BSA is not located within a designated or proposed critical
habitat for listed plant or wildlife species (Figure 14, USFWS Critical Habitats). The nearest critical
habitat is for steelhead trout (Oncorhynchus mykiss) which is located in Arroyo Sequit Canyon,
approximately 2.35 miles west of the project site.

45

Some parts of the BSA (outside project parcel) were inaccessible so wetlands might be present but were not
observed during the May 1st, 2017 survey.
46 Note that the NWI is a database resource reports wetlands on a broad scale and is not expected to produce detailed
and accurate results for an area, hence, wetland delineations are necessary at all locations where waterways exist
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5.11

Wildlife Movement

The literature review determined that the BSA is not located within a CDFW designated Essential
Connectivity Area but a portion of it is in a Natural Landscape Block.47 Decker Canyon Road runs
between the project parcel and the Natural Landscape Block. 48 (Figure 15, WiIdl~fe Corridors).
A local corridor (linear strip of cleared vegetation) is located within the east side of the BSA, outside
the project.

47 https://www.wildlife.ca.gov/Data/BIOS
48 Located approximately 0.3 miles west from the project boundary.
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6.0

POTENTIAL IMPACTS OF THE PROJECT

“Effects analyzed under CEQA must be related to a physical change.” State CEQA Guidelines § 15358.
This section discusses potential effects or impacts on the biological resources that could result from
project construction and operations. Biological resources may be either “directly” or “indirectly”
impacted by a project (defined by State CEQA Guidelines § 15358).

•

Direct impact: State CEQA Guidelines § 15358 provides that effects include “direct or
primary effects which are caused by the project and occur at the same time and place.” Any
alteration, disturbance or destruction of biological resources that could result from
project-related activities is considered a direct impact.

•

Jndirect impact: as a result of project-related activities, biological resources may also be
affected in a manner that is not direct. State CEQA Guidelines § 15358 provides that effects
include “indirect or secondary effects which are caused by the project and are later in time or
farther removed in distance, but are still reasonably foreseeable.” “Indirect or secondary
effects may include growth-inducing effects and other effects related to induced changes in
the pattern of land use, population density, or growth rate, and related effects on air and
water and other natural systems, including ecosystems.”

Direct and indirect impacts may be either “permanent” or “temporary” in nature:

•

Temporary impacts (short-term): impacts considered having reversible impacts on
biological resources can be viewed as temporary.

•

Permanent impacts (long-term): impacts that result in the irreversible removal of
biological resources are considered permanent.

In order to determine impacts on biological resources from project implementation, the current
project design provided by Studio M of A Inc. and the landscape plan provided by RMA International
Landscape Architecture & Planning in 2018 was overlaid on the result maps that were prepared after
conducting the literature review and field surveys.

6.1

Direct Impacts

Direct Permanent Impacts
Direct, permanent project impacts include areas within the limits of ground-disturbing activities,
such where a permanent change (land conversion) will occur. The project boundary includes all areas
that would be impacted by the project (e.g., vegetation removal, construction grading, placement and
replacement of facilities and improvements, beneficial impacts (native landscaping), staging and
stockpiling, etc.).
Direct, permanent impacts on biological resources include:
•

~

overhanging section of the second level (two bedrooms, two bathrooms and a den) to existing
house,
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•

a new stand-alone guest house (three bedrooms, two bathrooms, kitchen, living room, deck,
and garage),

•

a new covered outdoor patio (California Room) an addition to the main house,

•

a new staircase immediately to the southwest of the current one,

•

new hardscape (gazebo, gravel),

•

fifteen outdoor light fixtures,

•

fire access turnaround expansion,

•

a pool,

•

a pool house and

•

new fuel modification areas.

-

Direct Temporary Impacts
Direct, temporary project impacts will consist of small areas for short-term project related
construction vehicle parking, equipment storage and staging, construction laydown and debris sites,
and temporary ground disturbing activities (proposed septic tank & storm drain). For this project,
temporary impacts are measured 20 feet from all proposed development features49.
62

Potential Project Direct Impacts

Direct, permanent project impacts include areas within the limits of ground-disturbing activities
where a permanent change (land conversion) will occur. Biological resources, such as plant
communities, non-vegetated features, plants, wildlife, within these areas are anticipated to be
permanently lost.
Project construction-related ground disturbing and habitat altering activities could directly kill,
injure or harass wildlife. Potential direct impacts on less mobile fossorial (burrowing) animals that
are underground during most of the day or year (e.g., small mammals or lizards) or have a life stage
in the soil or on plants (e.g., amphibians, nesting birds, insects) could occur from encounters with
vehicles or heavy equipment as many of these animals do not run away from construction
vehicles/equipment and would most likely be killed.

6.3

Potential Project Indirect Impacts

Indirect impacts may either be short-term related to construction or long-term and may affect plant
and wildlife populations, habitats, and water quality over an extended period of time, long after
construction activities have been completed. Indirect impacts on biological resources are hard to
predict; however, potential project related indirect impacts are described below.

49 Temporary impacts will be avoided around coast live oak woodland.
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Project construction-generated fugitive dust, pollution, mud splatter, runoff, siltation, sedimentation,
and erosion could alter site conditions and affect vegetation by settling on plant surfaces and
inhibiting metabolic processes such as photosynthesis and respiration. It could also degrade and alter
site conditions, water quality, hydrology patterns, habitats, and soils that are adjacent to project
construction sites. Consequently, the ability of these areas to support plant and wildlife populations
may decrease.
Project construction could result in temporary increased noise levels, vibrations, lighting and/or
human activity in and adjacent to project work sites. Potential impacts include a disruption of natural
foraging, roosting, denning, and/or breeding behavior of wildlife species in or near the construction
sites. Noise could interfere with territorial and mating vocalizations and wildlife breeding patterns.
Nighttime project construction work with artificial lighting could disrupt natural foraging, roosting,
and breeding behaviors and/or alter wildlife movement patterns and migratory routes of nocturnally
active species. Most animals would attempt to avoid moving in or near the lighting; however, some
animals such as insects, migratory birds, and bats might be attracted to the lighting. This could lead
to being detected by nocturnal predators increasing construction-related mortalities. Wildlife
species stressed by increased noise levels, vibrations, lighting and/or human activity may disperse
from habitat in the project site/project vicinity and/or lead to the loss (take) of eggs and chicks, or
nest abandonment. Workers could provide food in the form of trash and litter or water which attracts
opportunistic predators, such as the common raven (Corvus corax), northern raccoon (Procyon lotor),
Virginia opossum (Dideiphis virgin lana), and coyote (Canis latrans).
Removing established vegetation within temporary impact areas and creating areas of exposed soil
could indirectly create areas that are favorable to non-native invasive plants. The introduction of
invasive, exotic species could potentially reduce native plant population growth, dispersal, and
recruitment. These conditions could also harm wildlife species. Weeds could displace native
vegetation that serve as forage and breeding habitats for wildlife. The introduction of noxious weeds
could also lead to increased wildfire.

6.4

Project Replacement Impacts

All impacts within the project boundary that result in the replacement or reconfiguration of
developed land cover types are considered replacement. This includes replacement of existing
pavement and stone in previously developed areas that do not currently contain vegetation or soil
appropriate for other land type categories. Due to lack of vegetation or soil, and lack of evidence of
nesting birds or roosting bat habitat, the replacement areas are considered to lack biological
resources.
Replacement impacts on biological resources include:
walkway that will replace existing pavement.

6.5

Project Beneficial Impacts

All impacts within the project boundary that result in a gain of native vegetation are considered
beneficial. This includes replacement of disturbed habitat with native plant landscaping.
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Beneficial impacts on biological resources include:
New landscaping5° (7,630 square feet) using native plants from the pre-approved fuel
modification plant list provided by the County of Los Angeles Fire Department.

6.6

Land Cover Types

6.6.1

Direct Impacts

Table 6.6-1, Acreage ofAnticipated Direct Impacts on Land Cover Types, describes the approximate
acreages of each land cover type (including each plant community, non-vegetated feature, and/or
waterway) that is anticipated to be directly impacted by project activities. Figure 16, Impacts on
Land Cover Types, depicts the location and size of each impacted land cover feature.

50

Beyond 50 feet from the primary residence plants were selected from a CNPS document titled “Recommended List of
Plants for Landscaping in the Santa Monica Mountains” dated February 5, 1996.
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Table 6.6-1
ACREAGE OF ANTICIPATED DIRECT IMPACTS ON LAND COVER TYPES
‘[oral Acreage ~vi tlii n the
Liiid Cover T~’pe

Total Mapped
Acn’age
~vi1liiii the
‘Is”

Permanent
Impact

200-Foot Fuel
Modification
Zone*
(Permanent T
hinnin:

Temporary
Impact

Proj ect

Bonn (Ia ry

Replacement
Impact

Beneficial
Impact

Total Impacts

-

Mixed Chaparral’

63.10

.78

0

0.78

Disturbed Habitat

10.82

.10

0

0.71

0

0.005

0.165

Developed Lands
Disturbed Mixed
Cha • arral
California Brittle
Bush Scrub

4.18

0.02

0

0.002

0

0.03

0.052

0.43

0

0

0

0

0

0

Upland Mustards

0

0

0

Deer Weed Scrub

0

0

0

Coast Live Oak
Woodland

0.03

0

0

0

0

0

0

0.005

0

0

0.004

0

0.00 1

0.005

84.645

0.16

0.88

0.446

0.005

0.22 1

1.712

Isolated
Non-riparian

Western Sycamore
Stand

Total Acreage:

*These acreages do not include impacts from the previously approved fuel modification area approved in July 5, 2005 as those impacts were already accounted for.
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6.6.2

Indirect Impacts

Construction of the project could result in indirect reasonably foreseeable impacts on land covers
(plant communities and non-vegetated features) located adjacent to the project work sites.

6.6.3

Conservation Measures

Implementing the conservation measures (CM) described in Section 7.0, Conservation Measures,
namely CM-3 through CM-6, and CM-8 will help to avoid, eliminate and/or reduce impacts on these
land cover types to less than significant levels. A Habitat Mitigation and Monitoring Plan (HMMP)
(Appendix H, Habitat Mitigation and Monitoring Plan for the Wang Residence) will be implemented
to mitigate impacts from previous development and new fuel modification areas.
6.7

Special-Status Plants

6.7.1

Direct Impacts

No listed endangered, threatened, candidate, state rare, or sensitive plants were observed within the
project during the focused plant surveys; therefore, no direct impacts on special-status plants are
anticipated as a result of construction of the project.

6.7.2

Indirect Impacts

Construction of the project is not expected to result in indirect reasonably foreseeable impacts on
special-status plants located in or adjacent to the project work sites, as no special-status plants were
found.

6.7.3

Conservation Measures

CM-2 through CM-6 are recommended to avoid, eliminate and reduce potential impacts on common
and special-status plants.

6.8

Special-Status Wildlife

6.8.1

Direct Impacts

One sensitive wildlife species (coastal whiptail) was observed within the project boundary. No other
special-status species were observed either directly or by their sign during the surveys, therefore,
direct impacts on sensitive wildlife are anticipated as a result of construction of the project.
Literature review and the field survey also concluded that the following have moderate to high
potential to occur in the BSA and be impacted by the project:
Listed Species
No direct impacts are anticipated for any listed wildlife species.
Sensitive Species
Observed
• coastal whiptail.
((‘~-
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High Potential to Occur within the BSA
•
•
•

silvery legless lizard,
Blainville’s horned lizard, and
American badger.

Moderate Potential to Occur within the BSA
• Santa Monica grasshopper,
• golden eagle,
• American peregrine falcon, and
• western mastiff bat.

6.8.2

Indirect Impacts

Construction of the project could result in indirect reasonably foreseeable impacts on special-status
wildlife located adjacent to the project work sites. No listed species was observed within the BSA but
one sensitive wildlife (coastal whiptail) was; therefore, indirect impacts sensitive wildlife is
anticipated as a result of construction of the project. In addition, several sensitive wildlife species
have moderate to high potential to occur within the BSA during project construction and could
potentially be indirectly impacted by the project.

6.8.3

Conservation Measures

CM-i through CM-5, CM-7 through CM-li are recommended to avoid, eliminate and reduce
potential impacts on common and special-status wildlife, such as breeding birds should they occur
within the project work sites during construction activities.

6.9

Jurisdictional Areas

6.9.1

Direct Impacts

Direct impacts on jurisdictional areas have immediate consequences, such as the changes that occur
when land is cleared for permanent development and jurisdictional waters are altered or filled in
during project construction activities. Direct permanent impacts include all areas within the limits of
construction in the project. The BSA contains Waters of the U.S. under the jurisdiction of the USACE
and RWQCB and Waters of the State under the jurisdiction of RWQCB and CDFW; however, these
jurisdictional waters do not occur near or within the project. These waters are located near the edges
of the BSA and are anticipated to be avoided. No project-related impacts will occur.

6.9.2

Indirect Impacts

Implementation of the project could result in indirect impacts on the adjacent jurisdictional waters.
Indirect impacts on jurisdictional waters result in secondary consequences and are likely to be
temporary during construction. Indirect impacts from project implementation could occur within
areas located adjacent to the limits of construction in the project Construction-related pollution,
airborne fugitive dust, erosion, runoff, siltation, and sedimentation, could adversely affect
~urisdictional waters, water quality, and aquatic habitats.
.
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6.9.3

Conservation Measures

The project will result in indirect impacts on jurisdictional areas. Implementing CM-2 through CM-4,
and CM-8 through CM-li will help to avoid, eliminate or reduce impacts on jurisdictional areas.

6.10

Critical Habitats

The project is not located within designated or proposed critical habitats; therefore, no direct or
indirect impacts on critical habitats are anticipated as a result of construction of the project.

6.10.1 Conservation Measures
None are needed.

6.11

Wildlife Movement and Native Nursery Sites

6.11.1 Direct Impacts
The BSA contains a potential wildlife movement corridor located northeast of the project site,
however it will not be directly impacted as it is not within the project.
No native wildlife nursery sites were observed within the BSA during the field surveys; therefore, no
direct or indirect impacts on native wildlife nursery sites are anticipated as a result of construction
of the project.

6.11.2 Indirect Impacts
Construction of the project could result in indirect reasonably foreseeable impacts on wildlife
movement within areas located adjacent to the project work sites.

6.11.3 Conservation Measures
Implementing CM-2 through CM-5, and CM-7 through CM-8 will help to avoid, eliminate or reduce
impacts on wildlife movement to less than significant levels.

6.12

Local Polides Protecting Biological Resources

6.12.1 Native Trees
The project’s fuel modification zone contains one toyon (Tree 1), two coast live oaks (Trees 2 & 3)
and one western sycamore tree (Tree 4) that have a single trunk with a DBH of six inches or more, or
a combination of any two trunks with a total DBH of eight inches or more (see Tree Impact Map).
The two coast live oaks (Trees 2 & 3) and single western sycamore (Tree 4) are already part of the
existing fuel modification area. Trees 2 & 3 will be protected in place; therefore, no impacts are
expected. Tree 4 will be impacted within the protected zone and possibly the root zone during
construction grading, but canopy trimming is not anticipated. The toyon (Tree 1) is part of the new
fuel modification zone and will need to follow the 2017 Brush Clearance Requirements put forth by
the Los Angeles Fire Department which states that the lower 1/3rd of trees and shrubs will need to

((‘~-~
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be maintained by removing all leafy foliage, twigs, and branches up to a maximum of 6 feet from the
ground.
6.12.2 Environmentally Sensitive Habitat Area
The project will directly impact approximately of 0.78 acre of mixed chaparral (included as part of
ESHA) and .10 acre of disturbed habitat due to creation of new fuel modification areas required from
LA County Fire Department (Figure 18, ESHA Extent and Figure 19, Impacts on ESHA).
Table 6.12-1, Acreage of Anticipated Fuel Modification Impacts on Land Cover Types, describes the
approximate acreages of each land cover type (including each plant community, non-vegetated
feature, and/or waterway) that is anticipated to be directly impacted by the Fuel Modification Plan.
Table 6.12-1
ACREAGE OF ANTICIPATED FUEL MODIFICATION IMPACTS ON LAND COVER TYPES

Land

Fuel

Cover Type

Mudificatioii

Zones

Total Impacts

A
0

B
0 0004

C
0 78

0 7804

Disturbed Habitat

0

0.01

0.09

0.1

Total Acreage:

0

0.0104

0.87

0.8804

Mixed chaparral
ESHA

*These acreages do not include impacts from the previously approved fuel modification area approved in July 5, 2005 as
those impacts were already accounted for.

6.12.3 Conservation Measures
Native Trees
Trees 1 & 4 are protected trees that will be impacted within the protected zone as a result of the
project. CM-2 through CM-6 and implementation of the Tree Protection Plan (Appendix I, Tree
Protection Plan for the Wang Residence) will help to avoid, eliminate or reduce impacts on these
species to less than significant levels.
ESHA
Implementing CM-2 through CM-6 and implementation of the HMMP (Appendix H) will help to
avoid, eliminate and/or reduce impacts on land cover (ESHA) impacted by the fuel modification
zones to less than significant levels.
6.13

Adopted HCP, NCCP, or other Approved Local, Regional, or State HCP

The project site is not located within a NCCP/HCP so the project will have no conflict with the
provisions of an adopted HCP, NCCP, or other approved local, regional, or state HCP.
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7.0

CONSERVATION MEASURES

(CMs)

This section lists the conservation measures recommended to avoid, eliminate and/or reduce the
project’s anticipated and potential direct and indirect impacts on biological resources to less than
significant levels. As used in this report, the term “conservation measures” include measures
proposed as part of the project (“project design features”), as well as BMPs, avoidance and protection
measures, and mitigation measures proposed to reduce the project’s potentially significant impacts
on biological resources as required under CEQA. Mitigation measures are not required for effects
which are not found to be significant. State CEQA Guidelines § 15126.4 subd. (a)(3). State CEQA
Guidelines § 15370, defines “mitigation” to include:
•

“Avoiding” the impact altogether by not taking a certain action or parts of an action;

•

“Minimizing” impacts by limiting the degree or magnitude of the action and its
implementation;

•

“Rectifying” the impact by repairing, rehabilitating, or restoring the impacted environment;

•

“Reducing” or eliminating the impact over time by preservation and maintenance operations
during the life of the action;

•

“Compensating” for the impact by replacing or providing substitute resources or
environments.

Mitigation measures must be fully enforceable through permit conditions, agreements, or other
legally-binding instruments. State CEQA Guidelines § 15126.4 subd. (a)(2).

7.1

CM-i: Pre-Construction Breeding Bird Survey

In accordance with with the MBTA and the California Fish and Game Code, and to avoid and reduce
direct and indirect impacts on migratory, non-game breeding birds, and their nests, young, and eggs
to less than significant levels, the project proponent shall have a qualified biologist conduct a 14-day
pre-construction5’ breeding bird survey.
Following the completion of the survey, the biologist would prepare a memo summarizing the results
of the survey. The memo would be submitted to CDFW prior to initiating any ground disturbance
activities.
If no breeding birds are observed during the survey and concurrence is received from CDFW, project
activities may begin and no further mitigation would be required.
If an active bird nest is located during the pre-construction survey and potentially would be
disturbed, a no-activity buffer zone would be delineated on maps and marked (flagging or other
means) up to 500 feet for special-status avian species and raptors, or 100 feet for non-special status
avian species. The limits of the buffer would be demarcated so as to not provide a specific indicator
of the location of the nest to predators or people. Materials used to demarcate the nests would be
removed as soon as work is complete or the fledglings have left the nest. The biologist would
51 Vegetation trimming for the fuel modification areas will require a preconstruction breeding survey.
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determine the appropriate size of the buffer zone based on the type of activities planned near the
nest and bird species because some bird species are more tolerant than others to noise and other
disturbances. Buffer zones would not be disturbed until a qualified biologist determines that the nest
is inactive. Additionally, the area would also not be disturbed until the young have fledged, the young
are no longer being fed by the parents, the young have left the area, or the young would no longer be
impacted by project activities.

7.2

CM-2: Project Limits and Designated Areas

To avoid impacts on special-status wildlife, the project proponent would implement the following
measures prior to project construction and commencement of any ground-disturbing activities or
vegetation removal.
•

Project boundary would be set at the minimum size to accomplish necessary work, resulting
in minimal impacts on sensitive biological resources and jurisdictional areas.

•

Specifications for the project boundary, limits of grading, project related parking, storage
areas, laydown sites, and equipment storage areas would be mapped and clearly marked in
the field with temporary fencing, signs, stakes, flags, rope, cord, or other appropriate markers.
All markers would be maintained until the completion of activities in that area. No vegetation
will be removed outside of the marked areas and no construction debris, equipment, or soils
will be placed outside of the marked areas.

•

To minimize the amount of disturbance, the construction/laydown activities, parking, staging,
storage, spoil management, and equipment access will be restricted to designated areas.
Designated areas will comprise of existing surfaces and previously disturbed areas (parking
lots, access roads, graded and degraded areas, etc.) to the extent possible.

•

Project related work limits would be defined and work crews would be restricted to
designated work areas. Disturbance beyond the actual construction zone will be prohibited
without site-specific surveys.

7.3

CM-3: Worker Environmental Awareness Program (WEAP)

Prior to project construction activities, a qualified biologist will prepare and conduct a Worker
Environmental Awareness Program (WEAP) that will describe the biological constraints of the
project. All personnel who will work within the project site will attend the WEAP prior to performing
any work. The WEAP will include, but not be limited to the following: results of pre-construction
surveys; description of sensitive biological resources potentially present within the project site; legal
protections afforded the sensitive biological resources; BMPs for protecting sensitive biological
resources (i.e. restrictions, avoidance, protection, and minimization measures); and individual
responsibilities associated with the project. The program will also include the reporting
requirements if workers encounter a sensitive wildlife species (i.e. notifying the biological monitor
or the construction foreman, who will then notify the biological monitor).
Training materials will be language-appropriate for all construction personnel. Upon completion of
the WEAP, workers will sign a form stating that they attended the program, understand all protection
measures, and will abide all the rules of the WEAP. A record of all trained personnel will be kept with
the construction foreman at the project field construction office and will be made available to any
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resource agency personnel. If new construction personnel are added to the project later, the
construction foreman will ensure that new personnel receive training before they start working. The
biologist will provide written hard copies of the WEAP and photos of the sensitive biological
resources to the construction foreman.

7.4

CM-4: Biological Monitor

Prior to initiation of construction, a qualified biologist will be designated to ensure that impacts do
not exceed the limits of grading and to minimize the likelihood of inadvertent impacts on
special-status species.
Prior to starting work, the biological monitor will perform a pre-construction site survey. During
construction, the biological monitor will ensure that all biological mitigation measures, BMPs,
avoidance and protection measures described in the relevant project permits, approvals, licenses,
and environmental reports, and CEQA documents, are in place and are adhered to. When work has
concluded at a site, the monitor will survey the site for trash or construction debris. If trash or
construction debris is found, the construction contractor will be notified immediately to have the
material properly removed from the site.
The biological monitor will have the authority to temporarily halt all construction activities and all
non-emergency actions if special-status species are identified and will be directly impacted. The
monitor will notif~’ the appropriate resource agency and consult if needed. Work can continue at the
location if the project proponent and the consulted resource agency determine that the activity will
not result in impacts on the species.
The biological monitor will take photographs during the construction process and observations of
common and special-status species will be recorded in monitoring logs, mapped, and special-status
species recordings will be submitted to the CNDDB. Monitoring logs will be completed for each day
of monitoring. In addition, the appropriate agencies will be notified if a dead or injured protected
species is located within the project site. Written notification will be made within 48 hours of the
date and time of the finding or incident (if known), and will include: species found, location of the
carcass, a photograph, cause of death (if known), and other pertinent information.

CM-5: General Vegetation Avoidance and Protection Measures

7.5

The project proponent would implement the following general avoidance and protection measures
to protect vegetation, to the extent practical.
•

Efforts would be made to minimize impacts on vegetation located outside of the project work
limits;

•

Vegetation within the work limits would only be disturbed and/or removed immediately
before construction activities in order to reduce erosion;

•

Cleared or trimmed vegetation and woody debris would be disposed of in a legal manner and
in accordance with regulatory permit conditions;
Contractors, subcontractors, employees, and site visitors would be prohibited from collecting
plants.
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CM-6: Tree Protection Measures

7.6

As stated in Section 5.4, Development Standards, of the City of Malibu LCP LIP, the following
measures will be followed:
•

Protective fencing should be used around the outermost limits of the protected zone of the
native trees that are within or adjacent to the project that may be disturbed during
construction/grading activities;

•

Approved development, including grading or excavation, that encroaches into the protected
zone52 of a native tree shall be constructed using hand held tools;

•

The applicant shall hire an independent biological consultant or arborist, approved by the
planning director to monitor native trees within or adjacent to the construction area;

•

The permit shall include these requirements as conditions of approval.

7.6.1

Mitigation

New development shall be sited and designed to avoid impacts on native trees to the maximum extent
feasible. If there is no feasible alternative, then the alternative with fewest or least significant impacts
shall be selected. Adverse impacts on native trees shall be fully mitigated with priority given to onsite
mitigation.

7.6.1.1 Tree Replacement
Pursuant to Section 5.5.1 of the City of Malibu LCP LIP, Tree replacement will involve:
“A. Prior to the issuance of the coastal development permit that includes native tree removal or the loss
or worsened health ofnative trees resulting from encroachment, the applicant shall submit a native tree
replacement planting program, prepared by a qualified biologist, arborist, or other resource specialist,
which specifies replacement tree locations, tree or seedling size, planting specifications, and a
monitoring program to ensure that the replacement planting program is successful, including
performance standards for determining whether replacement trees are healthy and growing normally,
and procedures for periodic monitoring and implementation of corrective measures in the event that
the health of replacement trees declines.
B. Where the removal of native trees cannot be avoided or where development encroachments into the
protected zone of native trees result in the loss or worsened health of the trees, mitigation measures
shall include, at a minimum, the planting of replacement trees onsite, if suitable area exists on the
project site, at a ratio of no less than 10 replacement trees for every one tree removed. The applicant
shall plant seedlings, less than one year old on an area of the project site where there is suitable habitat
In the case ofoak trees, the seedlings shall be grown from acorns collected in the area.”

52 The protected zone, per Section 5.2 of the City of Malibu LCP LIP, shall mean the area inside the dripline of the tree
plus five feet beyond the dripline, or 15 feet from the trunk of the tree, whichever is greater.
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7.6.1.2 Alternative Mitigation
Pursuant to Section 5.5.2 of the City of Malibu LCP LIP, if onsite mitigation through planting
replacement trees is not feasible, then mitigation shall involve one of the following methods:
“a. Offsite mitigation shall be provided by planting no less than 10 replacement treesfor every one tree
removed, at a suitable site that is restrictedfrom development or is public parkland. The applicant shall
plant seedlings, less than oneyear old in an area where there is suitable habitat In the case ofoak trees,
the seedlings shall be grown from acorns collected in the area: or
b. An in-lieu fee, shall be providedfor that unavoidable impacts of the loss of native tree habitat The fee
shall be based on the type, size and age of the tree(s) removed.
The fee shall be paid into the Native Tree Impact Mitigation Fund, administered by the Santa Monica
Mountains Conservancy.”

7.6.2

Monitoring Trees with Encroachments

If trees are encroached upon during project activities, then compliance with Section 5.6.1, Trees with
Encroachments of the City of Malibu LCP LIP is required as described below:
“Where approved development encroaches into the root zone of native trees, each affected tree
shall be monitored annuallyfor a period ofnot less than ten years. An annual monitoring report
shall be subm itted for review by the City for each of the ten years. Should any of these trees be
lost or suffer worsened health or vigor as a result of the proposed development, the applicant
shall mitigate the impacts as required in Section 5.5 of the Malibu LIP. If replacement plantings
are required as mitigation, monitoring of the replacement trees shall be provided as required
by Section 5.6.2 of the Malibu LIP.”

7.7

CM-7 General Wildlife Avoidance and Protection Measures

The project proponent would implement the following general avoidance and protection measures
to protect wildlife, to the extent practical.
•

To minimize construction-related mortalities of nocturnally active species such as mammals
and snakes, it is recommended that all non-emergency work be conducted during daylight
hours. All unnecessary lights would be turned off at night to avoid attracting wildlife such as
insects, migratory birds, and bats. Nighttime work (and use of artificial lighting) would not
be permitted unless specifically authorized;

•

If any wildlife is encountered during project activities, it will be allowed to freely leave the
area unharmed or the biological monitor will capture the animal, if possible, and relocate it
outside of the construction work limits out of harm’s way;

•

Wildlife would not be disturbed, captured, harassed, or handled, unless to relocate the animal
out of imminent threat of injury or death. Animal nests, burrows and dens would not be
disturbed without prior survey and authorization from the biological monitor;

•

Active nests cannot be removed or disturbed. Nests can be removed or disturbed if
determined inactive by a qualified biologist;
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•

Contractors, subcontractors, employees, and site visitors would be prohibited from feeding
or collecting wildlife;

•

To avoid the potential for mortality and harassment of wildlife, all non-security related
firearms, weapons, and domestic dogs would be prohibited from the project site;

•

Contractors, subcontractors, employees, and site visitors would inspect their vehicles and
equipment for the presence of wildlife prior to moving their vehicles and equipment. The
biological monitor would be contacted if a special-status species is detected and is in danger
of being harmed;

•

All steep-walled pitfalls (trenches, holes, bores, and other excavations) greater than two feet
deep used during the project would be completely covered at all times except when being
actively used, to prevent wildlife entrapment (i.e. reptiles and small mammals). If trenches
cannot be covered, escape ramps (maximum slope of 2:1) will be provided to allow trapped
animals to escape exclusion or fencing shall be installed around the trench or excavation.
Trenches shall be inspected immediately before backfilling and wildlife removed;

•

All onsite project workers shall look under their vehicles and equipment before movement.
If wildlife is observed, no vehicles or equipment shall be moved until the animal has left the
area voluntarily or can be legally relocated.

7.8

CM-8: Construction Stormwater BMPs

The project proponent and their subcontractors will actively implement standard water quality and
construction BMPs53 where applicable to prevent erosion and the discharge of sediments, pollutants,
and toxicants into the canals during project activities. In addition, measures will be taken to minimize
soil disturbance. The project proponent will identify all potential pollution sources and incorporate
all necessary pollution prevention BMPs as they relate to each potential pollution source identified.
The project proponent and their subcontractors will utilize BMPs during project construction to
minimize the controllable discharges of sediment and other wastes to the canals. BMPs will be
monitored by the project proponent and their subcontractors and repaired, if necessary, to ensure
maximum erosion, sediment, and pollution control. These BMP measures will be identified prior to
construction and incorporated into the construction operations.
The project proponent will comply with all litter and pollution laws. All project contractors,
subcontractors, and employees will also obey these laws and it will be the responsibility of the project
proponent to ensure compliance.
•

All materials generated from construction activities associated with this project will be
managed appropriately;

•

All trash and food-related items shall be disposed in self-closing, sealable containers with lids
that latch to prevent wind and wildlife from opening containers. Trash containers shall be
emptied daily and removed from the project site when construction is complete. Trash
removal will reduce the attractiveness of the area to opportunistic predators such as

53 Pursuant to section 17.4.1, BMP Requirement and Implementation, Appendix A, Storm Water Best Management
Practices and Appendix B, BMP Implementation Table, of cha ter 17 of the Ci of Malibu General Plan.
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American crows (Corvus brachyrhynchos), northern raccoons, Virginia opossums, and
coyotes;
•

Water containing mud, silt, or other pollutants from grading, aggregate washing, or other
activities will not be allowed to enter waterways or be placed in locations that may be
subjected to high storm flows;

•

Spoil sites shall not be located within the waterways or locations that may be subjected to
high storm flows, where spoil may be washed back into the canals, or where it may impact
streambed habitat, aquatic or riparian vegetation;

•

No debris, soil, silt, sand, bark, slash, sawdust, rubbish, construction waste, cement or
concrete or washings thereof, asphalt, paint, oil or other petroleum products, or any other
substances/materials associated with any project-related activity shall be allowed to
contaminate the soil and/or enter into or be placed where they may be washed by rainfall or
runoff into a stream. When operations are completed, any excess materials or debris shall be
removed from the work area;

•

No equipment maintenance will be done within or near waterways where petroleum
products or other pollutants from the equipment may enter these areas under any flow;

•

Any equipment or vehicles driven and/or operated within or adjacent to the waterways shall
be checked and maintained daily to prevent leaks of materials that could be deleterious to
aquatic and terrestrial life or riparian habitat;

•

Stationary equipment such as motors, pumps, generators, and welders, located within or
adjacent to the canals shall be positioned over drip pans. Stationary heavy equipment shall
have suitable containment to handle a catastrophic spill/leak;

•

No equipment maintenance or fueling shall be done within or near any waterway where
petroleum products or other pollutants from the equipment may enter these areas.

7.9

CM-9: Local Storm Water Pollution Prevention Plan (SWPPP)

Projects that require a Coastal Development Permit and a grading or building permit will require a
local Storm Water Pollution Prevention Plan (SWPPP) that will apply to the construction phase of the
project. The SWPPP will meet the requirements set forth in chapter 17, Water Quality Protection
Ordinance, § 17.3.1.

7.10

CM-10: Storm Water Management Plan (SWMP)

Projects that require a Coastal Development Permit will also require a Storm Water Management
Plan (SWMP) that will require the implementation of appropriate Site Design and Source Control
BMPs from Section 17.5 of the Malibu LCP LIP and Appendix A to minimize or prevent
post-construction polluted runoff. The SWMP will meet additional requirements set forth in chapter
17, Water Quality Protection Ordinance, § 17.3.2.
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7.11

CM-li: Water Quality Mitigation Plan (WQMP)

Projects that require a Coastal Development Permit and is in a category of development identified in
chapter 17, Water QualityProtection Ordinance, § 17.3.3A will require a Water Quality Mitigation Plan
(WQMP) that will require the implementation of appropriate site design and source control BMPs
from Section 17.5 of the Malibu LCP LIP and Appendix A to minimize or prevent post-construction
polluted runoff. The WQMP will meet additional requirements set forth in chapter 17, Water Quality
Protection Ordinance, § 17.3.3.
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8.0

FEDERAL, STATE AND LOCAL BIOLOGICAL APPROVALS AND PERMITS

Each project must comply with federal, state, and local environmental laws and regulations. This
section describes the necessary federal, state, and local biological permits and/or approvals that
would be required for project approval. Additional requirements may be identified upon further
consultation with the resource agencies. Prior to construction, the project will need to obtain the
following federal and state biological permits and/or approvals:
•
•
•

Coastal Development Permit,
HMMP,and
Tree Protection Plan.

Compliance with the terms and conditions of the permits and regulatory programs would ensure that
the potential impacts on sensitive biological resources are less than significant.

8.1

Coastal Development Permit

Since the project is located with the Coastal Zone, this project will require the preparation of an
application for coastal development permit from the CCC, cities or counties (if LCP was certified and
delegated by the coastal commission). It will require various vicinity and assessor parcel maps,
report documents (i.e., geology and soils reports, etc.), copies of the environmental documents, local
approval of the project information, verification of all other permits (i.e., USACE or RWQCB), list of
property owners and occupants within 100-feet of project boundaries, etc. A typical permit takes six
to eight months.

8.2

Habitat Mitigation and Monitoring Plan

The purpose of the HMMP (Appendix H) is to describe the proposed mitigation, monitoring, and
management of habitat provided as mitigation within the project site. The objective of the
compensatory mitigation is to replace functions and values lost through previous development (i.e.
horse stable) and creation of new fuel modification areas. The HMMP will need to follow the
guidelines set in Section 4.8 of the City of Malibu LCP LIP which states that impacts can be mitigated
by one of three methods: (1) habitat restoration, (2) habitat conservation, and (3) in-lieu fee for
habitat conservation. The mitigation method will be selected after consultation with the City of
Malibu and the Santa Monica Mountains Conservancy.

8.3

Tree Protection Plan

The Coastal Development Permit applications will require development sites subject to the Native
Tree Protection Ordinance to prepare a Tree Protection Plan (Appendix I) by a qualified biologist or
resource expert that provides the following (CCC, 2002):
“A. An inventory and assessment of the health of native trees on the site by type, size (both trunk
circumference and extent of canopy).
B. Photographs of the site showing location of all native trees.
C. A site map depicting the location of all such trees, including a scale drawing of trunk, canopy
location and extent
((m~.~
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D. An analysis of all potential construction and post-construction impacts on the identified native
trees.
E. Project alternatives designed to avoid removal of trees and to avoid and minimize impacts to
protected trees.
F. Identification of trees proposed to be removed by the project
G. Onsite mitigation measures necessary to minimize or mitigate residual impacts that cannot be
avoided through project alternatives, including the provision of replacement trees.
H. A long-term maintenance and monitoring program designed to assure long-term protection and
health for all native trees.”

((‘~-~

~ UltraSystems

Page 8-2
October2018

Literature Cited and References

9.0

LITERATURE CITED AND REFERENCES

AOU (The American Ornithologists’ Union). 1998. The AOU Check-list ofNorth American Birds. 7th
Edition. American Ornithologists’ Union, Washington, D.C. 829 pp.
Baldwin, B. G., D. H. Goldman, D. J. Keil, R. Patterson, T. J. Rosatti, and D. H. Wilken, editors. 2012.
The Jepson Manual: Vascular Plants of California, second edition. University California Press,
Berkeley.
Cal-IPC (California Invasive Plant Council). 2006. California Invasive Plant Inventory. Cal-IPC
Publication 2006-02. California Invasive Plant Council: Berkeley, CA.
CDFG (California Department of Fish and Game). 1988a and updates. California’s Wildlife, Volume I:
Amphibians and Reptiles. State of California Resources Agency. Sacramento, California.
CDFG (California Department of Fish and Game). 1988b and updates. California’s Wildlife,
Volume II: Birds. State of California Resources Agency. Sacramento, California.
CDFG (California Department of Fish and Game). 1988c and updates. California’s Wildlife,
Volume III: Mammals. State of California Resources Agency. Sacramento, California.
CDFG (California Department of Fish and Game). 2005. The Status of Rare, Threatened, and
Endangered Plants and Animals of California, 2000—2004. Sacramento, CA.
CDFG (California Department of Fish and Game). 2009. Protocols for Surveying and Evaluating
Impacts to Special Status Native Plant Populations and Natural Communities. California
Natural Resources Agency, Department of Fish and Game. November 24, 2009.
CDFG (California Department of Fish and Game). 2010. List of Vegetation Alliances and Associations
(or Natural Communities List). September 2010.
CDFG ESD (California Department of Fish and Game Environmental Services Division). 1994. A Field
Guide to Lake and StreambedAlteration Agreements, Sections 1600-1 607, California Fish and
Game Code.
CDFW (California Department of Fish and Wildlife). 2016a. Natural Diversity Database. January
2017. Special Animals List. Periodic publication. 51 pp.
CDFW (California Department of Fish and Wildlife). 2016b. Natural Diversity Database. July 2017.
Special Vascular Plants, Bryophytes, and Lichens List. Quarterly publication. 126 pp.
CDFW (California Department of Fish and Wildlife). 2016c. State & Federally Listed Endangered &
Threatened Animals of California. July 2017. State of California, The Natural Resources
Agency, Department of Fish and Wildlife, Biogeographic Data Branch, California Natural
Diversity Database. Sacramento, CA.
CDFW (California Department of Fish and Wildlife). 2016d. State and Federally Listed Endangered,
Threatened, and Rare Plants of California. Last updated July 2017. State of California, The
Resources Agency, Department of Fish and Wildlife, Biogeographic Data Branch, California
Natural Diversity Database, Sacramento, CA.

~

UltraSystems

Page 9-1
October2018

Literature Cited and References
Clark, W.S. and B.K. Wheeler. 2001. A Field Guide to Hawks of North America, Second Edition.
Houghton Mifflin Company, Boston and New York.
City of Malibu. 2002. The City ofMalibu Local Coastal Program Local Implementation Plan. Updated
through 2016. Available at https://www.malibucity.org/Index.aspx?NID=372. Accessed on
December 11, 2017.
City of Malibu, 1995, City ofMalibu General Plan. City of Malibu, CA.
CNPS, 1983. CNPS Botanical Survey Guidelines. Updated on June 2, 2001. CNPS, CA.
CNPS, 1996. Recommended List of the Native Plantsfor Landscaping in the Santa Monica Mountains.
Updated in 2007. CNPS, Los Angeles/Santa Monica Chapter, CA.
Eder, Tamara. 2005. Mammals of California. Lone Pine Publishing International mc, Auburn, WA.
Environmental Laboratory. 1987. Corps of Engineers Wetlands Delineation Manual. Technical Report
Y-87-1. Vicksburg, MS: U.S. Army Engineer Waterways Experiment Station.
Holland, R.F. 1986. Preliminary Descriptions of the Terrestrial Natural Communities of California.
State of California, The Resources Agency, Nongame Heritage Program, California
Department of Fish & Game, Sacramento, Calif. 156 pp.
Jennings, M.R. and M.P. Hayes. 1994. Amphibian and Reptile Species of Special Concern in
California. Submitted to the California Department of Fish and Game Inland Fisheries
Division. Rancho Cordova, CA.
Kays, R.W. and D.E. Wilson. 2002. Mammals of North America. Princeton University Press, Princeton
and Oxford.
Lichvar, R. Wand S. M. McColley. 2008. A Field Guide to the Identification of the Ordinary High
Water Mark (OHWM) in the Arid West Region of the Western United States: A Delineation
Manual. Cold Regions Research and Engineering Laboratory. U.S. Army Engineer Research
and Development Center, Hanover, New Hampshire.
Lichvar, R.W., D.L. Banks, W.N. Kirchner, and N.C. Melvin. 2016. The National Wetland Plant List:
2016 wetland ratings. Phytoneuron 2016-30: 1-17. Published 28 April 2016. ISSN 2153
733X.
Los Angeles Fire Department. 2017. Brush Clearence Requirements. Updated on May 23, 2017.
Available at
https://issuu.com/lafd/docs/2 01 7_clearance_requirements_05.23.1?e= 17034503/497342
13. Accessed on December 11, 2017.
Moyle, Peter B. 2002. Inland Fishes of Californica. University of California Press, Berkeley, Los
Angeles, and London, England.
Moyle, P.B., R. M. Quiflones, J. V. Katz and J. Weaver. 2015. Fish Species of Special Concern in
California. Third Edition. Sacramento: California Department of Fish and Wildlife.
www.wildlife.ca.gov.

((f~..

~

UltraSystems

Page 9-2
October2018

Literature Cited and References
National Geographic Society. Edited by Jonathan Alderfer. 2006. Complete Birds of North America.
National Geographic Society. Washington D.C.
National Geographic Society. Edited by Mel Baughman. 2003. Reference Atlas to the Birds of North
America. National Geographic Society, Washington, D.C.
National Geographic Society. 2002. Field Guide to the Birds of North America,
Geographic Society, Washington, D.C.

4th

Ed. National

Sawyer, J.O., T. Keeler-Wolf, J.M. Evens. 2009. A Manual of California Vegetation, Second Edition.
California Native Plant Society Press. Sacramento, CA.
Sibley, David Allen. 2000. NationalAudubon Society, The Sibley Guide to Birds. Alfred A. Knopf, New
York.
Stebbins, Robert C. 2003. A Field Guide to Western Reptiles and Amphibians, Third Edition. Houghton
Mifflin Co. Boston, MA. 533 pp.
USACE (United States Army Corps of Engineers). 2008. Regional Supplement to the Corps of
Engineers Wetland Delineation Manual: Arid West Region (Version 2.0), ed. J. S. Wakeley, R.
W. Lichvar, and C. V. Noble. ERDC/EL TR-08-28. Vicksburg, MS: U.S. Army Engineer
Research and Development Center.
USACE and EPA (United States Army Corps of Engineers and United States Environmental
Protection Agency). 2008. Clean Water Act Jurisdiction Following the U.S. Supreme Court’s
Decision in Rapanos v. United States & Carabell v. United States.
USDA Soil Conservation Service (United States Department of Agriculture, Soil Conservation
Service). 1994. Changes in Hydric Soils of the United States. Federal Register 59 (133):
35680—35681, July 13, 1994.
USDA NRCS (United States Department of Agriculture, Natural Resources Conservation Service).
2006a. Field indicators of hydric soils in the United States, Version 6.0. ed. G. W. Hurt and L. M.
Vasilas. Fort Worth, TX: USDA NRCS in cooperation with the National Technical Committee
for Hydric Soils. Retrieved from: http://soils.usda.gov/use/hydric/
USDA NRCS (United States Department of Agriculture, Natural Resources Conservation Service).
2006b. Land Resources and Major Land Resource Areas of the United States, the Caribbean,
and the Pacific Basin. United States Department of Agriculture Handbook 296. Retrieved
from: https.//www.nrcs.usda gov/Internet/FSE DOCU ENTS/nrcsl42p2 050898 pdf
USDA (United States Department of Agriculture). 2016. Soil Data Access (SDA) Hydric Soils List.
USDA, Retrieved from:
https://www.nrcs.usda.gov/Internet/FSE_DOCUM ENTS/nrcseprd 131 6620.html
USFWS (United States Fish and Wildlife Service). 2008. Birds of Conservation Concern 2008. United
States Department of Interior, Fish and Wildlife Service, Division of Migratory Bird
Management, Arlington, Virginia. 85 pp.

((‘~

~•~$ UltraSystems

Page 9-3
October2018

Literature Cited and References
Williams, Daniel F. 1986. Mammalian Species of Special Concern in California. Prepared for the
State of California, The Resources Agency, Department of Fish and Game, Sacramento, CA.
Wilson, D.E. and D.M. Reeder (editors). 2005. Mammal Species of the World. A Taxonomic and
Geographic Reference (3rd ed), Johns Hopkins University Press. 2,142 pp.
WTI (Wetland Training Institute, Inc.). 1999. Field Guide for Wetland Delineation: 1987 Corps of
Engineers ManuaL Glenwood, NM WTI 99-1. 143 pp.

((I

~k•~

UltraSystems

Page 9-4
October2018

STORY POLE PHOTOGRAPHS

Top Right: Proposed 2nd Residential Unit

Center: Proposed Addition

ATTACHMENT 5

Proposed Pool House

Proposed 2nd Residential Unit

Advanced Listing Services Inc
Ownership Listings & Radius Maps

P.O. Box 2593 •Dana Point, CA •92624
Office: (949) 361-3921 •Cell: (949) 310-6869
www.Advancedlisting.com denise@advancedlisting.com

Subject APN: 4473-005-014
1000’ Radius (extended to meet min. requirements)

Address:

3710 DECKER EDISON RD
MALIBU, CA 90265

ATTACHMENT 6

City Of Malibu
23825 Stuart Ranch Road
Malibu, CA 90265
Phone (310) 456-2489
www.malibucity.org

PLANNING DEPARTMENT
Notice of Public Hearing

Notice of Public Hearing
The Malibu Planning Commission will hold a public hearing on Monday, January 4, 2021, at 6:30 p.m. on the project identified
below which will be held via teleconference only in order to reduce the risk of spreading COVID-19 and pursuant to the
Governor’s Executive Orders N-25-20 & N-29-20 and the County of Los Angeles Public Health Officer’s Safer at Home Order.

COASTAL DEVELOPMENT PERMIT NO. 19-001, VARIANCE NO. 19-001, SITE PLAN REVIEW NO. 19-001, AND
MINOR MODIFICATION NO. 19-001 - An application for an interior and exterior remodel including additions to an existing
single-family residence, construction of a detached second residential unit with an attached garage, detached pool
house, swimming pool, onsite wastewater treatment system and associated development; including a variance for the
required fuel modification to encroach onto Environmentally Sensitive Habitat Area and a site plan review for construction
in excess of 18 feet in height not to exceed 28 feet for a pitched roof
LOCATION / APN / ZONING:
APPLICANT / OWNER:
APPEALABLE TO:
ENVIRONMENTAL REVIEW:
APPLICATION FILED:
CASE PLANNER:

3710 Decker Edison Road / 4473-005-014 / Rural Residential-Ten Acre (RR-10)
Studio M of A Inc. / Tao Guan
City Council
Categorical Exemption CEQA Guidelines Sections 15301(a) & (e), 15303(e), & 15304(b)
December 20, 2016
Didier Murillo, Assistant Planner, dmurillo@malibucity.org
(310) 456-2489, ext. 353

A written staff report will be available at or before the hearing for the project, typically 10 days before the hearing in the
Agenda Center: www.malibucity.org/agendacenter. Related documents are available for review by contacting the Case
Planner during regular business hours. You will have an opportunity to testify during the public hearing; written comments,
which shall be considered public record, may be submitted any time prior to the beginning of the public hearing. If the
City’s action is challenged in court, testimony may be limited to issues raised before or at the public hearing.

To view or sign up to speak during the meeting, visit www.malibucity.org/virtualmeeting.
LOCAL APPEAL - A decision of the Planning Commission may be appealed to the City Council by an aggrieved person
by written statement setting forth the grounds for appeal. An appeal shall be emailed to psalazar@malibucity.org within
ten days following the date of action and the filing fee shall be mailed to Malibu Planning Department, attention: Patricia
Salazar, 23825 Stuart Ranch Road, Malibu, CA 90265. Payment must be received within 10 days of the appeal deadline.
Appeal forms may be found online at www.malibucity.org/planningforms. If you are unable to submit your appeal online,
please contact Patricia Salazar by calling (310) 456-2489, extension 245, at least two business days before your appeal
deadline to arrange alternative delivery of the appeal.
RICHARD MOLLICA, Acting Planning Director

Date: December 10, 2020
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