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Subject: Local Coastal Program Amendment No. 23-003, Zoning Map
Amendment No. 18-001, Coastal Development Permit No. 18-038,
Variance Nos. 21-001, 21-002, and 21-003, Site Plan Review No. 18-
044 and Conditional Use Permit No. 19-002 — An application to change
the land use designation and rezone the property from Commercial
Neighborhood to Community Commercial and construct a two-story
1,792 square foot residential care facility for assisted senior living with
an_additional 1,194 square-foot basement and 805 square-foot
attached four-car garage, onsite wastewater treatment system,
retaining walls, landscaping, and associated development; including
variances for retaining wall not to exceed 24 feet in height and impact
wall not to exceed 11 feet in height, construction on slopes over 2.5:1,
and development and fuel modification into ESHA and ESHA buffer, a
site plan review for structure height above 18 feet not to exceed 24 feet,
and a conditional use permit to allow a residential care facility for the
elderly in the Community Commercial zone (Continued from December

16, 2025)

Location: 22549 Pacific Coast Highway, within the appealable
coastal zone

APN: 4452-023-003

Owner: Anita Kundi

RECOMMENDED ACTION: Either 1) adopt Planning Commission Resolution No. 26-07
(Attachment A) recommending the City Council determine that the project is exempt from
the California Environmental Quality Act (CEQA), adopt Local Coastal Program
Amendment (LCPA) No. 23-003 to change the land use designation and zoning
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designation from Commercial Neighborhood (CN) to Community Commercial (CC) in the
Local Coastal Program (LCP) Land Use Plan (LUP) and Local Implementation Plan (LIP),
adopt Zoning Map Amendment (ZMA) No. 18-001 to change the zoning of the property
in Title 17 (Zoning) of the Malibu Municipal Code (MMC) from CN to CC, approval of
Coastal Development Permit (CDP) No. 18-038 to construct a new two-story 1,792
square-foot (sf) residential care facility for assisted senior living with an additional 1,194
sf basement and 805 sf attached four-car garage, driveway, fire truck turnaround area,
landscape, hardscape, terrace decks, grading, retaining walls, site walls, and an onsite
wastewater treatment system (OWTS); including Variance (VAR) No. 21-001 for retaining
wall and impact wall heights above six feet for a single wall, VAR No. 21-002 for
construction on slopes steeper than 2.5 to 1, VAR No. 21-003 for development in
Environmentally Sensitive Habitat Area (ESHA) buffer and fuel modification in ESHA and
ESHA buffer, Site Plan Review (SPR) No. 18-044 for construction over 18 feet up to a
maximum height of 24 feet for a flat roof, and approval of Conditional Use Permit (CUP)
No. 19-002 to allow a residential care facility for the elderly use in the CC zone for a
property located at 22549 Pacific Coast Highway (Anita Kundi); or 2) direct staff to return
with a resolution consistent with the Planning Commission’s decision.

DISCUSSION: On December 16, 2025, the Planning Commission continued the subject
item to the February 2, 2026 Planning Commission meeting. This agenda report provides
an addendum to the December 16, 2025 Planning Commission agenda report. The
resolution number, recitals, and date of the Planning Commission’s decision have been
updated to reflect the continuance (Attachment A). The December 16, 2025 agenda
report is provided as Attachment B. No substantive changes have been made to the
previously published report (Attachment B).

This report is a “no recommendation” report and provides a project overview, a summary
of surrounding land uses, a description of the project scope, an analysis of the project’s
consistency with applicable provisions of the LCP, MMC, and General Plan, and
environmental review pursuant to CEQA. Although the Planning Division does not have a
recommendation on the proposed project, all alternatives have been explored and are
examined within this report. The project before the Planning Commission is the applicant’s
proposal after working through the relevant code requirements with the Planning Division.
If the project is to be constructed as proposed, the requested variances are necessary.
The Planning Commission can determine if the analysis contained herein demonstrates
that the project is consistent with the LCP, MMC, and General Plan, inclusive of the
discretionary requests.

ATTACHMENTS:

A. Planning Commission Resolution No. 26-07
B. December 16, 2025 Planning Commission Agenda Report
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CITY OF MALIBU PLANNING COMMISSION
RESOLUTION NO. 26-07

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
MALIBU RECOMMENDING THE CITY COUNCIL DETERMINE THAT THE
PROJECT IS EXEMPT FROM THE CALIFORNIA ENVIRONMENTAL
QUALITY ACT, ADOPT LOCAL COASTAL PROGRAM AMENDMENT NO.
23-003 TO CHANGE THE LAND USE DESIGNATION AND ZONING
DESIGNATION FROM COMMERCIAL NEIGHBORHOOD TO COMMUNITY
COMMERCIAL IN THE LOCAL COASTAL PROGRAM LAND USE PLAN
AND LOCAL IMPLEMENTATION PLAN, ADOPT ZONING MAP
AMENDMENT NO. 18-001 TO CHANGE THE ZONING OF THE PROPERTY
IN TITLE 17 (ZONING) OF THE MALIBU MUNICIPAL CODE FROM
COMMERCIAL NEIGHBORHOOD TO COMMUNITY COMMERCIAL,
APPROVAL OF COASTAL DEVELOPMENT PERMIT NO. 18-038 TO
CONSTRUCT A NEW TWO-STORY 1,792 SQUARE FOOT RESIDENTIAL
CARE FACILITY FOR ASSISTED SENIOR LIVING WITH AN ADDITIONAL
1,194 SQUARE FOOT BASEMENT AND 805 SQUARE FOOT ATTACHED
FOUR-CAR GARAGE, DRIVEWAY, FIRE TRUCK TURNAROUND AREA,
LANDSCAPE, HARDSCAPE, TERRACE DECKS, GRADING, RETAINING
WALLS, SITE WALLS, AND AN ONSITE WASTEWATER TREATMENT
SYSTEM; INCLUDING VARIANCE NO. 21-001 FOR RETAINING WALL AND
IMPACT WALL HEIGHTS ABOVE SIX FEET FOR A SINGLE WALL,
VARIANCE NO. 21-002 FOR CONSTRUCTION ON SLOPES STEEPER THAN
2.5 TO 1, VARIANCE NO. 21-003 FOR DEVELOPMENT IN THE
ENVIRONMENTALLY SENSITIVE HABITAT AREA BUFFER AND FUEL
MODIFICATION IN ENVIRONMENTALLY SENSITIVE HABITAT AREA
AND ENVIRONMENTALLY SENSITIVE HABITAT AREA BUFFER, SITE
PLAN REVIEW NO. 18-044 FOR CONSTRUCTION OVER 18 FEET UP TO A
MAXIMUM HEIGHT OF 24 FEET FOR A FLAT ROOF, AND CONDITIONAL
USE PERMIT NO. 19-002 TO ALLOW A RESIDENTIAL CARE FACILITY FOR
THE ELDERLY USE IN THE COMMUNITY COMMERCIAL ZONE FOR A
PROPERTY LOCATED AT 22549 PACIFIC COAST HIGHWAY (ANITA
KUNDI)

The Planning Commission of the City of Malibu does hereby find, order and resolve as follows:

SECTION 1. Recitals.

A. On September 5, 2018, an application for a Coastal Development Permit (CDP)
No. 18-038 to allow for a new residential care facility for the elderly and associated development
was submitted to the Planning Division by owner Anita Kundi. On October 9, 2018, an application
for Site Plan Review (SPR) No. 18-044 for building height and Zoning Map Amendment (ZMA)
No. 18-001 to change the zone on the property from Commercial Neighborhood (CN) to
Community Commercial (CC) was submitted to the Planning Department by the owner. On
February 26, 2019, an application for a Conditional Use Permit (CUP) No. 19-002 to allow for a
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residential care facility for the elderly was submitted to the Planning Department by the owner.
On January 6, 2021, applications for Variances (VAR) No. 21-001 for wall heights, No. 21-002 for
construction of structures in steep slopes, and No. 21-003 for development in Environmentally
Sensitive Habitat Area (ESHA) and ESHA buffer were submitted to the Planning Division by the
owner. On December 4, 2023, an application for a Local Coastal Program Amendment (LCPA)
No. 23-003 to change the land use designation and zoning on the site from CN to CC was submitted
to the Planning Division by the owner. The applications were routed to the City Biologist, City
Environmental Health Administrator, City geotechnical consultant reviewers, City Public Works
Department, Los Angeles County Waterworks District 29 (WD29), and the Los Angeles County
Fire Department (LACFD) for review.

B. On February 1, 2024, the application was deemed complete.

C. On March 19, 2024, a Notice of Coastal Development Permit application was
posted on the subject property.

D. On November 8, 2025, a site visit was conducted by Planning Division staff to
evaluate the site conditions and story pole installation.

E. On November 20, 2025, 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 500-foot radius of the subject property.

F. On December 16, 2025, the Planning Commission continued the item to the
February 2, 2026 Regular Planning Commission meeting.

G. On February 2, 2026, 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
hereby recommends the City Council find that the proposed LCPA is Statutorily Exempt pursuant
to CEQA Guidelines Section 15265 because CEQA does not apply to activities or approvals by a
local government as necessary for the preparation and adoption of an LCPA for review and
certification by the California Coastal Commission (CCC) as set forth in Section 21080.9 of the
Public Resources Code (PRC). The certified City of Malibu LCP constitutes a plan for use in the
CCC’s regulatory program as certified under Section 21080.5 of the PRC. The proposed ZMA is
corollary to the LCPA and will not become effective unless and until the LCPA is certified.

The Planning Commission hereby recommends the City Council find 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
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pursuant to Section 15303(a) — New Construction or Conversion of Small Structures. 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. Local Coastal Proeram Amendment Findings.

The project includes a request to amend the LCP’s land use designation and zoning designation
for the parcel from CN to CC. The changes are requested for the proposed use of a “residential
care facility for the elderly,” which is a conditionally allowed use in the CC zone but prohibited in
the CN zone. The purpose of the facility is to provide assisted senior living services for up to four
guests. When the LCP was initially certified in 2002, the subject property was designated as CC
in the LCP Land Use Map and Zoning Map but was inadvertently changed to CN on February 23,
2007, as part of a subsequent certified LCPA (LCPA No. 05-001, Ordinance No. 303). The City’s
General Plan continues to designate the subject property as CC. Changing the subject property
back to CC would re-apply the land use designation and zoning in the originally certified LCP and
ensure consistency with the City’s General Plan designation for the property.

Based on evidence contained within the record, including the agenda report for the project dated
December 16, 2025 and the hearing on February 2, 2026, and pursuant to LCP Local
Implementation Plan (LIP) Section 19.6, the Planning Commission hereby recommends the City
Council adopt the following findings of fact for approval of Local Coastal Program Amendment
(LCPA) No. 23-003 for a map amendment to LCP Appendix 2 Maps to change the existing and
use designation and zoning of the subject property from CN to CC for the site at 22549 Pacific
Coast Highway (APN 4452-023-003) as shown in Exhibits A and B, respectively, attached hereto.

A. The project is consistent with Public Resources Code, Division 20 (California Coastal
Act), Chapter 3 and related LCP Land Use Plan (LUP) policies as follows.

1. The allowed uses are similar between the CN and CC zoning and land use
designations, with the purpose of the CN to provide for low intensity commercial activity
emphasizing service to the residents in the surrounding neighborhood, and the purpose of the CC
to provide for the resident serving needs of the community similar to the CN but on parcels of land
more suitable for concentrated commercial activity. The subject property is intended to be used as
a residential care facility for assisted senior living. The proposed commercial use of a, “residential
care facility for the elderly” is conditionally allowed in the CC zone subject to a CUP. It is also
consistent with the surrounding commercial land uses and zoning, and commercial and residential
development and use of the area due to its relatively small development (square footage and land
area) and its use as a commercial residence for assisted senior living.

2. A residential care facility project is being processed simultaneously with the LCPA
as CDP No. 18-038. The proposed project is in an area with a mix of other single and multi-story
commercial uses (including a three-story motel and two-story retail shopping center), and one-
story single-family and two-story multi-family residences further to the west on commercially
zoned land. The proposed project consists of a 1,792 square-foot building with a 1,194 square-foot
basement and an attached 805 square-foot four-car garage on a 0.27-acre parcel, which is smaller
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than the nearby commercial uses, but larger than the residential uses on commercially zoned land.
The proposed project is similar in height and number of stories to the adjacent retail commercial
center to the south on Pacific Coast Highway (PCH). The type of use, building profile, and the
amount of development is compatible with the neighborhood character. The project is consistent
with Coastal Act Section 30250 by being contiguous with, and in close proximity to, existing
developed areas.

3. The LCPA is consistent with LUP Chapter 5 — New Development, Land Use Plan
Policies, General Policies 5.3, 5.4, 5.5, 5.6, and 5.7, listed below, as conditioned. Upon
implementation of a condition of approval (Condition No. 18) that the applicant submit a certificate
of compliance application and obtain approval of the certificate of compliance by the City Public
Works Department to confirm that the property is a legal lot prior to the City Council consideration
of the LCPA, ZMA, and other project entitlements, the lot will be considered a legal lot. The
subject property can accommodate adequate off-street parking for a residential care use as required
in the LIP, the City Environmental Review Board (ERB) has reviewed and made recommendations
on the proposed use and development potential, any impacts to ESHA will be mitigated, and
measures to minimize scenic and visual resource impacts and minimize hazard risks have been
incorporated into proposed development on the property.

General Policy 5.3: A coastal development permit may only be approved for new
development on legally created lots. All applications for new development on a vacant
parcel shall include evidence of the date and method by which the subject parcel was
created.

General Policy 5.4: Off-street parking shall be provided for all new development in
accordance with the ordinances contained in the LCP to assure there is adequate public
access to coastal resources. A modification in the required parking standards through the
variance process shall not be approved unless the City makes findings that the provision of
fewer parking spaces will not result in adverse impacts to public access.

General Policy 5.5: The Environmental Review Board shall review and make written
recommendations on development proposals within or adjacent to ESHA or other areas
containing ESHA as identified through a biological study. The decision-making body
(Planning Manager, Planning Commission, or City Council) shall make written findings
relative to the project’s conformance with the recommendations of the Environmental
Review Board.

General Policy 5.6: Protection of ESHA and public access shall take priority over other
development standards and where there is any conflict between general development
standards and ESHA and/or public access protection, the standards that are most protective
of ESHA and public access shall have precedence.

General Policy 5.7: New development shall conform to the hillside management provisions
of the LIP, including measures to minimize impacts to scenic and visual resources and to
minimize the risk from hazards. The measures include but are not limited to limiting
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grading and retaining walls, restricting development on steep slopes, protecting ridgelines,
and applying siting and design restrictions (scenic and visual policies). The slope density
criteria of the subdivision ordinance shall apply to sloping terrain and be applied in
combination with the base land use designation in order to determine the maximum
allowable density.

B. The project is consistent with Coastal Act Section 30251 as follows:

1. The LCPA is consistent with Coastal Act Section 30251 as the subject property can
accommodate development sited and designed to protect views to and along the ocean and other
scenic coastal areas, and LUP Chapter 5 — New Development, C. Land Use Policies 6.5 to 6.14,
listed below, to protect scenic resources., as conditioned. The development area on the property is
at the base of a hillside on the flatter portion of the property and behind existing commercial
development. As a result, public views of the development area from designated scenic roads
(Pacific Coast Highway) and any other public viewing areas are not anticipated to be adversely
impacted by development authorized in the CC zone. Should a structure be constructed in the
development area, limited portions of it would be visible from PCH east and west of the site;
however, most of the structure would be blocked by existing commercial development between
PCH and the subject property. A clearer view of the development north from PCH would be visible
from the driveway to the retail shopping center that is located just south of the site and fronting
PCH, as there is no building to block the view. Due to the location of the subject property,
development of the site would not block views to the ocean or other scenic resources as none
currently exist since there are no public viewing areas behind or adjacent to the property.

Land Use Policy 6.5: New development shall be sited and designed to minimize adverse
impacts on scenic areas visible from scenic roads or public viewing areas to the maximum
feasible extent. If there is no feasible building site location on the proposed project site
where development would not be visible, then the development shall be sited and designed
to minimize impacts on scenic areas visible from scenic highways or public viewing areas,
through measures including, but not limited to, siting development in the least visible
portion of the site, breaking up the mass of new structures, designing structures to blend
into the natural hillside setting, restricting the building maximum size, reducing maximum
height standards, clustering development, minimizing grading, incorporating landscape
elements, and where appropriate, berming.

Land Use Policy 6.6: Avoidance of impacts to visual resources through site selection and design
alternatives is the preferred method over landscape screening. Landscape screening, as mitigation
of visual impacts shall not substitute for project alternatives including resiting or reducing the
height or bulk of structures.

Land Use Policy 6.7: The height of structures shall be limited to minimize impacts to visual
resources. The maximum allowable height, except for beachfront lots, shall be 18 feet above
existing or finished grade, whichever is lower. On beachfront lots, or where found appropriate
through Site Plan Review, the maximum height shall be 24 feet (flat roofs) or 28 feet (pitched roofs)
above existing or finished grade, whichever is lower. Chimneys and rooftop antennas may be
permitted to extend above the permitted height of the structure.
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Land Use Policy 6.8: Prominent ridgelines and other intervening ridgelines that are visible
from a public road, a beach, public viewing areas, or public hiking trails, shall be protected
by setting structures below the ridgeline to avoid intrusions into the skyline where feasible.
Where there are no feasible alternative building sites below the ridgeline or where the only
alternative building site would result in unavoidable adverse impacts to ESHA, structures
shall be limited to one-story (18 feet maximum from existing or finished grade, whichever
is lower) in height to minimize visual impacts.

Land Use Policy 6.9: All new development shall be sited and designed to minimize
alteration of natural landforms by:

a. Conforming to the natural topography.

b. Preventing substantial grading or reconfiguration of the project site.

c. Eliminating flat building pads on slopes. Building pads on sloping sites shall utilize
split level

or stepped-pad designs.

d. Requiring that man-made contours mimic the natural contours.

e. Ensuring that graded slopes blend with the existing terrain of the site and surrounding
area.

f. Minimizing grading permitted outside of the building footprint.

g. Clustering structures to minimize site disturbance and to minimize development area.
h. Minimizing height and length of cut and fill slopes.

1. Minimizing the height and length of retaining walls.

j- Cut and fill operations may be balanced on-site, where the grading does not
substantially alter the existing topography and blends with the surrounding area. Export
of cut material may be required to preserve the natural topography.

Land Use Policy 6.10: New development, including a building pad, if provided, shall be
sited on the flattest area of the project site, except where there is an alternative location that
would be more protective of visual resources or ESHA.

Land Use Policy 6.11: The length of on-site roads or driveways shall be minimized, except
where a longer road or driveway would allow for an alternative building site location that
would be more protective of visual resources or ESHA. Driveway slopes shall be designed
to follow the natural topography. Driveways that are visible from a scenic road, a beach, a
public viewing area, or public hiking trail shall be a neutral color that blends with the
surrounding landforms and vegetation.

Land Use Policy 6.12: All new structures shall be sited and designed to minimize impacts
to visual resources by:

a. Ensuring visual compatibility with the character of surrounding areas.

b. Avoiding large cantilevers or understories.

c. Setting back higher elements of the structure toward the center or uphill portion of the
building.
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Land Use Policy 6.13: New development in areas visible from scenic roads or public
viewing areas, shall incorporate colors and exterior materials that are compatible with the
surrounding landscape. The use of highly reflective materials shall be prohibited.

Land Use Policy 6.14: The height of permitted retaining walls shall not exceed six feet.
Stepped or terraced retaining walls up to twelve feet in height, with planting in between,
may be permitted. Where feasible, long continuous walls shall be broken into sections or
shall include undulations to provide visual relief. Where feasible, retaining walls
supporting a structure should be incorporated into the foundation system in a stepped or
split level design. Retaining walls visible from scenic highways, trails, parks, and beaches
should incorporate veneers, texturing and/or colors that blend with the surrounding earth
materials or landscape.

C. The project is consistent with Coastal Act Section 30253 as follows:

1. Coastal Act Section 30253 requires the minimization of adverse impacts. Any
future development authorized in the CC zone would be subject to the hazard policies of the LUP
and would be considered to have been designed, and incorporated measures, to minimize hazards,
particularly those related to fire and geology, and ensure site stability and structural integrity.
Therefore, the project is consistent with LUP Chapter 5 0 New Development, C. Land Use Plan
Policies, General Development Policies 4.2, 4.4, 4.5, 4.7, 4.8, and 4.10, listed below, regarding
hazards.

General Development Policy 4.2: All new development shall be sized, designed and sited
to minimize risks to life and property from geologic, flood, and fire hazard.

General Development Policy 4.5: Applications for new development, where applicable,
shall include a geologic/soils/geotechnical study that identifies any geologic hazards
affecting the proposed project site, any necessary mitigation measures, and contains a
statement that the project site is suitable for the proposed development and that the
development will be safe from geologic hazard. Such reports shall be signed by a licensed
Certified Engineering Geologist (CEG) or Geotechnical Engineer (GE) and subject to
review and approval by the City Geologist.

General Development Policy 4.8: Grading and/or development-related vegetation
clearance shall be prohibited where the slope exceeds 40 percent (2.5:1), except that
driveways and/or utilities may be located on such slopes, where there is no less
environmentally damaging feasible alternative means of providing access to a building site,
provided that the building site is determined to be the preferred alternative and consistent
with all other policies of the LCP.

General Development Policy 4.10: New development shall provide adequate drainage and
erosion control facilities that convey site drainage in a non-erosive manner in order to
minimize hazards resulting from increased runoff, erosion and other hydrologic impacts to
streams.
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SECTION 4. Zoning Map Amendment Findings.

Based on evidence contained within the record, including the agenda report for the project dated
December 16, 2025 and the hearing on February 2, 2026, and pursuant to the Malibu Municipal
Code (MMC) Section 17.74.050, the Planning Commission hereby recommends the City Council
approve ZMA No. 18-001 to change the zoning on the property from CN to CC as shown in Exhibit
C attached hereto. The ZMA approval shall only take effect if the LCPA is certified.

The ZMA is consistent with the objectives, policies and general land uses in the General Plan as
the property currently has a CC land use designation in the General Plan. The ZMA will allow the
MMC to be amended and be consistent with the current General Plan and the amended LCP land
use designation and zoning maps (LCPA No. 23-003) and is only corollary of that action. The
amendment is consistent with General Plan Land Use Element Policies LU 2.1.3,4.4.1, 6.1.1, and
6.1.2, listed below, because it allows for commercially zoned properties based on community need;
establishment of small neighborhood and community serving businesses; development standards
and procedures that protect the property owner’s reasonable use of land consistent with the goals
and policies of the General Plan; and a legal parcel to be used for a permitted or conditionally
permit use that is compliant with the zoning ordinance requirements, inclusive of Condition No.
18 to verify the lot is a legal lot. .

LU Policy 2.1.3: The City shall proportion commercially zoned properties based on
community need.

LU Policy 4.4.1: The City shall encourage establishment and continued operation of small
neighborhood and community serving businesses.

LU Policy 6.1.1: The City shall use development standards and procedures that protect the
property owners’ reasonable use of their land consistent with the goals and policies of this
General Plan.

LU Policy 6.1.2: The City shall allow a parcel legally created and existing as of March 26,
1993, regardless of size, to be used for any purpose permitted by right or, if permits obtained,
any conditionally permitted use, in the zone district in which the parcel is situated, provided
that such use or any new construction complies with the requirements of the zoning ordinance.

SECTION 5. Coastal Development Permit Findings.

Based on evidence contained within the record, including the agenda report for the project dated
December 16, 2025 and the hearing on February 2, 2026, and pursuant to the LIP, including
Sections 13.7(B) and 13.9, and the Malibu Municipal Code (MMC), the Planning Commission
hereby recommends the City Council adopt the following findings of fact for approval of CDP
No. 18-038 for construction of a 1,792 square-foot senior residential care facility, 805 square-foot
garage, 1,194 square-foot basement, a driveway, terrace decks, landscape, hardscape, grading,
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retaining walls, an impact wall for geotechnical purposes, and an onsite wastewater treatment
system located in the CC zone at 22549 Pacific Coast Highway.

With approval of the proposed ZMA Case No. 18-001 and LCPA Case No. 23-003, the project, as
conditioned, is consistent with the LCP’s zoning and land use designation, grading, cultural
resources, water quality, and wastewater treatment system standards requirements. With the
inclusion of the proposed VAR Nos. 21-001, 21-002, and 21-003, SPR No. 18-044, and CUP No.
18-038, the project is 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. Inclusive of the requested ZMA and LCPA, the project is in the CC zoning district,
an area designated for resident serving commercial needs of the community similar to, but more
concentrated than, that of the CN zoning district. A residential care facility for the elderly is
allowed in this zone subject to a CUP. The project has been reviewed for conformance with the
LCP by the Planning Division, City Biologist, City Environmental Health Administrator, City
Public Works Department, City geotechnical consultant reviewers, WD29, and LACFD. Based on
submitted reports, project plans, visual analysis and site investigation, the proposed project, as
conditioned, conforms to the LCP in that it meets all applicable commercial development
standards, inclusive of the requested LCPA, ZMA, VARs, and SPR.

2. The project is not located between the first public road and the ocean. The project
site is north of the Pacific Coast Highway (PCH). In addition, the subject property does not contain
and 1s not adjacent to any trails as depicted on the LCP Park Lands Map.

3. The following alternatives to the project were considered to determine the least
environmentally damaging feasible alternative:

Due to the site characteristics and proposed type of use, there are no feasible project alternatives
that are more environmentally preferable than the proposed project. To create a project that does
not require the construction of a retaining wall, building portion or related improvements in steep
slopes (VAR No. 21-002), a retaining wall and impact wall exceeding the maximum allowed height
(VAR No. 21-001), or development in the ESHA buffer and fuel modification in the ESHA and
ESHA buftfer (VAR No. 21-003), and that meets the driveway and fire truck turnaround standards,
the development would need to have a very small building footprint such that the project would
be infeasible. Due to fuel modification encroachment into ESHA and ESHA buffer, regardless of
where a building pad were located on the property, any development would already be constrained
by the ESHA development standards in LIP Section 4.7.1 requiring a project’s allowable
development area to be limited to 25 percent of the total lot size. To maintain the same floor area
to accommodate the planned occupancy potentially lost with less building lot coverage, the
applicant may need to increase height to above the proposed 24 feet. This would likely result in a
three-story building taller than 24 feet, inconsistent with the LIP and MMC, and which would be
more visible from PCH. Moreover, it is anticipated that a smaller project footprint would nominally
change the project’s potential for environmental impacts, since a relatively flat area for the
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driveway and fire truck turnaround of the same sizes as currently proposed would still be necessary
and would require variances to be located on the subject property.

The ESHA buffer covers about 60 percent (about 7,300 square feet) of the parcel, leaving little
room outside of the buffer for the development area (about 4,700 square feet). The southern area
of the parcel also contains slopes that require retaining walls, although not to the height of the
northernmost retaining wall. Therefore, shifting the development southerly to avoid the ESHA
buffer would render the project infeasible. Shifting the building further south, so that less of the
development is in the ESHA buffer, would conflict with an existing easement to the State of
California for right of ingress and control of storm water in the southeast corner of the parcel. This
shift would require additional retaining walls in the southern portion of the property, would likely
encroach in the minimum required front yard setback, and would likely still require cutting into
the northern slope and placement of a retaining wall of about the same height to accommodate the
required onsite driveway and fire truck turnaround which would need to be placed at the rear of
the building. Therefore, shifting the building southerly would still result in development in the
ESHA buffer and would not be an environmentally preferable option.

To create a flat building pad of sufficient size, the steep northerly slope needs to be partially cut
and retained with a wall tall enough to contain the hillside. Construction of the retaining wall
necessitates work in steep slope areas. Due to the surrounding slopes and geologic/geotechnical
conditions, an impact wall of the height proposed is needed to prevent a mudslide on the property
in the event of a slope failure adjacent to the parcel on the west. The impact wall of 11 feet high
was originally conceived as a wall of up to 15.7 feet high but was later redesigned for a lower
profile. Both the 24-foot-tall retaining wall and the impact wall cannot feasibly be replaced with
shorter stacked walls meeting the maximum permitted six-foot height. At least one of the stacked
walls would need to be as high as the currently proposed highest wall in both cases. Moreover,
construction of the stacked walls would result in additional grading and cutting into a steep slope.

The proposed development will not result in adverse scenic or visual resource impacts given the
location of the building and walls onsite and the location of the proposed development site within
the hillside area backdrop, will not result in adverse biological impacts with implementation of
mitigation measures to compensate for the loss of habitat, and is the least environmentally
damaging feasible alternative. Conditions of approval would further ensure no adverse scenic or
visual resource impacts by requiring the project color and materials to blend in with the natural
hillside.

4. Approximately 60 percent of the subject property area is within the designated
ESHA bufter as shown on the LCP ESHA and Marine Resources Map and as delineated in the
biological assessment of the project site prepared by Forde Biological Consultants (October 2018).
The proposed building, paved areas, walls, landscaped areas, and grading would be located within
the ESHA buffer. The project also has the potential to impact special status biological resources
through fuel modification Zones B and C encroachment into the ESHA offsite to the north and the
ESHA buffer on either side of the property. On February 9, 2022, the City Biologist determined
that review by the Environmental Review Board (ERB) was required for the project. The ERB
reviewed the project on June 7, 2023.
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The ERB requested that the project include native vegetation in the landscape plan. The ERB asked
about the feasibility of incorporating a bioswale feature upslope behind the retaining wall on the
north side of the parcel, however installation of a bioswale could adversely affect the integrity of
the wall. The ERB inquired about whether an “H over 2 slope setback distance is required for the
ascending slope on the property’s northern portion, however the requirement does not apply in this
design, and the City’s geotechnical consultant reviewers and Public Works Department staff have
accepted the project as currently proposed. The Building Safety Division’s structural engineer
consultant has accepted the retaining wall design on a conceptual basis. The ERB asked if the
potential for offsite fuel modification by owners of neighboring properties was considered when
staff determined the requirements for habitat impact mitigation; staff confirmed that these potential
impacts were assessed in determining the appropriate mitigation. While the subject property owner
has no legal authority to conduct fuel modification on other properties, owners of the adjacent
properties may conduct vegetation thinning and/or removal common to fuel modification due to
the proposed development. Therefore, the proposed project has the potential to result in such
vegetation modification offsite. The ERB asked that the project lighting be night-sky compliant.
The project does not include any exterior lighting. However, conditions of approval require
compliance with the City Dark Sky Ordinance so that any exterior lighting determined necessary,
such as to comply with the building code, will be designed in compliance. The ERB asked about
storm water Best Management Practices (BMPs) and Americans with Disabilities Act (ADA)
accessibility to parking areas and the nearest road right-of-way. The selection and approval of
BMPs and compliance with ADA requirements will be addressed in the project’s Building and
Safety plan check stage. Other ERB comments involved clarification on project conditions,
including storm water drainage and measuring building height, and were not requests of the
project.

B. Variance Findings for Wall Heights (LIP Sections 3.5.3(A)(3) and (4))

1. There are special circumstances or exceptional characteristics applicable to the
subject property, including size and topography, that warrant granting of the variance. The project
parcel is small (0.27 acre, or 12,066 square feet), especially for a commercial use consistent with
the allowed uses in the current and proposed zoning districts. Immediately adjacent parcels are
1.43 acres to the east and 1.86 acres to the south and west (this parcel borders the property on both
the south and west) and zoned for commercial use, while the parcel to the north is 34.85 acres and
zoned for residential use. Commercial parcels in the general vicinity range mostly range from 0.57
to 1.86 acres, with one parcel 0.11 acre. For the most part, the development areas of nearby parcels
do not have as steep slopes as the subject property. More than one-half of the property consists of
3 to 1 or flatter slopes (an area of 6,345 square feet) and is generally located in the center of the
property in the area of proposed development, while slopes steeper than 3 to 1 comprise 5,738
square feet. The center of the project site where there is a remnant building pad is relatively flat,
but insufficient in size to accommodate the proposed use. The northern and southern portions of
the property have steep topography (2.5 to 1 to over 1 to 1 slopes). To create a sufficient building
pad, the project includes cutting into a portion of the slope on the north, necessitating a retaining
wall of 24 feet, tall enough to contain the hillside. Shifting the building further south would conflict
with an existing easement to the State of California for right of ingress and control of storm water
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in the southeast corner of the property. This shift would require additional retaining walls due to
slopes in the southern parcel area, would likely encroach in the front yard setback, and would likely
still require cutting into the northern slope and placement of a retaining wall of about the same
height to accommodate relocation of the and fire truck turnaround and required driveway access
to the rear of the building.

The proposed impact wall of 11 feet high is required for safety purposes, to prevent a mud slide
from the hillside area to the west of the proposed development site in the event of slope failure.
The height of the impact wall is dictated by geotechnical engineering standards. The impact wall
location, height, and design have been accepted by the City geotechnical consultant reviewers.

2. The City Biologist, City Environmental Health Administrator, City geotechnical
consultant reviewers, City Public Works Department, and the LACFD have reviewed the proposed
project and determined it is consistent with all applicable safety, health or welfare regulations and
policies. The Building Safety Division consulting structural engineer has conceptually approved
the 24-foot-tall retaining wall design. Development would occur on the flatter portions of the
property, to the extent feasible, to minimize grading. Given the limited parcel size, however, the
scope includes cutting into a portion of the northern slope and construction of the 24-foot-high
retaining wall. The retaining wall is proposed to safely and effectively hold back adjacent grades
to create the development pad for the proposed use. As noted in Finding B.1 above, the 11-foot-
high impact wall on the western side of the parcel has been designed for safety and has been
accepted by the City geotechnical consultant reviewers on a preliminary basis. Both the retaining
wall and impact wall will be designed to face the interior of the site, so are not expected to be
visible from off-site vantage points. Therefore, granting of the proposed variance is not detrimental
to the public interest, safety, health or welfare, and not be detrimental or injurious to the property
or improvements in the same vicinity and zone in which the property is located. The walls are to
protect the subject site from slope hazards and will be required to be constructed to all applicable
building safety and engineering standards and codes.

3. The granting of the proposed variance will not constitute a special privilege to the
applicant or property owner. The proposed residential care facility for the elderly is consistent
with the uses permitted in the applicable zoning designation of CC with a CUP. The project site is
small and limited in land area for development. Surrounding properties are developed with
commercial uses, and do not have hillside topography as steep as that of the subject parcel.
Additionally, the existing parking lot behind the retail center located immediately south of the
project site is constructed with two stacked retaining walls, the tallest being 12-feet-high,
exceeding the maximum allowed six feet high. The additional height of the project walls will
enable the development of the proposed commercial use and its safe operation. Development of
the proposed use on the site would be infeasible without the granting of the variance. Therefore,
granting the proposed variance does not constitute a special privilege to the property owner.

4. The granting of the proposed variance will not be contrary to or in conflict with the
zoning provisions nor LCP goals, objectives and policies, as Variances to retaining wall heights
may be granted pursuant to LIP Sections 3.5.3(A)(4) and (5) and 13.26. The proposed project is
consistent with the LUP and LIP, inclusive of the LCPA request. All departmental reviewers have
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determined the proposed project is consistent with the LCP and have determined that they can
support the granting of the requested variance. Granting of the variance will enable development
of the proposed use, which is an allowed use on the site with a CUP.

5. The requested VAR for wall heights does not specifically pertain to
environmentally sensitive habitat or its buffer. However, approximately 60 percent of the project
site, including the development of the building, paved areas, walls and landscaped planters, is in
the ESHA buffer, and the requested VAR would pertain to walls proposed in the ESHA buffer. As
described above for Finding A.1., there are no other feasible alternatives for siting the walls or
reducing the wall heights and locating the development elsewhere on the site considering the small
parcel size with steep slopes. Given the location of the site in the ESHA buffer, the development
area is limited to 25 percent of the total lot size, or 3,020.25 sf, pursuant to LIP Section 4.7.1. The
proposed 3,016 sf development area for the project complies with the maximum allowed.

6. The proposed variance would enable the development of a residential care facility
for assisted senior living with steep slopes on and adjacent to the site and will not authorize an
unpermitted use or activity subject to inclusion of the LCPA and ZMA. The variance is requested
to accommodate retaining and impact retaining walls necessary to construct a use that is
conditionally permitted in the CC zone subject to a CUP. Retaining and other walls are permitted
in this zone. Therefore, the variance would be granted to provide for an allowed use, inclusive of
a CUP.

7. The subject parcel is physically suitable for the proposed variance since the
additional wall heights can be accommodated on the proposed development site. There are no
alternate feasible building locations on the proposed development site that will eliminate the need
for the retaining and impact wall heights to exceed the maximums allowed. Constructing a series
of stacked retaining walls instead of the proposed single walls higher than the maximum allowed
with the intent of reducing the wall heights would necessitate additional land on a site that is
already constrained in size and constricted by steep slope areas, likely rendering the project
infeasible. Additional area needed for the stacked walls may result in more development area,
which would exceed the maximum allowed for a site in the ESHA buffer (3,020.25 sf per LIP
Section 4.7.1). Using stacked walls would also require more grading of slopes than is currently
proposed and the tallest stacked wall would need to be the same height as the proposed single
retaining wall.

The City Biologist, City geotechnical review consultants, City Environmental Health
Administrator, City Public Works Department, and the LACFD reviewed the proposed project
and determined it was in conformance with state and local requirements. The Building Safety
Division consulting structural engineer has conceptually approved the 24-foot-tall retaining wall
design. Therefore, the proposed project with the additional wall heights, along with the requested
other VARs, SPR, CUP, LCPA and ZMA granted, could be found to comply with all applicable
requirements of state and local law.
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C. Variance Findings for Development within the ESHA and Buffer (LIP Section
4.6.4(A))

1. There are special circumstances or exceptional characteristics applicable to the
subject property, such size and steep slopes (as described in Finding B.1.), and the location of
ESHA buftfer on most of the site, that warrant granting of a variance. The center of the project site
where there is a remnant building pad is relatively flat, but insufficient in size to accommodate the
proposed use. The ESHA buffer covers approximately 60 percent of the parcel from the site’s
center to its north, including the existing building pad. The southern portion of the site outside of
the ESHA buffer is about 4,700 square feet. Restricting the proposed development to this area
would result in an infeasible project due to constraints in land area. The proposed development
area is 3,016 square feet (building footprint, retaining walls, pedestrian paths around the building,
and other building pad areas), and the driveway and fire truck turnaround area (including OWTS)
is 2,954 square feet. The required fire truck turnaround area and driveway access to it alone is
2,100 square feet. In addition, at least 40 percent of the site must be landscaped area. Therefore,
the development could not feasibility be accommodated in the estimated 4,700 square feet area
outside of the ESHA buffer.

2. The City Biologist, City Environmental Health Administrator, City geotechnical
consultant reviewers, City Public Works Department, and the LACFD have reviewed the proposed
project and determined it is consistent with all applicable safety, health or welfare regulations and
policies. The Building Safety Division consulting structural engineer has accepted the design of
the 24-foot-high wall on a conceptual basis.

As proposed by the City Biologist, a condition of approval states the applicant would be required
to compensate for off-site habitat impacts to ESHA resulting from potential vegetation modifying
activities that may be conducted by neighboring property owners for fire-defensible space through
any of the following: a detailed restoration plan, a habitat conservation plan, or evidence of
payment of in-lieu fees to the Santa Monica Mountains Conservancy. The precise mitigation would
be determined by the City prior to the project’s final Building and Safety plan check approval.

Development in the ESHA buffer on-site will be accomplished pursuant to City building codes, in
a safe manner, and in consideration of the public health, interest and welfare. In particular, the
proposed retaining and impact walls will be constructed to protect people and property. They will
be designed to face the interior of the site and are located behind the proposed building of 24-feet-
high so are not expected to be readily visible from off-site vantage points. The walls are to protect
the subject site from slope hazards and will be required to be constructed to all applicable building
safety and engineering standards and codes. The area upslope of the northerly 24-foot-high-
retaining wall proposed on-site will be landscaped. The project is conditioned to require native
species of vegetation in this upslope area, which will provide a habitat buffer between the proposed
development and the ESHA off-site and require landscaped areas on site include native species, as
requested by the ERB, in consideration of the ESHA buffer on-site and neighboring off-site ESHA
and ESHA buffer areas. Therefore, granting of the proposed variance could be found not to be
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detrimental to the public interest, safety, health or welfare, and 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 would not constitute a special privilege to
the applicant or property owner, as described in Findings B.1. and C.1. above, where the subject
property is small and has steep slopes. To avoid the ESHA buffer, development would be relegated
to the southern approximately one-third of the parcel. This estimated 4,700-square foot area would
not accommodate the requested development footprint and contains slopes (although less steep
than those on the north side of the parcel) and an easement to the State of California that constrain
development potential. The 4,700 square-foot area would have to contain the proposed
development area of 3,016 square feet (building footprint, retaining walls, pedestrian paths around
the building, and other building pad areas), the driveway and fire truck turnaround area (including
OWTS) of 2,954 square feet, and landscaped planters of at least 40 percent of the site area.

The combination of constraints creates challenges in developing the site for commercial use, as it
is currently zoned CN and is proposed to be zoned CC. The granting of the variance would not
provide special privileges to the property owner or project applicant but would allow for the
development of the site for commercial uses, and specifically, for the proposed use, allowed with
a CUP. Moreover, limiting development to this portion of the site will require relief from yard
setback development standards.

4. The granting of the proposed variance will not be contrary to or in conflict with the
zoning provisions nor LCP goals, objectives and policies, as a variance for development in the
ESHA buffer may be granted pursuant to LIP Sections 4.6.4(A) and 13.26. The proposed project
is consistent with the LUP and LIP, inclusive of the LCPA, SPR and other VARs. All departmental
reviewers have determined the proposed project is consistent with the LCP and have determined
that they can support the granting of the requested variance. Granting of the variance would enable
development of the proposed “residential care facility for the elderly,” a commercial use that is
allowed with approval of a CUP.

5. As described in Findings A.3 and C.1 above, the southern portion of the site outside
of the ESHA cannot feasibility contain the proposed development. Due to the ESHA within 100
feet of the subject site, the development area is limited to 25 percent of the total lot size, or 3,020.25
square feet (LIP Section 4.7.1.). The proposed 3,016.09 square-foot development area for the
project complies with the maximum allowed.

6. The proposed variance will enable the development of a senior assisted residential
care facility on a site where most of the land area is within an ESHA buffer. The land area outside
of the ESHA buffer is insufficient for development of the commercial use, especially in
consideration of the applicable development standards of the zone and LIP (e.g., yard setbacks),
and fire truck turnaround and driveway standards. The variance will not authorize an unpermitted
use or activity but will accommodate a commercial use, specifically one that is permitted in the
CC zone with a CUP. Therefore, the variance can be granted to allow for commercial development
of the site pursuant to the existing CN and proposed CC zoning, and provide for an allowed use,
inclusive of a CUP.
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7. As described in Finding A.3 above, the variance is requested since the land area of
the parcel outside of the ESHA buffer is insufficient to accommodate the proposed project. The
development could not feasibility be accommodated in the estimated area outside of the ESHA
buffer. The subject site, including the area of the ESHA buffer, as requested via the variance, can
adequately accommodate the proposed project. Except for the requested variances for development
in steep slopes and for walls exceeding the maximum height allowed, and the SPR for building
height up to 24 feet, the project meets all development standards of the LIP and MMC.

8. The City Biologist, City geotechnical review consultants, City Environmental
Health Administrator, City Public Works Department, City Building Safety consulting structural
engineer, and the LACFD reviewed the proposed project and determined it was in conformance
with state and local requirements. Therefore, the proposed development partially within the ESHA
buffer onsite and offsite fuel modification in the ESHA and buffer, along with the requested CUP,
LCPA, ZMA, VARs and SPR granted, will comply with all applicable requirements of State and
local law. Conditions of approval require the project to comply with relevant approvals, permits,
and licenses from the City of Malibu and other related agencies, such as the LACFD.

D. Variance Findings for Structures on Steep Slopes (LIP Section 8.3(D))

1. There are special circumstances or exceptional characteristics of the subject
property that warrant approval of this variance. As described in Finding B.1. above, the project
parcel is small in comparison to surrounding parcels and has steep slopes, greater than most nearby
parcels. Without the granting of this variance to allow development in slopes of 2.5:1 to 1:1 the
development of the proposed use could not be accomplished.

The northern and southern portions of the site have steep topography (2.5 to 1 to over 1 to 1 slopes).
To create a sufficient building pad, the project includes cutting into a portion of the slope on the
north and placement of a retaining wall with a V-ditch upslope and behind the wall to properly
drain the area. The building would be set against this wall and hillside. On the southern portion of
the site, additional retaining walls are needed due to the slope, along with related storm water
drainage mechanisms to carry water from steeper portions of the site to the drainage inlets. The
southeastern portion of the building would also reach into these slopes to accommodate the
required size of the facility. The northern part of the proposed impact wall on the west side of the
site is within the steep slope area. The wall is required for safety purposes, to prevent a mud slide
from the hillside area to the west of the site in the event of slope failure. There is no alternate
location for this part of the wall, given that the need for the wall is specific to the particular hillside
location.

2. The City Biologist, City Environmental Health Administrator, City geotechnical
review consultants, City Public Works Department, City Building Safety consulting structural
engineer, and the LACFD have reviewed the proposed project and determined it is consistent with
all applicable safety, health or welfare regulations and policies. Development would occur on the
flatter portions of the site, to the extent feasible, to minimize grading. Given the limited parcel
size, however, the scope includes cutting into portions of the northern and southern steep slopes
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on site to accommodate the development, including a portion of the building, retaining and other
walls, and storm water drainage mechanisms. The retaining walls are designed to safely and
effectively hold back adjacent grades to create the development pad for the proposed use. The
impact wall on the western side of the parcel is to protect the project site development, as well as
residents and employees, from the effects of a mud slide in the event of failure of the slope along
the western property edge and is by necessity located in a steep slope area. The drainage facilities
are required to effectively and safely convey storm water away from the walls and building that
are in the steep slopes.

All proposed structures in steep slopes will be required to be constructed to all applicable building
safety and engineering standards and codes. Therefore, 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. The proposed project site is limited in size and contains steep
topography, such that development of the full facility is infeasible outside of steep slopes. The
proposed senior residential care facility is consistent with the uses permitted in the applicable
zoning designation of CC with a CUP (“residential care facility for the elderly”). Surrounding
properties are developed with commercial and residential uses, and while they mostly do not have
hillside topography as steep as that of the subject parcel, have been at least partially built in areas
with steep slopes, as evidenced by retaining walls exceeding the maximum allowed six-foot-
height. The proposed structures on steep slopes on-site (building, walls, drainage facilities) will
enable the development of the proposed commercial use, including its safe and effective operation
with the proposed retaining and impacts walls, and storm water conveyance mechanisms.
Development of the proposed use on the site would be infeasible without the granting of the
variance. Therefore, granting the proposed variance would not be considered to constitute a special
privilege to the property owner.

4. The granting of the proposed variance will not be contrary to or in conflict with the
zoning provisions nor LCP goals, objectives and policies, as variances for the placement of
structures on slopes steeper than 3 to 1 may be granted pursuant to LIP Sections 8.3(D) and 13.26.
The proposed project is consistent with the LUP and LIP, inclusive of the LCPA, SPR and other
VAR requests. All departmental reviewers have determined the proposed project is consistent with
the LCP and have determined that they can support the granting of the requested variance. Granting
of the variance will enable development of the proposed use, which is an allowed use on the site
with a CUP.

5. The proposed variance does not specifically pertain to environmentally sensitive
habitat or its buffer. However, approximately 60 percent of the project site, including the
development of the building, walls and drainage mechanisms in slopes steeper than 3 to 1 would
occur in the ESHA buffer. As described above for Finding A.3, there are no other feasible
alternatives for avoiding cut and fill and placement of structures in steep slopes above 3:1 in the
ESHA buffer considering the small parcel size and hillside topography, as well as most the site in
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the ESHA buffer. Given the location of the site in the ESHA buffer, the development area is limited
to 25 percent of the total lot size, or 3,020.25 square feet, pursuant to LIP Section 4.7.1. The
proposed 3,016.09 square-foot development area for the project complies with the maximum
allowed.

6. The proposed variance will enable the development of a residential care facility for
the elderly, consistent with the purpose and intent of the CC zone with approval of a CUP, on a site
with steep slopes and will not authorize an unpermitted use or activity. The variance is requested
to accommodate retaining and impact walls, portions of a building, and drainage mechanisms
necessary to construct a commercial use, including one that is permitted in the CC zone with a
CUP. Retaining and other walls, buildings, and storm water drainage mechanisms are permitted in
this zone. Therefore, the variance would be granted to provide for an allowed use, inclusive of a
CUP.

7. The subject parcel is physically suitable for the proposed variance since the walls,
building, and drainage mechanisms in steep slopes can be accommodated on the site, There are no
alternate feasible building locations on the site that will eliminate the need for these structures to
be located in steep slopes, given the limited parcel size of 0.27 acre and hillside topography with
47 percent of the site in steep slope areas.

8. The City Biologist, City geotechnical consultant reviewers, City Environmental
Health Administrator, City Public Works Department, and the LACFD reviewed the proposed
project and determined it was in conformance with state and local requirements. The Building
Safety Division consulting structural engineer has confirmed the design of the 24-foot-high
retaining wall is acceptable on a conceptual basis. Therefore, the proposed project with grading
and structures in steep slopes, along with the requested other variances, site plan review, CUP,
LCPA and ZMA granted, would comply with all applicable requirements of state and local law.

E. Site Plan Review Findings for Building Height (LIP Section 3.8(A)(1)(b))

1. The project has been reviewed for all relevant policies and provisions of the LCP,
including the LUP and LIP. The project is consistent with all such policies and provisions, except
for those for which an SPR, VARs, and LCPA are being requested. Except for the building height
for which an SPR is requested and the VAR for development in the ESHA, the location, density,
and size of the building is consistent with all other regulatory provisions of the LCP, including the
number of building stories, FAR, and maximum development area.

2. The proposed commercial project is in an area with a mix of other one- and two-
story commercial uses, and one-story single-family and two-story multi-family residences further
to the west. The project includes a request for a ZMA and LCP to change the land use and zone
from one commercial use (CN) to another (CC), which are both commercial zones intended to
service the community. The proposed use is commercial, with the residential care facility for the
elderly use allowed with a CUP. Properties surrounding the site are larger in land area. The
Commercial Visitor Serving 1.43-acre parcel to east of the site has a 5,142-square-foot three-story
motel building constructed in 1947 that fronts PCH but the portion of the parcel further north and
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adjacent to the site is natural and undeveloped. The single CN 1.86-acre parcel that borders the
site on both the west and south contains a retail shopping center along the subject site’s south edge
that fronts PCH. It contains a two-story 19,885-square-foot building constructed in 1991 with a
parking lot built into the slope in the rear and on top of the building. Adjacent to the project site
on the west, however, this area of the retail shopping center parcel is natural and vacant. The three
structures built as residences to the west of the project site consist of 713, 879, and 1,302 square
feet each and date from the 1950s. To the north of the subject property is a large vacant parcel
zoned for low-density residential use. The proposed project consists of a 1,792 square-foot
building with an attached 805 square-foot four-car garage and 1,194 square-foot basement on a
0.277-acre parcel, which is smaller than the nearby commercial uses, but larger than the residential
uses. It is similar in height and number of stories to the adjacent retail shopping center. The type
of use, building profile, and the amount of development is compatible with the neighborhood
character.

Since the project site is in the hillside above an existing commercial development and not located
south and ocean-side of any development, it will not block views to the ocean from surrounding
parcels. Based on the visual impact analysis (project plans, aerial photographs, photosimulations,
site visits and story pole placement), the Planning Division has determined that the building height
will not obstruct views to the Santa Monica Mountains, canyons, valleys, or ravines from
surrounding parcels. The project site is not situated on or near a prominent ridgeline, and given the
small size of the development, off-site views to these hillside features will remain. Based on review
of project plans, photosimulation views from PCH, and story pole placement, the proposed use
will only be partially visible from PCH, approaching the site from the east and west, and clearly
visible to the north from PCH at the driveway of the retail shopping center just below the site that
fronts PCH.

As with the retail shopping center development to the south, the project includes walls exceeding
the maximum allowed height. It also exceeds the maximum allowed 18-foot height for a flat roof
by six feet. The motel to the east of the project site is three stories high. The retail shopping center
is two stories high, as is the proposed project. The proposed project is consistent with allowed FAR
for density and number of stories, meets all setback requirements, and complies with the required
amounts of open space and landscaping on-site. Based on conformance with these development
standards, and existing surrounding development, the project will not have an adverse effect on
neighborhood character.

3. The proposed development will not be visible from any scenic area or public
viewing area. Besides a direct view to the site north from PCH, a scenic road, at the driveway to
the retail shopping center just below the site that fronts PCH, the site will be only slightly visible
from PCH as one approaches it from the east and west. Given the site’s location approximately
200 feet north of PCH, the limited time a clear view to the site will be visible from passersby on
PCH (i.e., the width of the adjacent project driveway), and the small size of the building, including
additional height, would not result in adverse effects on public views from PCH. The retaining and
impact wall heights will be obscured by the proposed buildings in front of the wall and/or the
hillside itself (as viewed from the west). Conditions have been incorporated into the project
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requiring the project to reflect earth-toned colors to blend into the hillside to further ensure
protection of significant public views.

4. The project complies with all applicable requirements of State and local law,
inclusive of the discretionary requests, and is conditioned to comply with any relevant approvals,
permits and licenses from the City of Malibu and other related agencies, such as the LACFD.
Construction of the proposed improvements, including the building of 24 feet in height, will
comply with all building code requirements and will incorporate all recommendations from
applicable City agencies and project consultants.

5. As described in Finding E.2 above, the proposed commercial project, in which four
guests and two employees would reside, is in an area with a mix of other one- and two-story
commercial uses, and one-story single-family and two-story multi-family residences further to the
west. It is similar in height and number of stories to the adjacent retail commercial center to the
south. Therefore, the project is compatible with the varied types, sizes, bulk and height of
development in the adjacent area.

6. Since the project site is in the hillside, behind existing commercial development,
and not located south and ocean-side of any development, it will not block views to the ocean or
off-shore islands from residences. Based on the visual impact analysis (project plans, aerial
photographs, photosimulations, and story pole placement), staff has determined that the building
height will not obstruct views to the Santa Monica Mountains, canyons, valleys, or ravines from
surrounding residences. The project site is not situated on or near a prominent ridgeline, and given
the small size of the development, off-site views to these hillside features will remain.

7. As discussed in the findings in SECTIONS 3 and 4 above, the proposed project is
consistent with the LIP and LUP in that the proposed project is in an area identified for commercial
use. The project is consistent with the relevant goals and policies of the General Plan to promote
commercial uses and structures in harmony with the rural residential character and the natural
environment of the community. The subject parcel is set within a natural hillside area. Conditions
of approval require native species to be incorporated in the landscape plant palette, in consideration
of the site’s location in the ESHA buffer, and for the applicant to compensate for potential habitat
impacts due to fuel modification on off-site properties in the ESHA through habitat mitigation.
The project minimizes work in steep slopes to the maximum feasible given the small parcel size
and need to accommodate the proposed use, and the project retains 25 percent of the site as open
space and 40 percent as landscaped area. The proposed project, inclusive of the LCPA, ZMA, and
CUP is consistent with the applicable land use and zoning designations and all applicable
development and design standards of the Municipal Code, LCP and General Plan, inclusive of the
associated discretionary requests (VARs and SPR). In particular, the project would be consistent
with the setback, FAR density, number of building stories, development square footage, grading
quantities, open space and landscaping requirements, and other development standards.

8. The applicant is not proposing solar panels or other similar solar facilities as part
of the project. The roof design would not prohibit future location of solar panels. Given the location
of the site adjacent to undeveloped areas and north of a retail center parking lot, there are no other
uses in the immediate area for which the project could affect solar access.
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9. The site is set within a hillside area. Steep slopes are located on-site and off-site.
The site does not contain sensitive biota. An ESHA is located north of the site and is characterized
by coastal sage scrub habitat. The 100-foot ESHA buffer extends onto most of the project site and
overlaps with portions of the development project. Any vegetation thinning or removal associated
with fuel modification Zone C, which is located off-site, would overlap with the ESHA. Portions
of Zone B off-site would also overlap with ESHA. As described above in Finding E.7 above, the
project is conditioned to incorporate native species in the landscape plant palette, and to
compensate for potential habitat impacts from off-site fuel modification. Additionally, the project
is conditioned to remove a proposed plant species from the plant palette that is inconsistent with
the project’s location in a high severity fire hazard area. Therefore, the project will not have a
significant adverse impact on natural resources and provides for the preservation of natural plant
materials.

10. Given the project site’s location immediately adjacent to undeveloped areas to the
west east and north, and an existing commercial retail center parking lot to the south, there are no
other uses in the immediate area for which the project could affect solar access by increasing the
roof height from 18 feet to 24 feet. Specific to the project, the roof design would not prohibit the
installation of solar panels if so proposed or required.

11.  Asdescribed above in SECTIONS 3 and 4, the proposed project is consistent with
the LIP and LUP and with the relevant goals and policies of the General Plan. The project
minimizes work in steep slopes to the maximum feasible given the small parcel size and need to
accommodate the proposed use, and the project retains 25 percent of the subject property as open
space and 40 percent as landscaped area. The proposed project, inclusive of the LCPA, ZMA,
CDP, VARs, SPR, is consistent with the applicable land use and zoning designations and all
applicable development and design standards of the Municipal Code, LCP and General Plan. This
includes project consistency with required setbacks, FAR, number of building stories, development
area square footage, grading quantities, open space and landscaping requirements, and other
development standards.

F. Environmentally Sensitive Habitat Area Overlay (LIP Chapter 4)

I. The project site is currently designated and zoned for commercial use at present
(CN) and will be upon approval of the proposed ZMA and LCPA (CC). The CC zone allows a
residential care facility for the elderly with a CUP. Without the variance request for development
in the ESHA buffer and potential fuel modification in ESHA off-site, the project could not be
constructed due to the small size of the parcel (0.27 acre) and steep topography (above 3 to 1 to
over 1 to 1 slopes) and that approximately 60 percent of the parcel land area is within the ESHA
buffer (about 7,300 square feet of the total approximately 12,066 square feet land area on-site).
For the same reasons, the project could not be developed without the potential for fuel modification
in Zones B and C possibly being conducted off-site in ESHA and ESHA buffer. While the fuel
modification plan approved for the project by LACFD does not show fuel modification off-site in
ESHA or the ESHA buffer, there is the potential that owners of these off-site properties may elect
to conduct fuel modification on their properties given the proximity of the proposed development.
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There would be no development location available on the subject property under a scenario where
the entirety of fuel modification is contained onsite and completely avoids offsite ESHA and/or
ESHA bufter. Therefore, without the ESHA and ESHA buffer variance, the subject property could
not be developed for the commercial use permitted with a CUP. It is likely that it could not be
developed for most commercial uses allowed by current or proposed commercial zoning.
Moreover, single family residential use is not allowed per the current or proposed zoning.

2. The project is consistent with the LCP and complies with LIP Section 4.7. Inclusive
of the requested ZMA and LCPA, the project is in the CC zoning district, an area designated for
resident serving commercial needs of the community similar to, but more concentrated than, that
of the CN zoning district. A residential care facility for the elderly is allowed in this zoning district
inclusive of the requested CUP. The project has been reviewed for conformance with the LCP by
the Planning Division, City Biologist, City Environmental Health Administrator, City Public
Works Department, City geotechnical consultant reviewers, WD29, and the LACFD. As discussed
herein, based on submitted reports, project plans, visual analysis and site investigation, the
proposed project, as conditioned, conforms to the LCP in that it meets all applicable commercial
development standards, inclusive of the requested SPR and VARs, except for the ESHA Overlay
provisions for which a variance is proposed.

3. Section 4.7 of the LIP indicates that a CDP for a use other than one permitted in
the ESHA Overlay district, in which the uses permitted in this district would preclude construction
of a residence on an undeveloped legal parcel, shall be subject to several standards. The uses of
the property and the siting, design, and size of any development approved in an ESHA or ESHA
buffer shall be limited, restricted, and/or conditioned to minimize impacts to ESHA on and adjacent
to the property to the maximum extent feasible. The allowable development area is 10,000 square
feet or 25 percent of the parcel size, whichever is less. The proposed project has a development
area of 3,016.09, while the maximum allowed is 3,020 square feet. The offsite ESHA adjacent to
the project site is coastal sage scrub habitat. Fencing is permitted within coastal sage scrub ESHA
however no fencing is proposed as part of the project, and the impact and retaining walls on-site
are within the ESHA buffer, but not ESHA. As described in Finding C.1 above, the development
could not feasibility be accommodated in the estimated 4,700 square feet area outside of the ESHA
buffer. As described above in Finding E.7 above, a condition has been incorporated to compensate
for potential fuel modification impacts to the ESHA off-site.

4. The operation of the residential care facility for assisted senior living would minimize
impacts to the ESHA. Most of the facility operations would be indoors, except for defined terrace
decks at the south and side building elevations used for passive recreation and views to the ocean.
The adjacent ESHA is located north of the building, up a steep slope and beyond the 24-foot-high
retaining wall proposed on-site. Therefore, the ESHA is inaccessible to users of the project site.
The area upslope of the retaining wall will be landscaped. Conditions of approval require native
species of vegetation in this area, which will provide a habitat buffer between the proposed
development and the ESHA off-site, and require all other landscaped areas on site to include native
species, in consideration of the ESHA buffer on-site and neighboring off-site ESHA and ESHA
buffer areas.
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G. Scenic, Visual and Hillside Resource Protection (LIP Chapter 6)

1. Adverse impacts on scenic and visual resources are not anticipated from
development on the subject property. The proposed development will be on a small site (0.27 acre)
with a two-story 1,792 sf building above grade. The remainder of the proposed building square
footage will be in the garage and basement. The two-story building will be 24-feet-high, which is
the maximum allowed for a flat roof with approval of an SPR. Based on project plans, including
photo simulations, story pole photos, and Planning Division site visits, there would be slight views
to the site travelling on PCH from the east and west, as the site is mostly blocked from view by
existing development. As viewed north from PCH travelling past the driveway to the retail
shopping center that is just below the site and that fronts PCH, there will be a straight view to the
building for a limited time. Views to tall walls on the northern and western portions of the site will
be obscured by the facility building or the existing hillside (as viewed from the west), and the
tallest one, the 24-foot-high retaining wall, will be constructed as soil nail, resembling natural
rocks and so blending into the hillside. Conditions of approval require that the impact wall blend
in with the natural hillside by reflecting earth tone colors. The project site is not on a ridgeline but
set within the hillside, similar to other development along this same stretch of PCH.

2. The project is not expected to have adverse visual impacts due to landscaping. The
project includes 40 percent of the site area as landscaping. To ensure compatibility of the plantings
with the surrounding natural hillside. Conditions of approval require the plant palette of the
landscape plan to incorporate native species.

3. The project is the least environmentally damaging alternative to protect scenic
views from PCH. There are no other alternative locations on the project site to locate the
development to further reduce views from PCH. As described in Findings B.1 and C.1 above, the
site is small and contains steep slopes, therefore there are no feasible options to relocate the
development elsewhere on-site. The portion of the building above ground is 1,792 square feet,
with other portions of the facility in the basement, thereby minimizing structure height above
ground. The two-story building will be 24-feet-high to allow for facility needs, which is the
maximum allowed for a flat roof with approval of an SPR. Views to tall walls on the northern and
western portions of the site (a maximum of 24 feet high) will be obscured by the facility building,
and the tallest one, the 24-foot-high retaining wall, will be constructed as soil nail, resembling
natural rocks and so blending into the hillside. As described above in Finding G.1, conditions of
approval require the other project walls to blend in with the natural hillside and ensures a native
plant palette to blend with the natural hillside. The project site is not on a ridgeline but set within
the hillside, similar to other development along this same stretch of PCH.

4. No adverse impacts on scenic and visual resources are expected from the project.
There is no feasible alternative to the development that would avoid or substantially lessen impacts
on scenic and visual resources that is environmentally superior. Given the hillside location of the
project, development would be slightly visible from PCH, a scenic road, travelling westerly and
easterly of the site on the roadway. The development would be clearly visible to the north on PCH
for a limited time as one passes directly in front of the driveway of the retail shopping center that
is just below the site and that fronts PCH. To lessen the appearance of the proposed development
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from the available views on PCH, the building could be reduced to one story. However, this would
substantially reduce the square footage of the facility, creating an infeasible project, and would be
below the maximum height of 18 feet for a flat roof allowed by the LIP. The building would still
be visible from the same viewpoints on PCH. Allowing only a maximum 18-foot-high building
would have a minor effect on views to the site. The proposed 11-foot-tall impact wall and the 24-
foot-high retaining wall will be obscured from PCH view by the building located in front of the
walls or by the hillside itself (as viewed from the west). Moreover, the proposed soil nail
construction of the retaining wall results in a simulated rock appearance that would blend with the
natural hillside. The project, including walls, such as the impact wall, is conditioned to be designed
with colors and/or materials to blend with the hillside.

5. There are not expected to be any adverse impacts on scenic and visual resources
resulting from the project. There are no other preferable locations on the project site to locate the
development to further reduce views from PCH. The subject property is small and contains steep
slopes along the northern, western and eastern edges, and less steep slopes on the south, therefore
there are no feasible options to relocate the development elsewhere on-site. Placing the building
further north on the parcel, further from PCH, would result in more impacts to the steep hillside
and increase cutting and grading of the topography, as well as bring the development closer to the
offsite ESHA.

H. Hazards (LIP Chapter 9)

1. Based on review of the project plans and associated project geotechnical reports by
the City geotechnical consultant reviewers, LACFD, City Public Works Department, and the City
Environmental Health Administrator, these specialists determined that adverse impacts to the
project site related to the proposed development are not expected. The Building Safety Division
consulting structural engineer has confirmed the design of the 24-foot-high retaining wall is
acceptable on a conceptual basis. The project, including the OWTS, will neither be subject to nor
increase the instability of the site from geologic, flood, or fire hazards. 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. Conditions of
approval require that all recommendations contained in the above cited geotechnical reports and
conditions required by the City geotechnical review consultants, City Public Works Department,
and the LACFD, including foundations, OWTS, and drainage are incorporated into the project.

2. As with all properties in the City, the subject property is currently subject to wildfire
hazards and development of a residential care facility for assisted senior living on the subject
property will not increase the site’s susceptibility to wildfire. The project is not expected to have
an impact on wildfire hazards. The proposed development may actually decrease the site’s
susceptibility to wildfire through compliance with fuel modification requirements and the use of
appropriate required building materials and measures. Fuel modification Zone A and a small
portion of Zone B would be located on the project site. The majority of Zone B and all of Zone C
are offsite. Therefore, the proposed project has the potential to result in fuel modification offsite.
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3. The City is served by the LACFD, as well as the California Department of Forestry,
if needed. In the event of major fires, the County has “mutual aid agreements” with cities and
counties throughout the State so that additional personnel and firefighting equipment can augment
the LACFD. Conditions of approval require the project to comply with all LACFD development
standards. The project landscape plan consists of artemisia californica, which is a species listed as
“Undesirable Plants/Target Species” in the Plant Selection Guidelines by Zone (County Fire
Department). A condition of approval requires removal of this species from the proposed plant
palette. As such, the project, as designed, constructed, and conditioned, would not be subject to
nor increase the instability of the site or structural integrity involving wildfire hazards.

4. As indicated in Finding B.1, above, the proposed project, as designed, conditioned
and approved by the applicable departments and agencies, would not have any significant adverse
impacts on the site stability or structural integrity from geologic, fire or flood hazards due to project
modifications, landscaping or other conditions.

5. As described in Finding A.3 above, due to the site characteristics and proposed type
of use, there are no feasible project alternatives that are more environmentally preferable than the
proposed project, particularly in consideration of protection from hazards.

6. Incorporating conditions of approval described above in Findings H.1 and H.3, the
project will not result in geologic hazards, including site stability or structural integrity, and there
are no feasible alternatives to development that are expected to avoid or substantially lessen
impacts on site stability or structural integrity. Due to the site characteristics (limited parcel size
and hillside topography), there are no preferable feasible project alternatives to substantially lessen
site stability and structural integrity impacts. To create a project that does not require the
construction of a retaining wall, building portion and stormwater infrastructure in steep slopes, a
retaining wall and impact wall exceeding the maximum allowed height, or development in the
ESHA buffer and fuel modification in the offsite ESHA and buffer, and that meets the driveway
and fire truck turnaround standards, the development would need to have a very small building
footprint such that the project would be infeasible. To maintain the same floor area to accommodate
the planned occupancy potentially lost with less building lot coverage, the applicant may need to
increase height to above the proposed 24 feet. This would likely result in a building taller than two
stories and 24 feet, inconsistent with the LIP and MMC. Moreover, it is anticipated that a smaller
project footprint would nominally lessen the potential for site stability and structural integrity
impacts from work in steep slopes and construction of tall retaining and impact walls. The truck
turnaround and driveway access to it of the same sizes as currently proposed would still be
necessary and require a flat pad area, thereby likely requiring the same project conditions for which
the VARSs are being requested.

To create a flat building pad of sufficient size, the steep northerly slope needs to be partially cut
and retained with a wall tall enough to contain the hillside. Construction of the retaining wall
necessitates work in steep slope areas. Due to the surrounding slopes and geologic/geotechnical
conditions, an impact wall of the height proposed is needed to prevent a mudslide on the site in
the event of a slope failure adjacent to the parcel on the west. The impact wall of 11 feet high was
originally conceived as a wall of up to 15.7 feet high but was later redesigned for a lower profile.
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Both the 24-foot-tall retaining wall and the impact wall cannot be replaced with shorter stacked
walls meeting the maximum permitted six-foot height. At least one of the stacked walls would be
as high as the currently proposed highest wall in both cases. Moreover, construction of the stacked
walls would result in additional grading and cutting into a steep slope.

7. As discussed in Findings H.4, H.5, and H.6 above, the proposed project, as designed
and conditioned, is the least environmentally damaging alternative and no adverse impacts to
geologic, flood or fire hazards are anticipated. There are no other feasible locations on the subject
property to locate the development to further reduce such hazards or protect sensitive resources.

SECTION 6. Conditional Use Permit Findings.

Based on evidence contained within the record, including the agenda report for the project dated
December 16, 2025 and the hearing on February 2, 2026, and pursuant to Malibu Municipal Code
(MMC) Section 17.66, the Planning Commission hereby recommends the City Council adopt the
following findings of fact for approval of CUP No. 18-038 for construction of a 1,792 square-foot
senior residential care facility, 805 square-foot garage, 1,194 square-foot basement, a driveway,
terrace decks, landscape, hardscape, grading, retaining walls, an impact wall for geotechnical
purposes, and an onsite wastewater treatment system located in the CC zoning district at 22549
Pacific Coast Highway.

With approval of the proposed LCPA No. 23-003, ZMA No. 18-001, VAR Nos. 21-001, 21-002,
21-003), and SPR No. 18-044, the project has been determined to be consistent with all applicable
MMC standards. The CUP shall only take effect if the ZMA is adopted and the LCPA is certified.

1. A residential care facility for the elderly is a conditionally permitted use within the
CC zone pursuant to MMC Section 17.24.030(I). The intended purpose of the facility is to provide
assisted senior living. Upon certification of the requested LCPA and ZMA, the subject property
will have a CC land use designation and zoning. The use would comply with all applicable
provisions of MMC Title 17 (Zoning). The project has been reviewed and conditioned for
conformance by the Planning Division, City Biologist, Building Safety Division, City
Environmental Health Administrator, City Public Works Department, City geotechnical consultant
reviewers, WD29, and the LACFD. Based on submitted documentation, project plans and site
investigation, the project, with required conditions of approval, complies with all applicable
provisions of the MMC and the LCP subject to the associated amendments to the MMC and the
LCP.

2. The residential care facility for assisted senior living is a commercial use with an
anticipated overnight total of four guests and two employees. The subject property is adjacent to
commercial uses and in proximity to residential uses within a commercial zone. All operations will
be conducted indoors, except for guests and employees occupying the terrace decks for passive
recreation, and the nature of the use as a residential care facility is not expected to create substantial
noise. As such, the use would be compatible with the types of activities commonly occurring in
the CC zone, as well as the residential, retail commercial, and visitor serving neighborhoods
surrounding the property, and would not impair the integrity and character of the CC zone.
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3. The subject site is physically suitable for the type of land use proposed. The proposed
care facility is small in terms of square footage of building (3,791 sf including the garage and
basement) and in anticipated number of occupants (four guests and two employees overnight). The
subject property is small, totaling 0.27 acre, and portions contain steep slopes, limiting
development. To create a building pad feasible for a commercial development with limited
developable land area, and in consideration of the adjacent hillsides and ESHA, variances are
required for wall heights due to the proximity to ESHA and placement of structures on steep slopes.
An SPR for building height is also required to create sufficient facility area to accommodate the
use, given the small footprint of building that is feasible. As such, the facility is sized in
consideration of the limited developable area of the parcel. The project meets all other
development standards of the LCP and MMC, including density, number of stories, yard setbacks,
square footage of development, FAR, amount of parking, amount of landscaping, and amount of
open space.

4.  The residential care facility for assisted senior living is a commercial use with an
anticipated overnight total of four guests and two employees. The subject site is vacant, adjacent
to commercial uses, and in proximity to residential uses. Therefore, it is compatible with the
surrounding neighborhood uses. The subject property is adjacent to ESHA and natural hillsides on
the north, and vacant hillside areas to the east and west. All operations will be conducted indoors,
except for guests and employees occupying the terrace decks for passive recreation. The terrace
decks are sited to provide views to the south for the residents, and so located on the south of the
building, and wrapping along the building sides. Activity will be focused away from the ESHA
and steep slope to the north, with a retaining wall constructed along the northern site perimeter
with landscaping above and behind the wall to provide a buffer between the building and offsite
sensitive areas.

5. Although the proposed use is a residential facility, as it is for assisted senior living, it
is still considered a commercial use. On the south, the property is bordered by the back of a retail
commercial center that fronts PCH. There is one large parcel each to the west and east, both of
which are vacant and undeveloped adjacent to the property but contain commercial development
further away from the proposed development site. To the north are vacant lands zoned for rural
residential use, including some with ESHA. Further to the west, beyond the neighboring parcel,
are single-family and multi-family residential uses in commercial zones. Because the proposed use
is commercial with residents, it is compatible with the existing mix of commercial and residential
uses occurring in commercial zones. The proposed building is oriented to take advantage of
southerly views to the ocean with the terraced decks, and to limit activity on the north where the
steep hillsides and ESHA are located. The northern portion of the property would contain a
retaining wall with landscaping above and behind to provide a buffer between the building and
offsite areas. Therefore, the proposed use is compatible with existing and future land uses within
the CC zone and general area.

6. The proposed development has been analyzed by the Planning Division, City
Biologist, City Environmental Health Administrator, City Public Works Department, City
geotechnical consultant reviewers, WD29, and the LACFD to ensure adequate and safe water,
sanitation, and public utilities and services. The applicant is not proposing solar panels or other
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similar solar facilities as part of the project, and the roof design will not prohibit future location of
solar panels. Given the location of the proposed development site adjacent to undeveloped areas
and north of a retail shopping center parking lot, there are no other uses in the immediate area for
which the project could affect solar access.

There are not expected to be any adverse impacts on public or private views resulting from the
project. Based on project plans, including photo simulations prepared by the applicant, story pole
placement, and staff site visits, views to the proposed development site from PCH will be slightly
visible from the east and west, although mostly blocked by existing development along PCH. At
the driveway of the retail shopping center fronting PCH, just south of the proposed development
site, there will be a view directly north to the proposed 1,792 st two-story building as there is no
building to block the view. The two-story building will be 24-feet-high, which is the maximum
allowed for a flat roof with approval of an SPR. The remainder of the proposed building square
footage will be in the at-grade garage and basement. Views of the tall retaining walls, with approval
of VARs, on the northern and western portions of the site will be obscured by the facility building
or by the hillside itself (as viewed from the west). The tallest retaining wall which reaches up to
24-feet-high will be constructed as soil nail, resembling natural rocks and so blending into the
hillside. Conditions of approval will ensure the project, including other walls onsite, will be
designed with colors to visually blend with the natural hillside environment. The project site is not
on a ridgeline but set within the hillside, similar to other development along this same stretch of
PCH.

7. Public access is available to serve the project. Access to the property is via an existing
20-wide paved driveway leading to PCH. The project has legal access to the driveway via an
easement. TheL ACFD has approved the fire access plan for the project site, which includes an
onsite driveway and fire truck turnaround area.

8.  As described in SECTION 4, the proposed use is consistent with the relevant goals
and policies of the General Plan to promote commercial uses and structures in harmony with the
rural residential character and the natural environment of the community, particularly Land Use
Element Policies 5.3, 5.4, 5.5, 5.6, and 5.7. The project application includes requests for an LCPA
and ZMA, and upon the LCPA’s certification, the LCP land use designations and zoning and the
City’s Zoning Map for the property will be consistent with the current General Plan land use
designation of CC.

9.  The project complies with all applicable requirements of state and local law and is
conditioned to comply with any relevant approvals, permits and licenses from the City of Malibu
and other related agencies, such as the LACFD. Construction of the proposed improvements will
comply with all building code requirements and will incorporate all recommendations from
applicable City agencies and project consultants. The project application includes requests for an
LCPA and ZMA, and upon the LCPA’s certification, the LCP land use designations and zoning and
the MMC zoning for the property will be consistent with the current General Plan land use
designation of CC, in accordance with State law. Based on review of the project plans and
associated technical reports by City geotechnical consultant reviewers, LACFD, City Public Works
Department, and the City Environmental Health Administrator, these specialists determined that
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adverse impacts regarding health and safety related to the proposed development are not expected.
The project, as conditioned, will incorporate all recommendations contained in the applicable
technical reports and identified by the City and County reviewers. The Building Safety Division
consulting structural engineer has confirmed the design of the 24-foot-high retaining wall is
acceptable on a conceptual basis.

10. The proposed use will not be detrimental to the public interest, health, safety,
convenience, or welfare. Based on review of the project plans and associated technical reports by
City geotechnical consultant reviewers, LACFD, City Public Works Department, and the City
Environmental Health Administrator, these specialists determined that adverse impacts regarding
health and safety related to the proposed development are not expected. The project, as
conditioned, will incorporate all recommendations contained in the applicable technical reports
and identified by the City and County reviewers. The Building Safety Division consulting
structural engineer has confirmed the design of the 24-foot-high retaining wall is acceptable on a
conceptual basis. The project complies with all applicable requirements of State and local law.
Construction of the proposed improvements will comply with all building code requirements and
will incorporate all recommendations from applicable City and County agencies and project
consultants.

The project application includes requests for an LCPA and ZMA, and upon the LCPA’s
certification, the LCP land use designations and zoning and the City’s Zoning Map for the property
will be consistent with the current General Plan land use designation of CC, in accordance with
State law. The “residential care facility for the elderly” is a conditionally allowed use in the CC
zone subject to a CUP.

11. Project geotechnical and engineering reports and addenda evaluate site-specific
conditions and include recommendations to address any pertinent issues. Potential hazards
analyzed include geologic, seismic and fault rupture, liquefaction, landslide, groundwater, wave
uprush and tsunami, and flood and fire hazards. Based on review of the project plans and
associated geotechnical reports by City geotechnical consultant reviewers, LACFD, City Public
Works Department, and the City Environmental Health Administrator, these specialists determined
that adverse impacts to the project site related to the proposed development are not expected. The
project, including the OWTS, will neither be subject to nor increase the instability of the property
from geologic, flood, or fire hazards. 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. As such, the proposed project would not
increase instability of the site or structural integrity from geologic, flood, or any other hazards.
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SECTION 7. Planning Commission Action.

Based on the foregoing findings and evidence contained within the record, the Planning
Commission hereby adopts Resolution No. 26-07 recommending that the City Council determine
that the project is exempt from CEQA, adopt LCPA No. 23-003 and ZMA No. 18-001, and approve
CDP No. 18-038, VAR Nos. 21-001, 21-002, and 21-003, SPR No. 18-044, and CUP No. 19-002,
subject to the following conditions.

SECTION 8. 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. The approved scope of development includes:

a. Demolition of a remnant portion of a foundation and a one-foot retaining wall;

b. Construction of a 1,792 sf, 24-foot tall, two-story residential care facility for assisted
senior living with a 1,194 sf basement, and 805 sf four-car garage attached to the
residential care facility;

c. Installation of a new OWTS, including a 3,634-gallon septic tank;

d. New landscaping, terrace decks, and hardscape, including an extension of the existing
driveway and new fire truck turnaround;

e. 1,615 cubic yards (cy) of exempt and 74 cy of non-exempt grading; and

f. Retaining and impact walls.

The project’s discretionary requests consist of the following:

a.

LCPA No. 23-003 to change the land use designation and zoning from CN to CC in the
LCP (map change only; no text);

ZMA No. 18-001 to change the zoning from CN to CC in MMC Title 17 (Zoning) (map
change only; no text);

CDP No. 18-038 to authorize the scope of development listed above;

VAR No. 21-001 for retaining wall height up to 24 feet associated with the driveway
and integral to the structure to exceed six feet for a single wall or up to 12 feet for a
combination of walls, and for the construction of a second 11-foot-tall impact wall in
the side yard setback exceeding the maximum allowed six-foot height (for portions
within the side yard setback);



Resolution No. 26-07
Page 31 of 49

e. VAR No. 21-002 for construction on slopes steeper than 2.5 to 1;

f. VAR No. 21-003 for development in the onsite ESHA buffer and offsite fuel
modification in the ESHA and ESHA bulffer;

g. SPR No. 18-044 for building height to exceed the maximum allowed 18 feet, up to 24
feet for a flat roof; and

h. CUP No. 19-002 for a residential care facility for the elderly in the CC zoning district
to provide assisted senior living for up to four guests with facility staff/caretakers.

Except as specifically changed by conditions of approval, the proposed development shall
be constructed in substantial conformance with the approved scope of development, as
described in Condition No. 2 and depicted on plans on file with the Planning Division
(Architectural dated September 25, 2023, Civil dated November 10, 2025, and Landscape
dated August 4, 2023). In the event project plans conflict with any condition of approval,
the condition shall take precedence.

The applicant shall digitally submit a complete set of plans to the Planning Division for
consistency review and approval prior to plan check and again prior to the issuance of any
building or development permits.

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. For purposes of this condition, the
CDP shall become effective on the date that the CCC appeal period is exhausted or in the
event of an appeal, on the date when the appeal is decided by the CCC or the date when
the appeal is withdrawn by the appellant. The CCC’s appeal period will commence upon
receipt of the City’s issuance of a Notice of Final Action on the CDP that will be issued
following the certification of the LCPA by the CCC. 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.

Approval of ZMA No. 18-001 and CUP No. 19-002 shall extinguish if the LCPA is not
certified by the CCC, as described in Condition No. 5.

Approval of the project, including CDP No. 18-038, VAR No. 21-001, VAR No. 21-002,
VAR No. 21-003, SPR No. 18-044, CUP No. 19-002, and ZMA No. 18-001 is not valid
until LCPA No. 23-003 is certified by the California Coastal Commission as described in
Condition No. 5.

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

All development shall conform to requirements of the City of Malibu Environmental
Health Administrator, City Biologist, City geotechnical consultant reviewers, City Public
Works Department, WD29, and LACFD, as applicable. Notwithstanding this review, all
required permits shall be secured.
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Minor changes to the approved plans or the conditions of approval may be approved by the
Community Development 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.

Pursuant to LIP Section 13.20, development pursuant to an approved CDP shall not
commence until the CDP is effective. See Condition No. 5 for the effective date of CDP
No. 18-038.

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

The property owner shall comply with all provisions of the MMC and LIP, inclusive of the
VARs, SPR, and CUP approved for the project.

Site Specific Conditions

14.

15.

16.

17.

18.

19.

20.

Construction fencing shall be placed within five feet of the limits of grading. Construction
fencing shall be installed prior to the beginning of any construction and shall be maintained
throughout the construction period to protect the sensitive habitat areas adjacent to the site.

The plant palette for the Final Landscape Plan, including the onsite area above the portion
retaining wall on the northern portion of the site, shall include native species, as acceptable
to the LACFD Fuel Modification Unit, to be approved by the City Biologist prior to
Building and Safety plan check review.

The plant species artemisia californica shall be excluded from the plant palette for the
Final Landscape Plan submitted prior to Building and Safety plan check review due to its
listing as “Undesirable Plants/Target Species” in the Plant Selection Guidelines by Zone
(LACFD).

The project shall comply with all requirements and conditions of the LACFD.

The applicant shall submit a certificate of compliance application and obtain approval of
the certificate of compliance by the City Public Works Department to confirm that the
property is a legal lot prior to the City Council consideration of the LCPA, ZMA, and other
project entitlements.

No signage is permitted under this application. Any proposed signage shall be submitted
and approved by the Planning Division prior to installation of any sign.

The owner/operator of the facility shall submit to the Planning Division annually all
required permits to operate a residential care facility as a commercial use.
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Cultural Resources

21.

22.

23.

Initial earth disturbing activities into the first three feet of native soil shall be monitored by
a qualified archaeologist and Native American monitor approved by the Community
Development Director. Should intact deposits be encountered, the archaeologist or cultural
resources monitor may halt or redirect grading until the resources are evaluated. If
determined by the field archaeologist or monitor in consultation with the Community
Development Director that the resources are potentially significant, a Phase 2 study shall
be required.

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.

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.

Outdoor Lighting

24.

25.

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.

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

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.

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

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

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.

Fencing and Walls

31.

32.

The height of walls shall comply with LIP Section 3.5.3(A) and LIP Section 8.3(D) with
the exception of the height authorized by VAR No. 21-001 for the retaining wall along the
north side of the site exceeding six feet in height up to 24 feet in height, and the impact
wall along the west side of the site exceeding six feet in height up to 11 feet, 4 inches.

No fencing is proposed as part of the project; therefore, no new fencing is permitted as part
of this project.

Construction/Framing

33.

34.

35.

36.

The applicant shall submit a copy of a Construction Management Plan to the Community
Development Department. The Construction Management Plan shall include a dedicated
parking location for construction workers and storage of construction material. Prior to
permit issuance, the Construction Management Plan must be acceptable to the Community
Development Director and, if applicable, to the Building Official and Public Works
Director.

A construction staging plan shall be reviewed and approved by the Building Official prior
to final plan check submittal.

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.

Construction management techniques, including minimizing the amount of equipment used
simultaneously and increasing the distance between emission sources, shall be employed
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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.

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.

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 Division for review and
sign off on framing.

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.

Construction/Demolition

40.

41.

42.

Prior to demolition activities of the existing retaining wall and remnant foundation, the
applicant shall receive Planning Division approval for compliance with conditions of
approval.

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.

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 Division. The Affidavit shall indicate the
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agreement of the applicant to divert at least 65 percent (in accordance with CalGreen) of
all construction waste from the landfill.

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.

No demolition permit shall be issued until building permits are approved for issuance.

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.

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.

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

Colors and Materials

48.

49.

The project is visible from a scenic road, 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
Community Development 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.

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 Community Development Director and clearly
indicated on all grading, improvement and/or building plans.

Fuel Modification

50.

The project shall receive LACFD approval of a Final Fuel Modification Plan prior to the
issuance of final building permits.
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Biology/Landscaping

51.

52.

53.

54.

55.

56.

57.

58.

59.

Except as permitted pursuant to the provisions in LUP policies 3.18 and 3.20, throughout
the City of Malibu, development that involves the use of pesticides, including insecticides,
herbicides, rodenticides or any other similar toxic chemical substances, shall be prohibited
in cases where the application of such substances would have the potential to significantly
degrade Environmentally Sensitive Habitat Areas or coastal water quality or harm wildlife.
Herbicides may be used for the eradication of invasive plant species or habitat restoration,
but only if the use of non-chemical methods for prevention and management such as
physical, mechanical, cultural, and biological controls are infeasible. Herbicides shall be
restricted to the least toxic product and method, and to the maximum extent feasible, shall
be biodegradable, derived from natural sources, and used for a limited time.

Prior to final Planning inspection or other final project sign off (as applicable), the applicant
shall submit to the Community Development Director for review and approval a certificate
of completion in accordance with MMC Chapter 17.53 and Chapter 9.20. 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 17.53
and Chapter 9.20.

No portion of the project development shall be placed within the protected zone of a
protected native tree.

No trees or shrubs shall be planted where any portion of the plan is situated within five feet
of any structure.

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

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

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

Construction fencing shall be placed within five feet of the southern limits of grading.
Construction fencing shall be installed prior to the beginning of any construction and shall
be maintained throughout the construction period to protect the site’s sensitive habitat
areas.

The landscape and fuel modification plan has been conditioned to protect natural resources
in accordance with the Local Coastal Program. All areas shall be planted and maintained
as described in the landscape and fuel modification plan. Failure to comply with the
landscape conditions is a violation of the conditions of approval for this project.
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All open areas not used for buildings, driveways, parking areas, or walkways shall be
attractively landscaped and maintained in accordance with a landscape plan, with native
plant species, to the satisfaction of the Community Development Director.

Native species of the Santa Monica Mountains, characteristic of the local habitat, shall be
used on graded slopes or where slope plantings are required for slope stabilization, erosion
control, and watershed protection. Plants should be selected to have a variety of rooting
depths. A spacing of 15 feet between large woody (>10-foot canopy) shrubs is
recommended by the LACFD. Lawns are prohibited on slopes > 5 percent.

Slope planting measures such as contour planting and terracing or other techniques shall
be incorporated on slopes to interrupt the flow and rate of surface runoff to prevent surface
soil erosion.

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

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 off by the Building Safety Division.

Prior to a final plan check approval, the property owner/applicant must provide a landscape
water use approval from the Los Angeles County WD29.

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.

Vegetation in excess of six feet in height shall not obstruct the primary view of existing
residences located within a 1,000-foot radius at any given time (given consideration of its
future growth).

Plantings required for fuel modification, must be native, drought-tolerant species and shall
blend with the existing natural vegetation and natural habitats on the site.

Any site preparation activities, including removal of vegetation,, grading, and excavation
between February 1 and September 15 will require nesting bird surveys by a qualified
biologist at least five days prior to initiation of such 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 nesting bird surveys shall be submitted to the City within two business days
of completing the surveys.
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Earthmoving shall be scheduled only during the dry season from April 1 through October
31. If it becomes necessary to conduct earthmoving activities from November 1 through
March 31, a comprehensive erosion control plan shall be submitted to the City Biologist
for approval prior to the issuance of a grading permit and implemented prior to initiation
of vegetation removal and/or earthmoving activities.

Grading and/or demolition shall be scheduled only during the dry season from April 1 —
October 31. If it becomes necessary to conduct grading activities from November 1 —
March 31, a comprehensive erosion control plan shall be submitted for approval prior to
issuance of a grading permit and implemented prior to initiation of vegetation removal
and/or grading activities.

The use of wood chips and shredded rubber is prohibited anywhere on the site. Flammable
mulch material, including shredded bark, pine needles, and artificial turf, are prohibited
between zero and five feet of a structure. Non-continuous use of flammable mulch
(excluding wood chips and shredded rubber) is allowed between 5 and 30 feet from the
eave/overhang of a structure with limited application areas. Any mulch materials
(excluding wood chips and shredded rubber) are allowed 30 feet or more from a structure
with no limitation on application area.

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. Up-lighting is prohibited.

Pursuant to LIP Section 4.8.1, all new development shall include mitigation for
unavoidable impacts to Environmentally Sensitive Habitat Area (ESHA) from the removal,
conversion, or modification of natural habitat for new development, including required fuel
modification and brush clearance. Prior to Final Plan Check the applicant shall provide
accurate area ESHA permanent impacts resulting from the development footprint and/or
Fuel Modification Zones A and/or B) to ESHA and the area of partial impacts (Fuel
Modification Zone C). One of the following three Habitat Impact Mitigation methods shall
be required: (1) habitat restoration; (2) habitat conservation; or (3) in-lieu fee for habitat
conservation. Prior to Final Plan Check the applicant shall provide either a detailed
restoration plan, a habitat conservation plan, or evidence of payment of in lieu fees to the
Santa Monica Mountains Conservancy.

Grading/Drainage/Hydrology (Public Works)

75.

76.

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

The non-exempt grading for the project shall not exceed a total of 1,000 cubic yards, cut
and fill.
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A grading and drainage plan containing the following information shall be approved and
submitted to the Public Works Department prior to the issuance of grading permits for the

project.

a.
b.

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
and a total area of disturbance should be shown on this plan. Areas disturbed by
grading equipment, areas disturbed for the installation of the septic system, and
areas disturbed for the installation of the detention system beyond the limits of
grading 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;

If the property contains rare, endangered, or special status species as identified in
the Biological Assessment, this 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; and

Private storm drain systems shall be shown on this plan. Systems greater than 12-
inch diameter shall also have a plan and profile for the system included with the
grading plan.

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:

a.

Is located within or adjacent to ESHA, or

b. Includes grading on slopes greater than 4 to 1.

C.

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.

The Building Official may approve grading during the rainy season to remediate hazardous
geologic conditions that endanger public health and safety.

Exported soil from a site shall be taken to the Los Angeles 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.

Prior to the approval of any grading or drainage permit, the applicant shall submit a PDF
of the final plans to the Public Works Department. If there are further modifications to the
plans, the applicant shall provide the City with an updated PDF.
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The developer’s consulting engineer shall sign the final plans prior to the issuance of
permits.

A Digital drawing (AutoCAD) of the project’s private storm drain system, public storm
drain system within 25-feet of property limits, and post-construction BMPS, shall be
submitted to the Public Works Department prior to the issuance of grading or building
permits. The digital drawing shall adequately show all storm drain lines, inlets, outlet, post-
construction BMPs and other applicable facilities. The digital drawing shall also show the
subject property, public or private street, and any drainage easements.

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 on the
site. The WQMP 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 Best Management Practices (BMPs):

b. Source Control BMPs;

c. Treatment Control BMPs that retain on-site Stormwater Quality Design Volume
(SWQDv). Or where it is technically infeasible to retain on-site, the project must
biofitrate 1.5 times the SWQDwv that is not retained on-site;

d. Drainage improvements;

e. A plan for the maintenance and monitoring of the proposed treatment BMPs for the
expected life of the structure;

f. Methods of onsite percolation, site re-vegetation and an analysis for off-site project
impacts;

g. Measures to treat and infiltrate runoff from impervious areas;

h. 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
measure installed during construction prior to the issuance of grading or building
permits; and

i. The WQMP shall be submitted to the Public Works Department and the fee
applicable at the time of submittal for review of the WQMP shall be paid prior to
the start of the technical review. The WQMP shall be approved prior 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 Los Angeles County
Recorder. A certified copy of the WQMP shall be submitted to the Public Works
Department prior to the issuance of the certificate of occupancy.
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A Local Storm Water Pollution Prevention Plan (LSWPPP) shall be provided prior to the
issuance of the Grading/Building permits for the project. This plan shall include and
Erosion and Sediment Control Plan (ESCP) that includes, but is not limited to:

Erosion Controls Scheduling
Preservation of Existing Vegetation
Silt Fence

Sediment Controls Sand Bag Barrier

Stabilized Construction Entrance
Water Conservation Practices
Dewatering Operations

Waste Management Material Delivery and Storage
Stockpile Management

Spill Prevention and Control

Solid Waste Management

Concrete Waste Management
Sanitary/Septic Waste Management

Erosion Controls Scheduling

Non-Storm Water Management

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.

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.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 pre-development and post-development drainage of the site. The SWMP
shall identify the site design and source control Best Management Practices (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 or building permit for this project.

All cut and fill slopes shall be stabilized with landscaping at the completion of final
grading.

The discharge of swimming pool, spa and decorative fountain water and filter backwash,
including water containing bacteria, detergents, wastes, algaecides 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:

a. The discharge water is dechlorinated, debrominated or if the water is disinfected
using ozonation;
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b. There are sufficient BMPs in place to prevent soil erosion; and
c. The discharge does not reach into the MS4 or to the Area of Special Biological
Significance (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
issuance of any permits, the applicant shall indicate the method of disinfection and the
method of discharging.

Geology

91.

92.

All recommendations of the consulting certified engineering geologist or geotechnical
engineer and/or the City geotechnical consultant reviewers 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 consultant
reviewers prior to the issuance of a grading permit.

Final plans approved by the City geotechnical consultant reviewers 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/Onsite Wastewater Treatment System (OWTS)

93.

94.

95.

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

Prior to the issuance of a building permit the applicant shall demonstrate, to the satisfaction
of the Building Official, compliance with the City of Malibu’s onsite wastewater treatment
regulations including provisions of MMC Chapters 15.40, 15.42, 15.44, and LIP Chapter
18 related to continued operation, maintenance and monitoring of the OWTS.

Final OWTS Plot Plan: Prior to final Environmental Health approval, a final OWTS plot
plan prepared by a City Registered OWTS Designer 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 necessary
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setbacks, larger sheets may also be provided (up to a maximum size of 18 inches by 22
inches).

Final OWTS Design Report, Plans, and System Specifications: If the OWTS design and/or
bedroom/drainage fixture unit counts are modified in any way subsequent to the Planning-
stage review, then 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 (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 reports must be signed by a City-registered OWTS Designer, and the plans stamped
by a California Geologist. The final OWTS design report and construction drawings shall
be submitted to the City Environmental Health Administrator with the designer’s wet
signature, professional registration number and stamp (if applicable). The final report must
include a discussion and design capacity for the number of residents and employees/visitors
for a commercial type wastewater discharge from a residential care facility with
employees/visitors.

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, 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
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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). For
OWTS final designs, full-size plans are required for review by the Building Safety
Division and/or the Planning Division.

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

Operations and 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 OWTS.

Maintenance Contract: 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 onsite wastewater disposal system after construction shall be submitted. Only
original “wet signature” documents are acceptable.

Advanced Onsite Wastewater Treatment System 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 Office of the Los Angeles County
Recorder/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
the 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. The certified copy issued by the City of Malibu City
Clerk shall be submitted by the applicant/owner to Environmental Health prior to final
approval by Environmental Health.

Project Geologist/Geotechnical Consultant final approval of the OWTS plan shall be
submitted to the Environmental Health Administrator.

The City Biologist’s final approval shall be submitted to the City Environmental Health
Administrator. The City Biologist shall review the OWTS design to determine any impact
on Environmentally Sensitive Habitat Area.

City of Malibu Public Works final approval of the OWTS plan shall be submitted to the
Environmental Health Administrator.



105.

106.

107.

108.

109.

110.

I11.

Resolution No. 26-07
Page 46 of 49

The City geotechnical consultant reviewers’ final approval of the OWTS shall be submitted
to the City Environmental Health Administrator.

City of Malibu Planning Division final approval of the OWTS plan shall be obtained.

Environmental Health Final Review Fee: A final fee in accordance with the adopted fee
schedule at the time of the final approval shall be paid to the City of Malibu for
Environmental Health review of the OWTS design and system specification.

Operating Permit Application and Fee: In accordance with the MMC, prior to
Environmental Health approval, an application shall be made to the Environmental Health
Office for an OWTS 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.

Traffic-rated Slab Plans: All project traffic related slab 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.

Reference Plans: Reference architectural and grading/drainage plans shall be submitted to
Environmental Health during building plan check review of the proposed OWTS. The
approved plans are for 63 fixture units, four bedrooms and two employees, and a 3,634-
gallon tank.

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.
The final architectural plans must include the location of the OWTS.

Water Quality/Water Service

112.

113.

Prior to the issuance of a building permit, the applicant shall submit an updated Will Serve
Letter from Los Angeles County Waterworks District No. 29 to the Planning Division
indicating the ability of the property to receive adequate water service.

Prior to final inspection (or project sign off, as applicable) by the Planning Division, the
applicant shall demonstrate that all requirements of Los Angeles County Waterworks
District No. 29 have been met, including installation of a meter, if applicable.
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Prior to Occupancy

114.

115.

116.

117.

118.

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

Prior to the issuance of 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.

Prior to a final Building Safety inspection, the applicant shall provide a Recycling
Summary Report (Summary Report) and obtain the approval from the Environmental
Sustainability Department. Applicant must provide haul tickets and diversion information.
The final Summary Report shall designate the specific materials that were land filled or
recycled and state the facilities where all materials were taken.

The applicant shall request a final Planning Division inspection prior to final inspection by
the City of Malibu Building Safety Division. A Certificate of Occupancy shall not be
issued until the Planning Division has determined that the project complies with this coastal
development permit. A temporary Certificate of Occupancy may be granted at the
discretion of the Community Development 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.

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.

Conditional Use Permit

119.

120.

The Planning Division shall inspect the property (as needed) after approval of the CUP to
verify compliance with the conditions of approval.

The CUP may be reviewed by the Community Development Director (or designee) and/or
Planning Commission on an as-needed basis at the discretion of the Community
Development Director (or designee) or Planning Commission. Should it be determined that
areview is required, the property owners shall pay the Planning Division site inspection fee
in effect at the time of request for a site inspection. A planner will conduct a site visit to
verify compliance with the provisions set forth in this resolution. If necessary, the
Community Development Director (or designee) will determine whether the CUP may be
brought back to the Planning Commission for additional conditions to mitigate and/or
prevent nuisances that were identified during the site inspection or made aware of by
members of the public.
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A CUP that is valid and in effect and was granted pursuant to the provisions of the MMC,
shall run with the land and continue to be valid upon change of ownership of the land or
any lawfully existing building or structure on the land, unless as otherwise invalidated by
Condition Nos. 122 or 123.

The CUP shall no longer be valid and in effect with the demolition of all buildings.

The CUP may be revoked if the Planning Commission finds that one or more of the
following conditions exists:
a. The CUP was obtained in a fraudulent manner.
b. The use for which the CUP was granted has ceased or was suspended for at least
six successive calendar months.
c. One or more of the conditions found within this resolution have not been
substantially met.

The CUP is subject to Planning Commission revocation should the use for which the CUP
was granted cease for six successive calendar months, except in the case of a natural
disaster.

Fixed Condition

125.

126.

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.

The CDP shall run with the land and bind all future owners of the property.

Deed Restrictions

127.

128.

129.

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 Division prior to final planning approval.

The garage area shall be limited to accessory use as defined by the City of Malibu LCP. The
garage area cannot be converted into habitable space at any time in the future. Prior to
issuance of building permits, the application is required to execute and record a deed
restriction to this effect.

Prior to final Planning Division approval, the applicant shall be required to execute and
record a deed restriction reflecting lighting requirements set forth in Condition Nos. 24-30.
The property owner shall provide a copy of the recorded document to the Planning Division
prior to final Planning Division approval.
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SECTION 9. The Planning Commission shall certify the adoption of this resolution.

PASSED, APPROVED AND ADOPTED this 2™ day of February 2026.

ELIZABETH RIDDICK, Planning Commission Chair

ATTEST:

REBECCA EVANS, Recording Secretary

Exhibit A: Amended LCP Land Use Map No. 3
Exhibit B: Amended LCP Zoning Map No. 3
Exhibit C: Amended MMC Title 17 Zoning Map

I CERTIFY THAT THE FOREGOING RESOLUTION NO. 26-07 was passed and adopted by the
Planning Commission of the City of Malibu at the Regular meeting held on the 2™ day of February
2026 by the following vote:

AYES:
NOES:
ABSTAIN:
ABSENT:

REBECCA EVANS, Recording Secretary
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EXHIBIT B
Amended LCP Zoning Map No. 3
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EXHIBIT C
Amended MMC Title 17 Zoning Map
Applies to:
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Planning Commission
Meeting
12/16/25

Commission Agenda Report Ist‘;)m

To: Chair Riddick and Members of the Planning Commission
Prepared by: Allison Cook, AICP, Contract Planner
Reviewed by: Joseph Smith, AICP, Contract Principal Planner

Approved by: Yolanda Bundy, MS, PE, CBO, CFCO Community Development
Director and Tyler Eaton, Assistant Community Development Director

Date prepared: = December 4, 2025 Meeting Date: December 16, 2025

Subject: Local Coastal Program Amendment No. 23-003, Zoning Map
Amendment No. 18-001, Coastal Development Permit No. 18-038,
Variance Nos. 21-001, 21-002, and 21-003, Site Plan Review No. 18-
044 and Conditional Use Permit No. 19-002 — An application to change
the land use designation and rezone the property from Commercial
Neighborhood to Community Commercial and construct a two-story
1,792 square foot residential care facility for assisted senior living with
an_additional 1,194 square-foot basement and 805 square-foot
attached four-car garage, onsite wastewater treatment system,
retaining walls, landscaping, and associated development; including
variances for retaining wall not to exceed 24 feet in height and impact
wall not to exceed 11 feet in height, construction on slopes over 2.5:1,
and development and fuel modification into ESHA and ESHA buffer, a
site plan review for structure height above 18 feet not to exceed 24 feet,
and a conditional use permit to allow a residential care facility for the
elderly in the Community Commercial zone

Location: 22549 Pacific Coast Highway, within the appealable
coastal zone

APN: 4452-023-003

Owner: Anita Kundi

RECOMMENDED ACTION: Either 1) adopt Planning Commission Resolution No. 25-90
(Attachment 1) recommending the City Council determine that the project is exempt from
the California Environmental Quality Act (CEQA), adopt Local Coastal Program
Amendment (LCPA) No. 23-003 to change the land use designation and zoning
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designation from Commercial Neighborhood (CN) to Community Commercial (CC) in the
Local Coastal Program (LCP) Land Use Plan (LUP) and Local Implementation Plan (LIP),
adopt Zoning Map Amendment (ZMA) No. 18-001 to change the zoning of the property in
Title 17 (Zoning) of the Malibu Municipal Code (MMC) from CN to CC, approval of Coastal
Development Permit (CDP) No. 18-038 to construct a new two-story 1,792 square-foot (sf)
residential care facility for assisted senior living with an additional 1,194 sf basement and
805 sf attached four-car garage, driveway, fire truck turnaround area, landscape,
hardscape, terrace decks, grading, retaining walls, site walls, and an onsite wastewater
treatment system (OWTS); including Variance (VAR) No. 21-001 for retaining wall and
impact wall heights above six feet for a single wall, VAR No. 21-002 for construction on
slopes steeper than 2.5 to 1, VAR No. 21-003 for development in Environmentally
Sensitive Habitat Area (ESHA) buffer and fuel modification in ESHA and ESHA buffer, Site
Plan Review (SPR) No. 18-044 for construction over 18 feet up to a maximum height of
24 feet for a flat roof, and approval of Conditional Use Permit (CUP) No. 19-002 to allow
a residential care facility for the elderly use in the CC zone for a property located at 22549
PCH (Anita Kundi) or 2) direct staff to return with a resolution consistent with the Planning
Commission’s decision.

DISCUSSION: This report is a “no recommendation” report and provides a project
overview, a summary of surrounding land uses, a description of the project scope, an
analysis of the project’s consistency with applicable provisions of the LCP, MMC, and
General Plan, and environmental review pursuant to CEQA. Although the staff does not
have a recommendation on the proposed project, all alternatives have been explored and
are examined within this report. The project before the Planning Commission is the
proposal of the applicant after working through all of the code requirements with staff. If
the project is to be constructed as proposed, the requested variances are necessary. The
Planning Commission can determine if the analysis contained herein demonstrates the
project is consistent with the LCP, MMC, and General Plan, inclusive of the discretionary
requests.

Project Overview

The proposed project is a four-bedroom residential care facility that would provide assisted
senior living for up to four guests in two double-occupancy bedrooms. Two additional
single-occupancy bedrooms would be occupied by facility staff/caretakers. The facility
would also include two great rooms, a kitchen, bathroom facilities, laundry facility, lobby,
and outdoor terraces. The facility includes a two-story building with a basement and
attached four-car garage.

The proposed scope of development is as follows:

a. Demolition of a remnant portion of a foundation and a one-foot retaining wall;
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b. Construction of a 1,792 sf, 24-foot tall, two-story residential care facility for assisted

senior living with a 1,194 sf basement and 805 sf four-car garage attached to the

residential care facility;

Installation of a new OWTS, including a 3,634-gallon septic tank;

. New landscaping, terrace decks, and hardscape, including an extension of the
existing driveway and new fire truck turnaround;

e. 1,615 cubic yards (cy) of exempt and 74 cy of non-exempt grading; and

f. Retaining and impact walls.

Qo

The project’s discretionary requests consist of the following:

a. LCPA No. 23-003 to change the land use designation and zoning from CN to CC in

the LCP (map changes only; no text);

b. ZMA No. 18-001 to change the zoning from CN to CC in MMC Title 17 (Zoning)

(map change only; no text);

CDP No. 18-038 to authorize the proposed scope of development listed above;

. VAR No. 21-001 for retaining wall height up to 24 feet associated with the driveway
and integral to the structure to exceed six feet for a single wall or up to 12 feet for a
combination of walls, and for the construction of a second 11-foot-tall impact wall’
in the side yard setback exceeding the maximum allowed six-foot height (for
portions within the side yard setback);

e. VAR No. 21-002 for construction on slopes steeper than 2.5 to 1;

f. VAR No. 21-003 for development in onsite ESHA buffer and encroachment into

offsite ESHA and ESHA buffer for required fuel modification;
g. SPR No. 18-044 for building height to exceed the maximum allowed 18 feet, up to
24 feet, for a flat roof; and

h. CUP No. 19-002 to allow a residential care facility for the elderly use in the CC
zoning district to provide assisted senior living for up to four guests with facility
staff/caretakers.

Qo

Uncovered outdoor terrace decks would be located on each floor of the building, including
the basement, first floor, and second floor. The proposed basement would be underground
and not daylighting, except for a stairwell and pedestrian access area on the east side of
the building, and three feet of the upper walls of the basement, the latter of which would
be visible on the east, south, and west sides of the building. The three-foot basement
exposure would have windows on the east and west building elevations.

Development would mostly occur on the flatter portion of the property sited in the south
and southwest area where the existing driveway and remnant foundation are located. The
proposed building would be sited approximately 30 feet south of the northern property
boundary, avoiding most of the steepest slopes located on the south facing northern slope
and others in the southeast corner of the property. Given the relatively small size of the

! An “impact wall” is a poured-in-place concrete wall required for geotechnical purposes and intended to prevent mudflow
from an adjacent slope in the event of a slope failure.
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parcel (approximately 0.27 acres) and steep slopes onsite, a portion of the proposed
building, retaining wall, and associated improvements would occur on slopes exceeding
the maximum allowed horizontal foot to vertical foot ratio of 2.5 to 1. The applicant is
requesting a variance for construction on slopes steeper than 2.5to0 1, up to 1 to 1.

To create the requested building pad, the steep slope along the northern and northeastern
part of the parcel would need to be retained. Given the height of the slope, the applicant
is requesting a variance for a retaining wall exceeding the maximum allowed six-foot height
limit. The retaining wall would range from 11 to 24 feet high, including a portion of the wall
that would be integral to the structure. A six-foot high retaining wall would be constructed
at the southeast corner of the building pad and a 1.5-foot-high wall would be constructed
near the fire truck turnaround south of the proposed building. An existing five-foot tall
retaining wall near the driveway entry to the property would remain.

Additionally, a poured-in-place concrete impact wall up to 11 feet in height is required for geotechnical
purposes and proposed along the western edge of the property, with portions extending in the required side
yard setback. The purpose of this wall is to prevent mudflow from the adjacent slope in the event of a slope
failure. The variance request incorporates the proposed 11-foot wall height within the otherwise required
six-foot height limit in the side yard setback.

As the property is in a commercial zone, the LIP’s commercial development standards in
LIP Section 3.8 would apply. Accordingly, building square footage is regulated by Floor
Area Ratio (FAR) versus Total Development Square Footage (TDSF) which is used for
residential development. The proposed FAR is 0.148 in compliance with the LIP’s
maximum of 0.15 for commercial development. Pursuant to the definitions of “Floor Areas,
Gross” and “Floor Area Ratio” in LIP Section 2.1, areas that qualify as below-ground
structures (e.g., basements) and interior parking areas (e.g., garages) are exempt from
the FAR calculation.

Given the relatively small size of the parcel and its proximity to offsite ESHA, approximately
60 percent of the property (including the proposed building location) is within 100 feet of
the offsite ESHA and, therefore, is located in the ESHA buffer. The applicant is requesting
a variance to construct the project in the onsite ESHA buffer, and to encroach into offsite
ESHA and ESHA buffer for required fuel modification. Pursuant to the ESHA development
standards in LIP Section 4.7.1, the project’s allowable development area is limited to 25
percent of the total lot size, which calculates to 3,020.25 sf. The project proposes a
development area of 3,016 sf and is in compliance with the LIP’s ESHA development
standards. The proposed development area consists of the building pad, graded areas, all
structures, and parking areas. Consistent with the LIP, the proposed driveway extension
and fire truck turnaround area are excluded from the development area limitation.

A small flat pad currently exists onsite, approximately 6,000 square feet in size. The

applicant is requesting to extend the pad via the proposed grading and retaining walls to
to accommodate the fire department turnaround and site access. As mentioned above,
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the site’s development area is limited to 3,016 sf with the exclusion of the driveway and
fire department turnaround.

Figure 1 — Proposed Site Plan
Mg

NIV

Source;AppIiéant Plans

Proposed grading consists of 2,083 cubic yards (cy) of cut and 516 cy of fill. This includes
74 cy of non-exempt grading, with 1,567 cy of soil to be exported and none imported,
pursuant to the Total Yardage Verification Certification data required by the City.

Site stormwater drainage would be conveyed by a series of V-ditches along the top of the
northernmost retaining wall, and along the sides of the property, entering onsite riprap
energy dissipators with drainage inlets. The remainder of the property would drain by sheet
flow to match the existing site conditions. The OWTS would be located in the driveway
west of the building entrance.

Landscaped planters are proposed along the perimeter of the development, and in limited
areas directly adjacent to the building. Most landscaping would occur on the slope north
of the proposed retaining wall and the area south of the building and east of the driveway
entry. The proposed plant palette is composed mostly of non-native species.
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On February 9, 2022, the City Biologist determined that review by the Environmental
Review Board (ERB) was required for the project, as the project has the potential to impact
special status biological resources through Fuel Modification Zones B and C
encroachment into ESHA. The ERB reviewed the project on June 7, 2023. Attachment 5
provides a summary of the ERB comments and applicant and staff responses. In response
to the ERB’s review of the project and in consideration of the nearby ESHA, should the
Commission recommend project approval, a condition of approval is recommended by the
ERB that all onsite landscaped areas incorporate native species, as acceptable to the Los
Angeles County Fire Department (LACFD) Fuel Modification Unit. The City Biologist also
determined that the applicant is required to provide mitigation for habitat impacts
associated with project fuel modification into ESHA, which could potentially occur outside
of the subject parcel. The mitigation requires that prior to final Building Safety plan check
approval, the applicant would be required to provide either a detailed restoration plan, a
habitat conservation plan, or evidence of payment of in-lieu fees to the Santa Monica
Mountains Conservancy. If the Commission recommends project approval, the ERB and
City Biologist’s conditions of approval are included in Attachment 1.

Project Setting and Surrounding Land Uses

The property is a vacant 12,081 sf (0.27 acre) site located east of Sweetwater Canyon
Drive and west of Carbon Beach Terrace, on the inland side of PCH behind a 1.81-acre
parcel developed with commercial use located at 22601 PCH (see Figure 1). The subject
property is an irregularly shaped parcel with a small and relatively flat building pad with a
remnant building foundation and walls from a prior development. The remnant foundation
and one retaining wall would be demolished to construct the residential care facility, and
one retaining wall would be maintained. Access is currently provided to the proposed
building site via an existing 20-foot-wide concrete driveway that extends from PCH along
the west boundary of the parcel at 22601 PCH and meets the southwest corner of the
subject property. The driveway also provides access to three existing residences further
west of the subject property. No improvements are proposed or required to the existing
portion of the driveway offsite.
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Figure 2 — Project Area Aerial

Source: City GIS

Table 1 — Property Data

Lot Depth 142.95 feet

Lot Width 76.12 feet

Gross Lot Area 12,081 square feet (0.27 acres)
Easements 329 square feet

Slopes 1 to 1 and Steeper

210 square feet

Net Lot Area

11,542 square feet (0.26 acres)

Topography on the subject property varies from relatively flat areas to steep hillside.
Slopes range from 4 to 1 up to 1 to 1 or steeper. Approximately half of the property consists
of 4 to 1 slopes (an area of 6,185 square feet), with the remaining portion comprised of
slopes steeper than 2.5 to 1 (an area of 5,315 square feet). Flatter areas are in the center
of the property, where most of the development is proposed, while steeper areas are in
the north and southeast portions of the property. As a result, retaining walls are proposed
near steep slopes to create a flat and buildable area for development.
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The property is located within the Appeal Jurisdiction of the California Coastal Commission
(CCCQC), as depicted on the Post-LCP Certification Permit and Appeal Jurisdiction Map, due
to a 300-foot proximity to a coastal bluff. The coastal bluff is south of PCH. According to
the project geotechnical and geological consultant (TGR Geotechnical, Inc.), the project
site is approximately 336 feet north of the coastal bluff, a far distance away from wave
action, and there are multiple layers of buildings, as well as PCH, between the site and
the beach. Drainage from the property currently directs into the storm drain at the
southeast corner of the neighboring parking structure to the south. Any sediment from the
property is already diverted prior to reaching the ocean.

Since the property is located within the CCC’s appeal jurisdiction, this means that if CDP
No. 18-038 were approved by the City Council, it would be appealable to the CCC.
However, since the project would first require certification of an LCPA in order for the
requested use to be consistent with the LCP’s land use and zoning, the CDP would not
become effective unless and until the CCC’s certification process is complete and the CCC
appeal period has been exhausted. The CCC’s appeal period would commence upon
receipt of the City’s Notice of Final Action. This would be sent to the CCC upon completion
of the LCPA certification process. A condition of approval would be included in the City
Council’s resolution stipulating that the CDP shall not become effective unless and until
the LCPA is certified and the CCC appeal period has been exhausted. This condition is
included in Attachment 1.

A biological assessment prepared for the property by Forde Biological Consultants
(October 2018) confirmed that no ESHA is present on the property and characterizes the
project site as non-native ruderal grassland and disturbed/developed. Because coastal
sage scrub ESHA is prominent offsite to the north, northwest, and northeast of the
property, most of the property and all proposed structures are within the 100-foot ESHA
buffer. The ESHA buffer covers approximately 60 percent of the property (7,344 sf) with
the remaining 40 percent (4,737 sf) of the property’s southern portion outside of the buffer.
No native protected trees are located on the property.
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Figure 3 — Project Site &
Fuel Modification Zones in Relation to ESHA & ESHA Buffer
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Source: Applicant

No trails or park lands are located on or adjacent to the property according to the LCP
Park Lands Map.

Existing and Proposed Land Use Designation and Zoning

The subject property is bordered on the north by a vacant residential parcel in the Rural
Residential, 40-Acre (RR-40) zone, and to the east, west, and south by parcels in the CC,
CN, and Commercial Visitor Serving 1 (CV-1) zones. These parcels are developed along
the PCH corridor with commercial development, while the northerly upslope portions of
these parcels (immediately adjacent to the subject property) are undeveloped and natural
hillsides. Further to the west of the subject property are single-family and multi-family
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residential buildings in the CC zone. Table 2 summarizes the surrounding land uses and
zoning districts.

Table 2 — Surrounding Land Uses & Zoning
Address / APN Size Land Use Zoning
North 4452-025-023 34.85 acres Vacant RR-40
22541 PCH/ Commercial Visitor
East 4452-023-002 1.43 acres Serving CV-1
West / 22601 PCH / 4452- 1.86 acres CC (General Plan) & CN
South 023-004 ' CN (LCP)
Further | 22605 PCH / 4452-
West 023-015 0.45 acres CC CC

Figure 4 — Surrounding Zoning

Source: City GIS

As reflected in Table 3, the subject property is designated CC in the General Plan and CN
in the MMC and LCP.
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Table 3 — Existing and Proposed Zoning and Land Use Designations
| Existing | Proposed | Action
22549 PCH
General Plan Land Use CC - -
MMC Zoning CN CC ZMA 18-001
LCP Land Use & Zoning CN CC LCPA 23-003

The project includes LCPA No. 23-003 to redesignate the land use and zoning of the
property from CN to CC and ZMA No. 18-001 to rezone the property from CN to CC. These
actions would ensure consistency with the General Plan and allow a “residential care
facility for the elderly” as a conditionally permitted use in the CC zone subject to a CUP.

History of Property’s Land Use Designation and Zoning

Based on the Planning Division’s research, the subject property has historically been
inconsistent with its land use designations and zoning within the City’s regulatory
documents. As adopted, the City’s original General Plan and MMC Zoning Map had the
property designated as CN. However, on November 12, 1996, the City Council adopted
Resolution No. 96-079 to correct various land uses in the General Plan on parcels
throughout the City and changed the property’s land use designation to CC. While the
intent was to also update the MMC Zoning Map, the corresponding update never occurred,
and the property remained in the CN zone. As part of the CCC'’s certification of the City’s
LCP in 2002, the LCP Land Use and Zoning Maps designated the property with a CC land
use designation and CC zone. On April 10, 2007, as part of a comprehensive cleanup
amendment, the City Council adopted changes to several land use designations and
zoning citywide for consistency with the City’s Zoning Map. As part of the cleanup
amendment, the land use designation and zoning of the property was changed from CC
to CN in the LCP to match the MMC Zoning Map. However, the change was later found to
be inadvertent as the underlying and correct land use designation of the property was CC
and the property should have remained as CC in the LCP.? Therefore, because the CN
designation in the LCP and MMC Zoning Map are not reflective of the underlying and
correct land use designation of the property, the Planning Division is supportive of the
applicant’s LCPA and ZMA requests. If approved by the City Council, the amendments will
ensure consistency between the General Plan, LCP, and MMC Zoning Map.

2 Circumstances may be similar with the contiguous parcel to the south located at 22601 PCH. However, because the subject
LCPA and ZMA are applicant-initiated amendments, the requested LCPA and ZMA are limited to the subject property at
22549 PCH.
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Existing

The CN land use designation and zone are intended to provide for low intensity commercial
activity emphasizing service to the residents in the surrounding neighborhoods.

COMMERCIAL NEIGHBORHOOD (CN): The CN designation is intended to
provide for low intensity commercial activity such as individual retail and service
uses and cultural and artistic uses emphasizing convenient shopping/service to
the residents in the surrounding neighborhoods. This designation ensures that the
types of uses and intensity of use must be compatible with nearby and adjacent
residential areas. Businesses are generally smaller in floor area than those in other
commercial categories and are located on smaller sites. The maximum Floor to
Area Ratios (FAR) within this category is 0.15. Uses that are permitted and/or
conditionally permitted include the following: medical office, small retail stores,
bakeries, beauty salons and bookstores, small restaurants, nursery schools/day
care facilities, offices, and public open space and recreation.

Proposed

The CC land use designation and zone are intended to provide the resident-serving needs
of the community, including uses such as restaurants, banks, offices and retail.

COMMUNITY COMMERCIAL (CC): The CC designation is intended to provide for
the resident serving needs of the community similar to the CN designation, but on
parcels of land more suitable for concentrated commercial activity. The community
commercial category plans for centers that offer a greater depth and range of
merchandise in shopping and specialty goods than the neighborhood center
although this category may include some of the uses also found in a neighborhood
center. Often a supermarket or variety store functions as the anchor tenant. The
maximum FAR is 0.15. The FAR may be increased to a maximum of 0.20 where
public benefits and amenities are provided as part of the project. Uses that are
permitted and/or conditionally permitted include the following: all permitted uses
within the CN designation, financial institutions, medical clinics, restaurants,
service stations, heath care facilities, offices, and public open space and
recreation.

Local Coastal Program Amendment (LIP Section 19.6)

LCPA No. 23-003 includes an amendment to the certified LUP and LIP. Specifically, the
amendment consists of a map amendment to LCP Appendix 2 Maps to change the existing
land use designation and zoning of the subject property from CN to CC. No change to text
is proposed. In order to amend the LCP, the finding listed below must be made pursuant
to LIP Section 19.6. The Commission may consider, based on evidence in the whole
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record, if the City Council should find the LCPA in conformity with the LCP and the policies
of the California Coastal Act.

Finding 1. The proposed amendments meet the requirements of, and are in conformance
with, the LCP and the policies of Chapter 3 the California Coastal Act.

The project includes a request to amend the LCP’s land use designation and zoning
designation for the parcel from CN to CC on LCP Land Use Map 3 and Zoning Map 3. The
changes are requested for the proposed use of a “residential care facility for the elderly,”
which is a conditionally allowed use in the CC zone but prohibited in the CN zone. The
purpose of the facility is to provide assisted senior living services for up to four guests.
When the LCP was initially certified in 2002, the subject property was designated as CC
in the LCP Land Use Map and Zoning Map but was inadvertently changed to CN in 2007
as part of a subsequent certified LCPA (LCPA No. 05-001). The City’s General Plan
continues to designate the subject property as CC. Changing the subject property back to
CC would re-apply the land use designation and zoning as the originally certified LCP and
ensure consistency with the City’s General Plan designation for the property.

The project could be found consistent with Public Resources Code, Division 20 (California
Coastal Act), Chapter 3 and related LCP LUP policies as follows. Note that further
discussion of consistency with the LIP and specific LIP findings is found in, “LIP
Conformance Analysis” and “LIP Findings” further below in this report.

The project consists of a change in the land use designation and zoning in the LCP from
CN to CC. The allowed uses are similar between the CN and CC, with the purpose of the
CN to provide for low intensity commercial activity emphasizing service to the residents in
the surrounding neighborhood, and the purpose of the CC to provide for the resident
serving needs of the community similar to the CN but on parcels of land more suitable for
concentrated commercial activity. If changed, the subject property is intended to be used
as a residential care facility for assisted senior living. The proposed commercial use of a
‘residential care facility for the elderly” is conditionally allowed in the CC zone subject to a
CUP. It is also consistent with the surrounding commercial land uses and zoning, and
commercial and residential development and use of the area due to its relatively small
development (square footage and land area) and its use as a commercial residence for
assisted senior living.

A residential care facility project is being processed simultaneously with the LCPA via CDP
No. 18-038. The proposed project is in an area with a mix of other one- and two-story
commercial uses, and one-story single-family and two-story multi-family residences further
to the west. The 1.43-acre parcel to the east of the subject property at 22541 PCH has a
5,142-square-foot three-story motel building constructed in 1947 that fronts PCH, while
the portion of the parcel further north and adjacent to the property is natural and
undeveloped. The 1.86-acre parcel at 22601 PCH that borders the subject property on
both the west and south contains a retail shopping center along the property’s south edge
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that fronts PCH. The shopping center consists of a two-story 19,885-square-foot building
constructed in 1991 with a parking lot built into the slope in the rear and on top of the
building. However, the portion of the parcel to the north and adjacent to the subject
property is natural and undeveloped. Further west of the subject property are parcels in
the CC zone with three structures built as residences ranging in size from 713 sf, 879 sf,
and 1,302 sf. To the north of the property is a large vacant parcel zoned RR-40 that is
intended for low-density residential use.

The proposed project consists of a 1,792 sf building with a 1,194 sf basement and an
attached 805 sf four-car garage on a 0.27-acre parcel, which is smaller than the nearby
commercial uses, but larger than the residential uses on commercially zoned land. The
proposed project is similar in height and number of stories to the adjacent retail
commercial center to the south. The type of use, building profile, and the amount of
development is compatible with the neighborhood character. The project is consistent with
Coastal Act Section 30250 by being contiguous with, and in close proximity to, existing
developed areas.

The LCPA could be found consistent with LUP General Policies 5.3, 5.4, 5.5, 5.6, and 5.7,
as the subject property would be considered a legal lot (as conditioned to obtain a
certificate of compliance prior to City Council consideration), could accommodate
adequate off-street parking for a residential care use as required in the LIP, the ERB has
reviewed and made recommendations on the proposed use and development potential,
any impacts to ESHA will be mitigated, and measures to minimize scenic and visual
resource impacts and minimize hazard risks have been incorporated into proposed
development on the property. If the Commission recommends approval of the project, a
condition of approval has been included (Attachment 1) stating that the applicant needs to
apply for and obtain approval of a certificate of compliance for the lot from the Public Works
Department prior to the City Council considering the LCPA, ZMA, and other project
entitlements.

The LCPA could be found consistent with Coastal Act Section 30251 as the subject
property could accommodate development that is sited and designed to protect views to
and along the ocean and other scenic coastal areas, and LUP Land Use Policies 6.5 to
6.14 to protect scenic resources. The development area on the property is at the base of
a hillside on the flatter portion of the property and behind existing commercial
development. As a result, public views of the development area from designated scenic
roads (PCH) and any other public viewing areas are not anticipated to be adversely
impacted by development authorized in the CC zone. Should a structure be constructed
in the development area, limited portions of it would be visible from PCH as one travels
westerly and easterly on the highway; however, most of the structure would be blocked by
existing commercial development between PCH and the subject property. A clearer view
of the development north from PCH would be visible from the driveway to the retail
shopping center that is located just south of the site and fronting PCH, as there is no
building to block the view. Due to the location of the subject property, development of the
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site would not block views to the ocean or other scenic resources as none currently exist
since there are no public viewing areas behind or adjacent to the property.

Coastal Act Section 30253 requires the minimization of adverse impacts. Any future
development authorized in the CC zone would be subject to the hazard policies of the LUP
and could be considered to have been designed, and incorporated measures, to minimize
hazards, particularly those related to fire and geology, and ensure site stability and
structural integrity. Therefore, it could also be considered consistent with LUP General
Development Policies 4.2, 4.5, 4.8, and 4.10 regarding hazards.

Zoning Map Amendment (MMC Section 17.74.050)

Zoning Map Amendment No. 18-001 will change the zoning of the property from CN to
CC. No change to text is proposed. The ZMA is necessary for consistency with the General
Plan, which currently applies a CC land use designation to the property. The ZMA is also
necessary for consistency with the proposed LCPA and will only be approved if the LCPA
is approved, and on the condition that the ZMA only take effect if the LCPA is certified by
the CCC. This is because LIP Section 1.3.1 states that where there is a conflict between
the LCP and General Plan or any other City-adopted plan or ordinance, the LCP shall take
precedence. Therefore, if the LCPA is not certified, then the ZMA will not be effective and
future development would be subject to CN zoning (even though the General Plan land
use designation remains CC).

The ZMA is consistent with the objectives, policies and general land uses in the General
Plan as the property currently has a CC land use designation in the General Plan. The
ZMA will allow the MMC to be amended and be consistent with the current General Plan
and the amended LCP zoning map (LCPA No. 23-003) and is only corollary of that action.
Based on the above discussion, the amendment is consistent with the following General
Plan Land Use (LU) Element policies:

e LU Policy 2.1.3: The City shall proportion commercially zoned properties based on
community need.

e LU Policy 4.4.1: The City shall encourage establishment and continued operation of
small neighborhood and community serving businesses.

e LU Policy 6.1.1: The City shall use development standards and procedures that protect
the property owners’ reasonable use of their land consistent with the goals and policies
of this General Plan.

e LU Policy 6.1.2: The City shall allow a parcel legally created and existing as of March

26, 1993, regardless of size, to be used for any purpose permitted by right or, if permits
obtained, any conditionally permitted use, in the zone district in which the parcel is
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situated, provided that such use or any new construction complies with the
requirements of the zoning ordinance.

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 contains provisions to carry out the
policies of the LUP to which every project requiring a CDP must adhere.

There are 14 LIP chapters that potentially apply depending on the nature and location of
the proposed project. Of these, five are for conformance review only and contain 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.

The nine remaining LIP chapters contain required findings: 1) CDP; 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. For the reasons described in this report, only the following chapters
and associated findings are applicable to the project: CDP (including VAR and SPR
findings); ESHA; Scenic, Visual and Hillside Resource Protection; and Hazards.?® These
chapters are discussed in the LIP Findings section of this report.

Additionally, the proposed project is subject to the Landscape Water Conservation
Ordinance (MMC Chapter 17.53) as the project is proposing a new landscape area of two
thousand five hundred (2,500) square feet or more. The project is also subject to the
regulations pertaining to a CUP (MMC Chapter 17.66) as discussed in the MMC Findings
section of this report.

LIP Conformance Analysis

The proposed project has been reviewed by the Planning Division, City Biologist, Building
Safety Division, City Environmental Health Administrator, City Public Works Department,
City geotechnical consultant reviewers, Los Angeles County Waterworks District No. 29
(WD29), and the LACFD (Attachment 3 — Department Review Sheets). The project, as
proposed and with the conditions described in this report, could be found consistent with
all applicable LCP codes, standards, goals and policies, inclusive of the requested LCPA,
VARSs, and SPR.

Zoning (LIP Chapter 3)

The LCP’s land use designation and zoning of the subject property is CN. The applicant
is requesting the LCP land use designation and zone be changed to CC (LCPA No. 23-

3 The Native Tree Protection, Transfer of Development Credits, Shoreline and Bluff Development, Public Access, and
Land Division findings are neither applicable nor required for the proposed project.
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003). The proposed senior assisted residential care facility is a conditionally allowed use
(“residential care facility for the elderly”) in the CC zone subject to a CUP. If the LCPA is
certified, the proposed residential care facility would be in compliance with the LCP.

The project is subject to development and design standards, including for commercial land
uses, set forth in LIP Sections 3.5 and 3.8. Table 4 provides a summary of the relevant
standards and whether the project complies. The table shows that the proposed project
meets all the standards, inclusive of the requested VARs and SPR. The items for which a
VAR and SPR are requested are shown in bold italics.

Table 4 — Zoning Conformance
Development Requirement é IIovged/ Proposed Comments
equired

SETBACKS (ft.)

Front Yard 26 ft., 9 in. min. 41 ft., 2 in. Complies

Rear Yard 20 ft., 2 in. min. 31 ft.,, 11in. Complies

Side Yard (Minimum 10%) East | 7 ft., 6 in. min. 9 ft.,, 10 in. Complies

Side Yard (Minimum 10%) West | 7 ft., 6 in. min. 28 ft., 11 in. Complies

;‘5’:‘,/30') Side Yard (Cumulative 19 ft. min. 38 ft., 9 in. Complies
PARKING SPACES

Enclosed (10 ft. x 18 ft.) 2 min. 4 enclosed Complies

Unenclosed (10 ft. x 18 ft.) 2 min. 0 (see above) Complies
BUILDING HEIGHT (ft.) 18 ft. max. 24 ft. (flat roof) | oor 10
DEVELOPMENT AREA (sf.) - ,
ESHA STANDARDS 3,020 sf. max. 3,016 sf. Complies
FLOOR AREA RATIO (FAR) 0.15 max. 0.148 Complies
NON-EXEMPT GRADING (c.y.) 1,000 c.y. max. 74 c.y. Complies
CONSTRUCTION ON SLOPES | 3:1and flatter | 2:5:1t0>1:1 | g 21"

o

'a'rAe':;)SCAPED AREA (% of lot | 150, min. 49.8% Complies
OPEN SPACE (% lot area) 25% min. 28.2% Complies
WALLS

Retaining Wall Height 6 ft. max. single 11 to 24 ft. high | VAR 21-

(north side single wall & wall wall; 12 ft. max. single wall 001

integral to structure) combo walls &

walls integral to
structure
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6 ft. max. single 11 ft. high
wall in side yard | single wall in VAR 21-
setback side yard 001

setback

Impact Wall (west side)

6 ft. max. single

Other Retaining Walls
wall

6 ft. single walls | Complies

As previously noted in this report, an SPR is required for the building to exceed the
maximum allowed 18 feet height. The project proposes a 24-foot-high building with a flat
roof.

To create the requested building pad, the steep slope along the northern and northeastern
part of the parcel would need to be retained. Given the height of the slope, the applicant
is requesting a variance for a retaining wall exceeding the maximum allowed six-foot
height limit. The retaining wall would range from 11 to 24 feet high, including a portion of
the wall that would be integral to the structure. The City’s structural engineering consultant
for the Building Safety Division has reviewed the retaining wall and determined on
December 17, 2024, that the design is adequate on a conceptual basis.

The impact wall on the western side of the property would be 11 feet high. Because the
portion of the impact wall in the side yard setback would exceed the maximum allowed six
feet high, the wall variance would also address the impact wall deviation from the height
standard.

Most of the proposed development would occur on relatively flat slopes of 4 to 1 to 3 to 1.
However, portions of the development, including building construction, grading,
construction of walls, and storm water mechanism installation would occur in steep slopes
of 2.5 to 1 and steeper. The one area of 1 to 1 or steeper slope affected by the project is
located in the area north of the proposed 11 to 24-foot-high retaining wall, where a
drainage V-ditch would be installed.

Grading (LIP Chapter 8)

LIP Section 8.3 ensures that new development minimizes the visual resource impacts of
grading and landform alteration by restricting the amount of non-exempt grading to a
maximum of 1,000 cubic yards (cy) per acre for a commercial parcel. As shown in the
table below, the total amount of proposed non-exempt grading is 74 cy, which is less than
the maximum allowed. The total amount of grading is 1,615 cy. This includes the 74 cy of
non-exempt grading, 1,255 cy of exempt understructure (cut), and 286 cy of exempt safety
grading. The project complies with the grading requirements set forth under LIP Section
8.3.
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Table 5 — LCP Grading Conformance
Exempt Non- Remedial Total
R&R Understructure | Safety Exempt
Cut 492 1,255 286 50 0 2,083
Fill 492 0 0 24 0 516
Total 0 1,255 Cut 286 Cut 74 0 1,615
Import 0 0 0 0 0 0
Export 0 1,255 286 26 0 1,567

*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 that certain procedures be followed to determine potential impacts
on archaeological resources. A Phase | Archeological Study was conducted for the
property in April 2018 by Cogstone Resource Management, Inc. The study concluded that
the proposed development would not result in adverse impacts to cultural resources due
to the lack of archaeological sites in the project’s vicinity and the disturbance of the project
area resulting from previous activities to create a building pad. Staff has determined that
any proposed improvements within the project area will have no adverse impact on known
cultural resources.

Nevertheless, the report recommends that a Native American monitor be present during
ground disturbing activities. Should the Commission recommend approval of the project,
to ensure no adverse impact, a condition of approval is included in Attachment 1 for a
monitor to be present, along with a condition stating that in the event that potentially
important cultural resources are found in the course of geologic testing or construction,
work shall immediately cease until a qualified archaeologist can provide an evaluation of
the nature and significance of the resources and until the Community Development
Director can review this information.

Water Quality (LIP Chapter 17)

The City Public Works Department reviewed and approved on a preliminary basis the
project for conformance to LIP Chapter 17 requirements for water quality protection.
Standard conditions of approval include the implementation of approved storm water
management plans during construction activities and to manage runoff from the
development, including recordation of a water quality mitigation plan, and best
management practices. With the implementation of these conditions (Attachment 3), the
project conforms to the water quality protection standards of LIP Chapter 17. Should the
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Commission recommend approval of the project, these conditions should be required and
are included in Attachment 1.

Wastewater Treatment System 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 has been reviewed and accepted on a preliminary basis by the City
Environmental Health Administrator. The system details are included in the Environmental
Health approved plot plan in Attachment 3 and were found to meet the minimum
requirements of the MMC and the LCP. The proposed OWTS will meet all applicable
requirements and operating permits will be required. An operation and maintenance
contract and recorded covenant covering such must comply with City of Malibu
Environmental Health requirements. Should the Commission recommend approval of the
project, conditions of approval are included in Attachment 1 to ensure continued operation,
maintenance, and monitoring of onsite facilities.

LIP Findings
A. Coastal Development Permit (LIP Chapter 13) (CDP No. 18-038)
LIP Section 13.9 requires that the following four findings be made for all CDPs.

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.

Inclusive of the requested LCPA and ZMA, the project would be located in the CC land
use designation and zoning district, an area designated for resident serving commercial
needs of the community similar to but more concentrated than that of the CN zoning
district. Uses include professional offices, retail service for residential uses, health clubs
and dance studios, and governmental facilities, among others. A “residential care facility
for the elderly” is a conditionally allowed use in the CC zoning district subject to a CUP
(CUP No. 19-002). The project has been reviewed for conformance with the LCP by the
Planning Division, City Biologist, City Environmental Health Administrator, Building Safety
Department, City Public Works Department, City geotechnical review consultants, WD29,
and the LACFD. As discussed herein, based on submitted reports, project plans, visual
analysis and site investigation, the proposed project, as conditioned, could be found to
conform to the LCP in that it meets all applicable commercial development standards,
inclusive of the requested LCPA, ZMA, VARs, and SPR. Should the Commission
recommend approval of the project, conditions of approval to ensure it conforms to the
LCP are included in Attachment 1.

Page 20 of 59 Agenda Item 5.D.



Finding 2. If the project is located between the first public road and the sea, that the
project is in conformity 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 ocean. The subject property
is inland and on the north side of PCH. In addition, the subject property does not contain
any trails, nor is it adjacent to any trails, park or recreation facilities depicted on the LCP
Park Lands Map. Therefore, this finding is not applicable.

Finding 3. The project is the least environmentally damaging alternative.

Due to the site characteristics and proposed type of use, there are no feasible project
alternatives that are more environmentally preferable than the proposed project. To create
a project that does not require the construction of a retaining wall, building portion or
related improvements in steep slopes (VAR No. 21-002), a retaining wall and impact wall
exceeding the maximum allowed height (VAR No. 21-001), or development in the onsite
ESHA buffer and fuel modification into offsite ESHA and ESHA buffer (VAR No. 21-003),
and that meets the driveway and fire truck turnaround standards, the development would
need to have a very small building footprint such that the project would be infeasible. Due
to fuel modification encroachment into ESHA and ESHA buffer regardless of where a
building pad were located on the property, any development would already be constrained
by the ESHA development standards in LIP Section 4.7.1 requiring a project’s allowable
development area to be limited to 25 percent of the total lot size. To maintain the same
floor area to accommodate the planned occupancy potentially lost with less building lot
coverage, the applicant may need to increase height to above the proposed 24 feet. This
would likely result in a three-story building taller than 24 feet, inconsistent with the LIP and
MMC, and which would be more visible from PCH. Moreover, it is anticipated that a smaller
project footprint would nominally change the project’s potential for environmental impacts,
since a relatively flat area for the driveway and fire truck turnaround of the same sizes as
currently proposed would still be necessary and would require variances to be located on
the subject property.

The ESHA buffer covers about 60 percent (about 7,300 square feet) of the parcel, leaving
little room outside of the buffer for the development area (about 4,700 square feet). The
southern area of the parcel also contains slopes that require retaining walls, although not
to the height of the northernmost retaining wall. Therefore, shifting the development
southerly to avoid the ESHA buffer would render the project infeasible. Shifting the building
further south, so that less of the development is in the ESHA buffer, would conflict with an
existing easement to the State of California for right of ingress and control of storm water
in the southeast corner of the parcel. This shift would require additional retaining walls in
the southern portion of the property, would likely encroach in the minimum required front
yard setback, and would likely still require cutting into the northern slope and placement
of a retaining wall of about the same height to accommodate the required onsite driveway
and fire truck turnaround which would need to be placed at the rear of the building. Fuel
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modification would still be necessary. Therefore, shifting the building southerly would still
result in development in the ESHA buffer and would not be an environmentally preferable
option.

To create a flat building pad of sufficient size, the steep northerly slope needs to be
partially cut and retained with a wall tall enough to contain the hillside. Construction of the
retaining wall necessitates work in steep slope areas. Due to the surrounding slopes and
geologic/geotechnical conditions, an impact wall of the height proposed is needed to
prevent a mudslide on the property in the event of a slope failure adjacent to the parcel on
the west. The impact wall of 11 feet high was originally conceived as a wall of up to 15.7
feet high but was later redesigned for a lower profile. Both the 24-foot-tall retaining wall
and the impact wall cannot feasibly be replaced with shorter stacked walls meeting the
LIP’s maximum permitted six-foot height. At least one of the stacked walls would need to
be as high as the currently proposed highest wall in both cases. Moreover, construction of
the stacked walls would result in additional grading and cutting into a steep slope.

The proposed development will not result in adverse scenic or visual resource impacts
given the location of the building and walls onsite and the location of the proposed
development site within the hillside area backdrop, will not result in adverse biological
impacts with implementation of mitigation measures to compensate for the loss of habitat,
and is the least environmentally damaging feasible alternative.

Finding 4. If the project is located in or adjacent to an environmentally sensitive habitat
area pursuant to Chapter 4 of the Malibu LIP (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.

Approximately 60 percent of the subject property area is within the designated ESHA
buffer as shown on the LCP ESHA and Marine Resources Map and as delineated in the
biological assessment of the project site prepared by Forde Biological Consultants
(October 2018). The proposed building, paved areas, walls, landscaped areas, and
grading would be located within the ESHA buffer. The project also has the potential to
impact special status biological resources through fuel modification Zones B and C
encroachment into the ESHA offsite to the north and the ESHA buffer on either side of the
property. On February 9, 2022, the City Biologist determined that review by the ERB was
required for the project. The ERB reviewed the project on June 7, 2023. Attachment 5 a
summary of the ERB comments and applicant and staff responses.

The ERB requested that the project include native vegetation in the landscape plan, which,
if the Commission recommends project approval, should be made a condition of approval.
The ERB asked about the feasibility of incorporating a bioswale feature upslope behind
the retaining wall on the north side of the parcel. The applicant’s civil engineer indicated
that a bioswale is not recommended because it could affect the integrity of the wall. In

Page 22 of 59 Agenda Item 5.D.



response to the ERB’s question about whether an “H over 2” slope setback distance is
required for the ascending slope on the property’s northern portion, the applicant’s civil
engineer indicates that the requirement does not apply, and that the City’s geotechnical
consultant reviewers and Public Works Department staff have accepted the project as
currently proposed. The Building Safety Division’s structural engineer consultant has
accepted the retaining wall design on a conceptual basis. The ERB asked if the potential
for offsite fuel modification by owners of neighboring properties was considered when staff
determined the requirements for habitat impact mitigation; staff confirmed that these
potential impacts were assessed in determining the appropriate mitigation. While the
subject property owner has no legal authority to conduct fuel modification on other
properties, owners of the adjacent properties may conduct vegetation thinning and/or
removal common to fuel modification due to the proposed development. Therefore, the
proposed project has the potential to result in such vegetation modification offsite. The
ERB asked that the project lighting be night-sky compliant, however, the project is not
proposing exterior lighting. Compliance with the City Dark Sky Ordinance is required so
that any exterior lighting determined necessary, such as to comply with the building code,
would be designed in compliance with the ERB comment. The ERB asked about storm
water Best Management Practices (BMPs) and Americans with Disabilities Act (ADA)
accessibility to parking areas and the nearest road right-of-way. The selection and
approval of BMPs and compliance with ADA requirements will be addressed in the
project’s Building and Safety plan check stage. Other ERB comments involved clarification
on project conditions, including storm water drainage and measuring building height, and
were not requests of the project. The ERB’s recommended conditions of approval are
included in Attachment 1.

B. Variance Request from LIP Section 3.5.3(A)(3) & (4) and LIP Section 8.3(C) for
Wall Heights (VAR No. 21-001)

LIP Section 3.5.3(A)(3) limits walls in an interior side yard to six feet in height and LIP
Section 3.5.3(A)(4) limits retaining wall heights in an interior side yard to six feet for any
one wall. LIP Section 8.3(C) limits retaining wall heights to six feet for any one wall, 12
feet for a single wall integral to a structure, or 12 feet for a combination of walls separated
by a minimum of three feet.

An impact wall for geotechnical purposes (to prevent a mudslide from the adjacent hillside
into the project site) is proposed to be constructed along the western side of the proposed
development site, partially within and partially outside of the side yard setback. The 11-
foot wall will exceed the maximum allowed height of six feet for a wall within a side yard
setback. The impact wall height of 11 feet is the minimum necessary to ensure the
proposed development site is not affected by a mud slide from the adjacent slope and has
been reduced in height from the originally proposed 15.7 feet. If the impact wall were to
be replaced with two or more stacked walls, one wall would still need to be as high as the
highest point of the single wall. The stacked walls would occupy more space on the site,
resulting in a smaller building pad area.
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Retaining walls are proposed along the northern side of the proposed development site,
continuing along the northeastern corner of the site, as well as in the southern portions of
the site. The retaining wall along the northern and northeastern side of the site will exceed
six feet, reaching up to 24 feet maximum. The remainder of the retaining walls will be
below six feet in height. The 24-foot-high retaining wall is necessary for the proposed
hillside cut to create the requested building pad for the proposed use, given the small
parcel size. Part of the wall is integral to the proposed building. The height is the minimum
necessary to effectively contain the steep hillside behind the wall. A series of stacked walls
as opposed to the single tall wall would result in more grading of the steep slope to step
the walls further north and would likely result in a smaller building pad area. Additionally,
at least one of the stacked walls would still need to be the maximum height of 24 feet, as
is the currently proposed height of the single wall. The 24-foot-tall retaining wall has been
reviewed and the design accepted on a conceptual basis by the Building Safety Division’s
consulting structural engineer on December 17, 2024.

The impact wall height of 11 feet is the minimum necessary to ensure the proposed
development site is not affected by a mud slide from the adjacent slope and has been
reduced in height from the originally proposed 15.7 feet. If the impact wall were to be
replaced with two or more stacked walls, one wall would still need to be as high as the
highest point of the single wall. The stacked walls would occupy more space on the site,
resulting in a smaller building pad area.

Neither the impact wall nor the retaining wall exceeding six feet high is anticipated to be
visible from the PCH since the walls are designed to face the interior of the developed
area, will be at least partially blocked by the proposed 24-foot-high building, and will be
located over 200 feet north of the PCH, behind the existing retail shopping center at 22601
PCH. Project photo simulations (Attachment 2) and story pole photos (Attachment 4)
demonstrate that the project site will only be somewhat visible from PCH approaching the
property from the east and west, on PCH, due to development on surrounding properties.
The project site will be visible directly north from PCH at the driveway for the retail
shopping center just below the subject property, as no building would block this view.

Should the Commission recommend approval of the project, a condition of approval to
require earth-toned colors be used for the project, including the retaining and impact walls,
should be required and this is included in Attachment 1. Based on the foregoing evidence
contained in the record, the required findings for VAR No. 21-001 as listed in LIP Section
13.26.5 could potentially be 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 identical zoning classification.
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The subject property is small (0.27 acre, or 12,066 square feet), especially for a
commercial use consistent with the allowed uses in the current and proposed zoning
districts. Immediately adjacent parcels are 1.43 acres to the east and 1.86 acres to the
south and west (this parcel borders the property on both the south and west) and zoned
for commercial use, while the parcel to the north is 34.85 acres and zoned for residential
use. Commercial parcels in the general vicinity range mostly range from 0.57 to 1.86
acres, with one parcel 0.11 acre. For the most part, the development areas of nearby
parcels do not have as steep of slopes as the subject property. The center of the project
site where there is a remnant building pad is relatively flat, but insufficient in size to
accommodate the proposed use. The northern and southern portions of the property have
steep topography (2.5 to 1 to over 1 to 1 slopes). To create a sufficient building pad, the
project includes cutting into a portion of the slope on the north, necessitating a retaining
wall of 24 feet, tall enough to contain the hillside. Shifting the building further south would
conflict with an existing easement to the State of California for right of ingress and control
of storm water in the southeast corner of the property. This shift would require additional
retaining walls due to slopes in the southern parcel area, would likely encroach in the front
yard setback, and would likely still require cutting into the northern slope and placement
of a retaining wall of about the same height to accommodate relocation of the and fire
truck turnaround and required driveway access to the rear of the building.

The proposed impact wall of 11 feet high is required for safety purposes, to prevent a mud
slide from the hillside area to the west of the proposed development site in the event of
slope failure. The height of the impact wall is dictated by geotechnical engineering
standards. The impact wall location, height, and design have been accepted by the City
geotechnical consultant reviewers.

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 consultant
reviewers, City Public Works Department, and the LACFD have reviewed the proposed
project and determined it is consistent with all applicable safety, health or welfare
regulations and policies. The Building Safety Division consulting structural engineer has
conceptually approved the 24-foot-tall retaining wall design. To minimize grading,
development would occur on the flatter portions of the property to the maximum extent
feasible. Given the small size of the property, the scope includes cutting into a portion of
the northern slope and construction of the 24-foot-high retaining wall. The retaining wall is
proposed to safely and effectively hold back adjacent grades to create the development
pad for the proposed use.

The 11-foot-high impact wall on the western side of the parcel is for safety purposes,

safeguarding the project development, residents, and employees from the potential
consequences of a mudslide in the event of slope failure. The height of the impact wall is
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dictated by geotechnical engineering standards. The impact wall location and design have
been accepted by the City geotechnical consultant reviewers.

Both the retaining wall and impact wall will be designed to face the interior of the site, so
are not expected to be visible from off-site vantage points. Therefore, granting of the
proposed variance could be found not be detrimental to the public interest, safety, health
or welfare, and not be detrimental or injurious to the property or improvements in the same
vicinity and zone in which the property is located. The walls are to protect the proposed
development site from slope hazards and will be required to be constructed to all
applicable building safety and engineering standards and codes.

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 as it would allow for the development of a use that is conditionally
permitted in the CC zone subject to a CUP. Surrounding properties are developed with
commercial uses and mostly do not have hillside topography as steep as that of the subject
parcel and have parcels larger in size than the subject property. Additionally, the existing
parking lot behind the retail shopping center located immediately south of the project site
at 22601 PCH is constructed with two stacked retaining walls, the tallest being 12-feet-
high, exceeding the maximum allowed six feet high, to facilitate development on that
property. The additional height of walls for the subject property will enable the
development of the proposed commercial use and its safe operation. Development of the
proposed use would be infeasible without the granting of the variance due to the limited
size and topography of the subject property. Therefore, granting the proposed variance
would not constitute a special privilege to the applicant and 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 granting of the proposed variance would not be contrary to or in conflict with the zoning
provisions nor LCP goals, objectives and policies, as variances to wall height in setbacks
and retaining wall heights may be granted pursuant to LIP Section 13.26. As previously
discussed under the LCP Analysis section of this report, the proposed project is consistent
with the LUP and LIP, inclusive of the LCPA request. All departmental reviewers have
determined the proposed project is consistent with the LCP and have determined that they
can support the granting of the requested variance. Granting of the variance could be
found to enable development of the proposed use, which is a conditionally allowed use on
the property subject to a CUP.

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
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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.

The requested VAR does not specifically pertain to ESHA or ESHA buffer. However,
approximately 60 percent of the subject property, including the development of the
building, paved areas, walls, and landscaped planters, is in the ESHA buffer. Regardless
of proposed wall height, the location of walls would still be proposed in the onsite ESHA
buffer (VAR No. 21-003). As described above for Finding 1, there are no other feasible
alternatives for siting the walls or reducing the wall heights and locating the proposed
development elsewhere on the site considering the small parcel size with steep slopes.
Given the location of the site in the ESHA buffer, the development area is limited to 25
percent of the total lot size, or 3,020.25 sf, pursuant to LIP Section 4.7.1. The proposed
3,016 sf development area for the project complies with the maximum allowed.

Finding 6. For variances to stringline standards, that the project provides maximum
feasible protection to public access as required by Chapter 12 of the Malibu LIP.

Neither the project nor the requested variance are associated with 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 variance would enable the development of a residential care facility for
assisted senior living with steep slopes on and adjacent to the site and will not authorize
an unpermitted use or activity subject to inclusion of the LCPA and ZMA. The variance is
requested to accommodate retaining and impact retaining walls necessary to construct a
building for a use that is conditionally permitted in the CC zone subject to a CUP. Retaining
and other walls are permitted in this zone. Therefore, the variance would be granted to
provide for an allowed use, inclusive of a CUP.

Finding 8. The subject site is physically suitable for the proposed variance.

The subject parcel is physically suitable for the proposed variance since the additional wall
heights can be accommodated on the proposed development site. There are no alternate
feasible building locations on the proposed development site that will eliminate the need
for the retaining and impact wall heights to exceed the maximums allowed. Constructing
a series of stacked retaining walls instead of the proposed single walls higher than the
maximum allowed with the intent of reducing the wall heights would necessitate additional
land on a site that is already constrained in size and constricted by steep slope areas,
likely rendering the project infeasible. Additional area needed for the stacked walls may
result in more development area, which would exceed the maximum allowed for a site in
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the ESHA buffer (3,020.25 sf per LIP Section 4.7.1). Using stacked walls would also
require more grading of slopes than is currently proposed and the tallest stacked wall
would need to be the same height as the proposed single retaining wall.

Finding 9. The variance complies with all requirements of state and local law.

The City Biologist, City geotechnical consultant reviewers, City Environmental Health
Administrator, City Public Works Department, and the LACFD reviewed the proposed
project and determined it was in conformance with state and local requirements. The
Building Safety Division consulting structural engineer has confirmed the design of the 24-
foot-high retaining wall is acceptable on a conceptual basis. Therefore, the proposed
project with the additional wall heights, along with the requested other VARs, SPR, CUP,
LCPA and ZMA granted, could be found to comply 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.

There is currently no public parking on the subject property, nor is any public parking
proposed as part of the project beyond that required for conformance with LIP Chapter
3.14 parking standards for commercial development. The project site is not in proximity to
the beach, public trails, or parklands where public parking would be required or desired.
Therefore, granting of the variance would not reduce or eliminate such parking, and this
finding does not apply.

C. Variance Request from LIP Section 4.6.4(A) for Development within ESHA and
ESHA Buffer (VAR No. 21-003)

The parcel north of the subject property contains Coastal Sage Scrub ESHA. Given the
small size of the property, approximately 60 percent is within the 100-foot buffer from
ESHA (LIP Section 4.6.1(D)), including the proposed building, walls, landscaped areas,
driveway, and fire truck turnaround area. LIP Section 4.6.4(A) states that variances that
modify buffers or ESHA protection standards shall not be granted except where there is
no other feasible alternative for siting the development and where the project does not
exceed the limits on allowable development pursuant to LIP Section 4.7.1. The proposed
development area is limited to 25 percent of the total lot size, or 3,020.25 square feet. The
3,016.09 square-foot development area for the project complies with the maximum
allowed. The development area consists of the building pad, graded areas, all structures,
and parking areas, while the driveway and fire truck turnaround areas are excluded. Based
on the foregoing evidence contained in the record, the required findings for VAR No. 21-
003 as listed in LIP Section 13.26.5 could be 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
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strict application of the zoning ordinance deprives such property of privileges enjoyed by
other property in the vicinity and under identical zoning classification.

The subject property is small (0.277 acre, or 12,066 square feet), especially for a
commercial use, for which the site is zoned. Immediately adjacent parcels are 1.43 acres
to the east and 1.86 acres to the south and west (this parcel borders the site on both the
south and west) and zoned for commercial use, while the parcel to the north is 34.85 acres
and zoned for residential use. Commercial parcels in the general vicinity mostly range
from 0.57 to 1.86 acres, with one parcel as small as 0.11 acre. The center of the project
site is relatively flat and includes a remnant foundation from previous development but is
insufficient in size to accommodate the proposed development.

The ESHA buffer covers approximately 60 percent of the property and is located generally
north of the existing building pad. The southern portion of the property is outside of the
ESHA buffer and represents approximately 40 percent (4,700 square feet). Restricting the
proposed development to this area would result in an infeasible project due to constraints
on the property. The proposed development area is 3,016 square feet (building footprint,
retaining walls, pedestrian paths around the building, and other building pad areas), and
the driveway and fire truck turnaround area (including OWTS) is 2,954 square feet. The
required fire truck turnaround area and driveway access to the turnaround represent
approximately 2,100 square feet. In addition, the LIP commercial development standards
require at least 40 percent of the property must be landscaped area. Therefore, the
development could not feasibly be accommodated within the estimated 4,700 square foot
area outside of the ESHA buffer and development into the ESHA buffer would be
necessary.

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 consultant
reviewers, City Public Works Department, and the LACFD have reviewed the proposed
project and determined it is consistent with all applicable safety, health or welfare
regulations and policies. The Building Safety Division consulting structural engineer has
accepted the design of the 24-foot-high wall on a conceptual basis.

As proposed by the City Biologist, the applicant would be required to compensate for
offsite habitat impacts to ESHA resulting from potential vegetation modifying activities that
may be conducted by neighboring property owners for fire-defensible space through any
of the following: a detailed restoration plan, a habitat conservation plan, or evidence of
payment of in-lieu fees to the Santa Monica Mountains Conservancy. The precise
mitigation would be determined by the City prior to the project’s final Building Safety plan
check approval. A condition of approval for compensation for off-site habitat impacts is
included in Attachment 1.
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Development in the onsite ESHA buffer would be accomplished pursuant to City building
codes and, due to the location of the proposed development area including the reductions
therewith for compliance with LIP Section 4.7.1, the proposed project would be developed
in consideration of the public health, interest and welfare. In particular, the proposed
retaining and impact walls (including the wall up to 24-feet high) will be constructed to
protect people and property. The retaining and impact walls will be designed to face the
interior of the project site, and are located behind the proposed 24-foot-tall building, so are
not expected to be readily visible from offsite public viewing areas. The walls are
determined necessary from a geotechnical perspective to protect the subject property from
slope hazards and would be required to be constructed to all applicable building safety
and engineering standards and codes. The area upslope of the northerly 24-foot-high-
retaining wall would be landscaped. If the Commission recommends project approval, the
project should be conditioned to require native species of vegetation in this upslope area,
which will provide a habitat buffer between the proposed development and the offsite
ESHA. The project is conditioned so that all other landscaped areas onsite include native
species, in consideration of the onsite ESHA buffer and offsite ESHA and ESHA buffer
(Attachment 1). Therefore, granting of the proposed variance could be found not to be
detrimental to the public interest, safety, health or welfare, and 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 would not constitute a special privilege to the
applicant or property owner. The size of the subject parcel (0.27 acre) is small, and smaller
than all but one parcel in the property’s vicinity, as described in Finding 1. To avoid the
ESHA buffer, development would have to occur in the southern portion of the property,
approximately 4,700 square feet in area. This location would have to contain the proposed
development area of 3,016 square feet (building footprint, retaining walls, pedestrian paths
around the building, and other building pad areas), the driveway and fire truck turnaround
area (including OWTS) of 2,954 square feet. Development in this location would not
accommodate the necessary development footprint, contains steep slopes, and an
easement to the State of California that would further constrain development potential.

The subject property contains very steep slopes, for the most part steeper than those on
surrounding parcels. This combination of constraints creates challenges in developing the
property for commercial use similarly to other parcels in the vicinity that are already
developed for commercial use. The granting of the variance would not provide special
privileges to the applicant or property owner but would allow for the development of the
property for commercial uses and, specifically, for the proposed use.

Page 30 of 59 Agenda Item 5.D.



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 granting of the proposed variance will not be contrary to or in conflict with the zoning
provisions nor LCP goals, objectives and policies, as a variance for development in the
ESHA buffer may be granted pursuant to LIP Section 13.26. As previously discussed
under LCP Analysis in this report, the proposed project is consistent with the LUP and LIP,
inclusive of the LCPA, VARs, and SPR. All departmental reviewers have determined the
proposed project is consistent with the LCP and have determined that they can support
the granting of the requested variance. Granting of the variance would enable
development of the proposed residential care facility for the elderly, a commercial use that
is allowed in the CC zone with approval of a CUP.

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 discussed in detail in Finding 1, the ESHA buffer covers approximately 60 percent of
the subject property generally north of the existing building pad and the proposed
development could not feasibly be accommodated in the remaining 40 percent area
outside of the ESHA buffer. Due to encroachment into ESHA and ESHA buffer, the
development area is limited to 25 percent of the total lot size, or 3,020.25 square feet (LIP
Section 4.7.1.). The proposed 3,016.09 square-foot development area for the project
complies with the maximum allowed.

Finding 6. For variances to stringline standards, that the project provides maximum
feasible protection to public access as required by Chapter 12 of the Malibu LIP.

Neither the project nor the requested variance areassociated with 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 variance will enable the development of a residential care facility for
assisted senior living on a property where most of the land area is within an ESHA buffer.
Due to constraints, the area of the property outside of the ESHA buffer is insufficient for
development of the commercial use. The variance will not allow for the development of an
unpermitted use or activity in the CC zone but will accommodate the development of a
commercial use that is conditionally allowed with a CUP.
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Finding 8. The subject site is physically suitable for the proposed variance.

The variance is requested since the land area of the property outside of the ESHA buffer
is unable to accommodate the proposed project, as discussed in Finding 1. The proposed
project site, including the area of the ESHA buffer, as requested via the variance, can
adequately accommodate the proposed project as demonstrated in the project plans
(Attachment 2). Inclusive of the requested variances for development in steep slopes and
for walls exceeding the maximum height allowed, and the SPR for building height up to 24
feet, the project could be found to meet all development standards of the LIP and MMC
(Table 4).

Finding 9. The variance complies with all requirements of state and local law.

The City Biologist, City geotechnical consultant reviewers, City Environmental Health
Administrator, City Public Works Department, and the LACFD reviewed the proposed
project and determined it was in conformance with state and local requirements. The
Building Safety Division’s consulting structural engineer has confirmed the design of the
24-foot-high retaining wall is acceptable on a conceptual basis. Therefore, the proposed
development partially within the onsite ESHA buffer and offsite ESHA and ESHA buffer to
accommodate required fuel modification, inclusive of the requested LCPA, ZMA, CDP,
CUP, VARs, and SPR, could be found to comply with all applicable requirements of state
and local law. Should the Commission recommend approval of the project, conditions of
approval should be required to ensure the project complies with relevant approvals,
permits, and licenses from the City of Malibu and other related agencies, such as the
LACFD. These conditions are included in Attachment 1.

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.

There is currently no public parking on the subject property, nor is any public parking
proposed as part of the project beyond that required for conformance with LIP Chapter
3.14 parking standards for commercial development. The project site is not in proximity to
the beach, public trails, or parklands where public parking would be required or desired.
Therefore, granting of the variance would not reduce or eliminate such parking, and this
finding does not apply.

D. Variance Request from LIP Section 8.3(D) for Structures on Steep Slopes
(VAR No. 21-002)

The maximum allowed grade of cut or fill is 3 to 1 (horizontal to vertical feet) for areas
created for development of structures and open yards (LIP Section 8.3(D). A variance is
requested to allow for development of the building, retaining and impact walls, and
drainage mechanisms in slopes stepper than 3 to 1, between 2.5 to 1 and over 1 to 1 in
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the northern and southern areas of the project site. Approximately 47 percent of the
subject property is within slopes steeper than 3 to 1. Based on the foregoing evidence
contained in the record, the required findings for VAR No. 21-002 as listed in LIP Section
13.26.5 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 identical zoning classification.

The subject property is small (0.27 acre, or about 12,066 square feet), especially to
accommodate a commercial use consistent with the current CN and proposed CC zone.
Immediately adjacent parcels are 1.43 acres to the east and 1.86 acres to the south and
west (this parcel borders the subject property on both the south and west) and zoned for
commercial use, while the parcel to the north is 34.85 acres and zoned for residential use.
Commercial parcels in the general vicinity range mostly range from 0.57 to 1.86 acres,
with one parcel as small as 0.11 acre. For the most part, the development areas of nearby
parcels do not have as steep of slopes as the subject property. Without the granting of this
variance to allow grading and placement of structures on steep slopes, the development
of the proposed use could not be accommodated on the project site.

Property topography varies from relatively flat areas to very steep hillsides. Slopes range
from a low of 4 to 1 to a high of 1 to 1 or more. More than one-half of the property consists
of 3 to 1 or flatter slopes (an area of 6,345 square feet) and is generally located in the
center of the property in the area of proposed development, while slopes steeper than 3
to 1 comprise 5,738 square feet. Steeper areas are generally located north and southeast
of the proposed project site. The flatter area of the property is insufficient in size to
accommodate the proposed development. As a result, retaining walls are proposed along
the steep hillsides to maintain and create a relatively flat area to accommodate feasible
development. Without cut and fill and placement of certain structures in steep slopes, the
proposed project would be infeasible due to the limited parcel size and site constraints.

To create a sufficiently sized building pad, the project includes cutting into a portion of the
slope north of the proposed building location and placing a retaining wall with a V-ditch
upslope and behind the wall to properly drain the area. The building would be set against
this wall and hillside. On the southern portion of the project site, additional retaining walls
are needed due to the slope, along with related storm water drainage mechanisms to carry
water from steeper portions of the project site to the drainage inlets. The southeastern
portion of the building would also reach into these slopes.

The northern part of the proposed impact wall on the west side of the project site is within

an area of steeper slopes. The wall is required for safety purposes, to prevent a mud slide
from the hillside area to the west of the project site in the event of slope failure. There is
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no alternate location for this part of the wall, given that the need for the wall is specific to
the particular hillside location.

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 consultant
reviewers, City Public Works Department, and the LACFD have reviewed the proposed
project and determined it is consistent with all applicable safety, health or welfare
regulations and policies. The Building Safety Division consulting structural engineer has
confirmed the design of the 24-foot-high retaining wall is acceptable on a conceptual basis.
In order to minimize grading, development would occur on the flatter portions of the subject
property to the maximum extent feasible. Given the property’s size, development into
portions of the northern and southern steep slopes on the property are necessary to
accommodate the development, including a portion of the building, retaining and other
walls, and storm water drainage mechanisms. The retaining walls are designed to safely
and effectively hold back adjacent grades to create the building pad and associated areas
for the proposed use. The impact wall on the western side of the project site is intended
to protect the project site development, as well as residents and employees, from the
effects of a potential mud slide in the event of slope failure. By necessity, the location of
the impact wall is needed in an area of steep slopes. The drainage facilities are required
to effectively and safely convey storm water away from the walls and building that are in
the steep slopes.

All proposed structures in steep slopes will be required to be constructed to all applicable
building safety and engineering standards and codes. Therefore, granting of the proposed
variance would not be considered detrimental to the public interest, safety, health or
welfare, nor 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. The proposed project site is limited in size and contains steep
topography, such that development of the requested senior living facility is infeasible
outside of steep slopes. The proposed senior living facility is consistent with the uses
permitted in the applicable zoning designation of CC with a CUP for a residential care
facility for the elderly. Surrounding properties are developed with commercial and
residential uses, and while they mostly do not have hillside topography as steep as that of
the subject parcel, have been at least partially built in areas with steep slopes, as
evidenced by retaining walls exceeding the maximum allowed six-foot-height. The
proposed structures on steep slopes (building, walls, drainage facilities) will enable the
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development of the proposed commercial use, including its safe operation with the
proposed retaining and impacts walls, and storm water conveyance mechanisms.
Development of the proposed use on the property would be infeasible without the granting
of the variance. Therefore, granting the proposed variance would not be considered to
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 granting of the proposed variance will not be contrary to or in conflict with the zoning
provisions nor LCP goals, objectives and policies, as variances for the placement of
structures on slopes steeper than 3 to 1 may be granted pursuant to LIP Section 13.26.
As previously discussed under LCP Analysis in this report, the proposed project could be
found consistent with the LUP and LIP, inclusive of the LCPA, VARs, and SPR requests.
All departmental reviewers have determined the proposed project is consistent with the
LCP and have determined that they can support the granting of the requested variance.
Granting of the variance will enable development of the proposed use, which is an allowed
use on the site with a CUP.

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.

The requested variance does not specifically pertain to environmentally sensitive habitat
or its buffer. However, approximately 60 percent of the subject property, including the
development of the building, walls, and drainage mechanisms located in slopes steeper
than 3 to 1, would occur in the onsite ESHA buffer. As described above for Finding 1, there
are no other feasible alternatives to avoid the necessary cut and fill and placement of
structures in steep slopes above 3:1 in the ESHA buffer considering the small parcel size,
site constraints including steep topography, and that over one-half of the subject property
is in the ESHA buffer. Given the location of the project site encroachment into the ESHA
buffer, the development area is limited to 25 percent of the total lot size, or 3,020.25 square
feet, pursuant to LIP Section 4.7.1. The proposed 3,016.09 square-foot development area
for the project complies with the maximum allowed.

Finding 6. For variances to stringline standards, that the project provides maximum
feasible protection to public access as required by Chapter 12 of the Malibu LIP.

Neither the project nor the requested variance are associated with stringline standards.
Therefore, this finding does not apply.
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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 variance will enable the development of a residential care facility for the
elderly, consistent with the purpose and intent of the CC zone with approval of a CUP, on
a property with steep slopes and will not authorize an unpermitted use or activity. The
variance is requested to accommodate the placement of retaining and impact walls,
portions of a building, and drainage mechanisms necessary to construct a commercial
building, including one that is permitted in the CC zone with a CUP. Retaining and other
walls, buildings, and storm water drainage mechanisms are permitted in this zone.
Therefore, the variance would be granted to provide for an allowed use, inclusive of a
CUP.

Finding 8. The subject site is physically suitable for the proposed variance.

The subject property is physically suitable for the proposed variance since the walls,
building, and drainage mechanisms in steep slopes can be accommodated on the subject
property, combined with VAR No. 21-001 for portions of the wall heights exceeding the
maximum six-foot allowance and VAR No. 21-003 for development into onsite ESHA
buffer and offsite ESHA and ESHA buffer associated with required fuel modification. There
are no alternate feasible building locations on the subject property that will eliminate the
need for the proposed structures to be located in steep slopes, given the smaller property
size and hillside topography with 47 percent of the property in steep slope areas.

Finding 9. The variance complies with all requirements of state and local law.

The City Biologist, City geotechnical consultant reviewers, City Environmental Health
Administrator, City Public Works Department, and the LACFD reviewed the proposed
project and determined it was in conformance with state and local requirements. The
Building Safety Division consulting structural engineer has confirmed the design of the 24-
foot-high retaining wall is acceptable on a conceptual basis. Therefore, the proposed
project with grading and structures in steep slopes, along with the requested LCPA, ZMA,
CDP, VARs, SPR, and CUP, would comply with all applicable requirements of state and
local law. Should the Commission recommend approval of the project, conditions of
approval are included in Attachment 1 to ensure the project complies with all applicable
permits, licenses, and requirements of the City of Malibu and other related agencies.

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.

There is currently no public parking on the subject property, nor is any public parking
proposed as part of the project beyond that required for conformance with LIP Chapter
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3.14 parking standards for commercial development. The project site is not in proximity to
the beach, public trails, or parklands where public parking would be required or desired.
Therefore, granting of the variance would not reduce or eliminate such parking, and this
finding does not apply.

E. Site Plan Review Request from LIP Section 3.8(A)(1)(b) for Building Height
(SPR No. 18-044)

LIP Section 3.8(A)(1) provides that the height of a commercial structure on a non-
beachfront lot is 18 feet above natural or finished grade, whichever results in a lower
building height. This section also provides that an SPR may be requested to allow heights
up to 24 feet for flat roofs, and in no event shall the maximum number of stories above
grade be greater than two. The applicant is requesting SPR No. 18-044 to exceed the
maximum allowed 18 feet and construct a 24-foot-high building with a flat roof. LIP Section
13.27.5(A) requires that the City make four findings in consideration and approval of an
SPR. Seven 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. 18-044 are made as follows.

Finding 1. The project is consistent with policies and provisions of the Malibu LCP.

As previously discussed in Section A, the project has been thoroughly reviewed to ensure
it aligns with all relevant policies and provisions of the LCP, including the LUP and LIP.
The project is found in compliance with the applicable policies and provisions, inclusive of
the requested LCPA, VARs, and SPR. The only exceptions are the building height for
which an SPR is requested and the VAR for development in ESHA. However, the location,
density, and size of the building are consistent with all other regulatory provisions of the
LCP, such as the number of building stories, FAR, and maximum development area.

Finding 2. The project does not adversely affect neighborhood character.

The proposed commercial project is in an area with a mix of other one- and two-story
commercial uses, and one-story single-family and two-story multi-family residences further
to the west. The project includes a request for an LCPA and ZMA to change the land use
and zone from CN to CC, which are both commercial zones intended to service the
community. The proposed use is conditionally allowed in the CC zone. The parcels
surrounding the subject property are larger in land area and mostly used for commercial
purposes. According to County Assessor data, the 1.43-acre parcel to the east of the
subject property is in the CV-1 zone and has a 5,142 square-foot three-story motel building
constructed in 1947 that fronts PCH. The northerly portion of that parcel is natural and
undeveloped. The 1.86-acre parcel that borders the subject property on both the west and
south is in the CN zone and contains a retail shopping center along the property’s south
edge that fronts PCH. This parcel contains a two-story 19,885 square-foot building
constructed in 1991 with a parking lot built into the slope in the rear and on top of the
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building. This parcel extends to the west of the subject property where the parcel is natural
and undeveloped. Three structures exist to the west of the subject property on a parcel in
the CC zone and are used for residential purposes. These structures are smaller in size
at 713, 879, and 1,302 sf each and date from the 1950s. To the north of the subject
property is a large vacant parcel zoned RR-40 for low-density residential use. The
proposed project is smaller in size than the nearby commercial uses, but larger than the
residential uses to the west. It is similar in height and number of stories to the adjacent
retail shopping center to the south. The type of use, building profile, and the amount of
development could be found compatible with the neighborhood character.

Since the project site is set into the hillside above an existing commercial development at
22601 PCH, it will not block views to the ocean from surrounding parcels. Based on the
visual impact analysis conducted, which includes the project plans, aerial photographs,
photo simulations, site visits and story poles, the Planning Division has determined that
the building height will not obstruct views to the Santa Monica Mountains, canyons,
valleys, or ravines from surrounding parcels. The project site is not situated on or near a
prominent ridgeline, and given the small size of the development, offsite views to these
hillside features will remain. Based on review of project plans, as well as photosimulation
views from PCH prepared by the applicant (Attachment 2) and story pole placement
(Attachment 4), the proposed building will only be partially visible from PCH when the
public approaches the property vicinity from the east and west. The proposed building will
be visible to the public when immediately passing the driveway of the retail shopping
center just below the project site at 22601 PCH as no buildings would block the view into
the project site for the width of the driveway.

As with the retail shopping center development to the south, the project includes walls
exceeding the maximum allowed height. It also exceeds the maximum allowed 18-foot
height for a flat roof by six feet. The motel to the east of the project site is three stories
high. The retail shopping center is two stories high, as is the proposed project. The
proposed project is consistent with allowed FAR for density and number of stories, meets
all setback requirements, and complies with the required amounts of open space and
landscaping onsite. Based on conformance with these development standards and
existing surrounding development, the project is not expected to have an adverse effect
on neighborhood character.

Finding 3. The project provides maximum feasible protection to significant public views as
required by Chapter 6 of the Malibu LIP.

The Planning Division visited and photographed the subject property after placement of
story poles (Attachment 4). Based on the Planning Division’s site visit and review of project
plans, as well as photosimulation views from PCH prepared by the applicant (Attachment
2), it was determined that the proposed use will not be visible from any scenic area or
public viewing area. Besides a direct view to the proposed building north from PCH at the
driveway to the adjacent retail shopping center, the proposed building will be slightly visible
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from PCH as the public approaches the property vicinity from the east and west as the
existing commercial buildings block most views to the project site. Given the project site’s
location approximately 200 feet north of PCH, the limited time a clear view to the proposed
building will be visible from passersby on PCH (i.e., the width of the adjacent retail
shopping center driveway), and the small size of the building, the building’s requested
height above 18 feet would not result in adverse effects on public views from PCH. The
retaining and impact wall heights will be obscured by the proposed buildings in front of the
wall and/or the hillside itself (as viewed from the west). Should the Commission
recommend approval of the project, a condition of approval is included in Attachment 1 for
the project to reflect earth-toned colors to blend into the hillside to further ensure protection
of public views.

Finding 4. The proposed project complies with all applicable requirements of State and
local law. (LIP Section 13.247.5(A)(4) & MMC Section 17.62.040(D)(7))

The project complies with all applicable requirements of state and local law, inclusive of
the discretionary requests, and is conditioned to comply with any relevant approvals,
permits and licenses from the City and other related agencies, such as the LACFD.
Construction of the proposed improvements, including the building above 18 feet in height
up to 24 feet for a flat roof, will comply with all building code requirements and will
incorporate all recommendations from applicable City agencies and project consultants.
Should the Commission recommend approval of the project, conditions of approval are
included in Attachment 1 to ensure compliance with the requirements of the City of Malibu
and other related agencies.

Finding 5. The project is compatible with other development in the adjacent area in relation
to size, bulk, and height. (MMC Section 17.62.040(D)(1))

As described in Finding 2, the proposed commercial project, in which four guests and two
employees would reside, is in an area with a mix of other one- and two-story commercial
uses, and one-story single-family and two-story multi-family residences further to the west.
It is similar in height and number of stories to the adjacent retail commercial center to the
south at 22601 PCH. Therefore, the project could be found compatible with the varied
types, sizes, bulk and height of development in the adjacent area.

Finding 6: The project will not have a significant adverse impact on natural resources and
makes suitable provisions for the preservation of natural hydrology, native plant materials,
wooded areas, visually significant rock outcroppings, rough terrain, coastal bluffs and
similar natural features. (MMC Section 17.62.040(D)(2))

The project site is set within a hillside area on an area of flatter slopes that had prior
development. Steep slopes are located on the subject property and in the vicinity offsite.
According to the biological assessment report prepared for the project, the project site
does not contain sensitive biota. Offsite ESHA is located north of the subject property and

Page 39 of 59 Agenda Item 5.D.



is characterized by coastal sage scrub habitat. A 100-foot ESHA buffer extends onto most
of the project site and overlaps with portions of physical development. Fuel modification
associated with Zone B and additional vegetation thinning or removal associated with
Zone C, which is located on and offsite, would overlap with the ESHA and ESHA buffer.
Should the Commission recommend approval of the project, a condition of approval states
the project applicant will be required to conduct habitat mitigation to compensate for any
potential impacts to vegetation in the ESHA from fuel modification activities conducted at
the discretion of neighboring property owners. The project will also be conditioned to
incorporate native species in the landscape plant palette and to remove a proposed plant
species from the plant palette that is inconsistent with the project’s location in a Very High
Fire Hazard Severity Zone. These conditions are included in Attachment 1.

Finding 7. Remedial grading (if applicable) exceeding 5,000 cubic yards is necessary to
mitigate a geotechnical hazard as identified in a certified geotechnical report prepared by
a California licensed geologist and reviewed and approved by the city geologist. The
remedial grading will not result in a significant adverse impact on visual or biological
resources. (MMC Section 17.62.040(D)(3))

No remedial grading is associated with the proposed project. Therefore, this finding does
not apply.

Finding 8. The project 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 MMC Section
17.40.040(A)(17). (MMC Section 17.62.040(D)(4))

Since the project site is set into the hillside behind existing commercial development and
is not located downslope or south of any existing development along PCH, it will not block
views to the ocean or off-shore islands from residences. Based on the visual impact
analysis conducted, which includes the project plans, aerial photographs, photo
simulations, site visits and story poles, the Planning Division has determined that the
building height above 18 feet, up to 24 feet for a flat roof, will not obstruct private views to
the Santa Monica Mountains, canyons, valleys, or ravines from surrounding residences.
The project site is not situated on or near a prominent ridgeline, and given the small size
of the development, offsite views, whether public or private from residences in the area,
to these hillside features will remain.

Finding 9: The project does not affect solar access, as defined by staff. (MMC Section
17.62.040(D)(5))

Given the project site’s location immediately adjacent to undeveloped areas to the west

east and north, and an existing commercial retail center parking lot to the south, there are
no other uses in the immediate area for which the project could affect solar access by
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increasing the roof height from 18 feet to 24 feet. Specific to the project, the roof design
would not prohibit the installation of solar panels if so proposed or required.

Finding 10. The project is consistent with the city’s general plan, local coastal program,
municipal code, and city standards. (MMC Section 17.62.040(D)(6))

As discussed in Section A, the proposed project could be found consistent with the LIP
and LUP in that the proposed project is in an area identified for commercial use. The
project could be found consistent with the relevant goals and policies of the General Plan
to promote commercial uses and structures in harmony with the rural residential character
and the natural environment of the community. The subject property is generally a natural
hillside area with a flatter area that could accommodate commercial development and
currently includes older retaining walls and a remnant foundation from an earlier
development. Should the Commission recommend approval of the project, conditions of
approval are included in Attachment 1 requiring incorporation of native species in the
landscape plant palette, in consideration of the site’s location in the ESHA buffer.

The project minimizes work in steep slopes to the maximum feasible given the small parcel
size and need to accommodate the proposed use, and the project retains 25 percent of
the subject property as open space and 40 percent as landscaped area. Additionally,
should the Commission recommend approval of the project, a condition in Attachment 1
requires the owner to compensate for the potential habitat impacts through habitat
mitigation associated with the required fuel modification located offsite in ESHA.

The proposed project, inclusive of the LCPA, ZMA, CDP, VARs, SPR, and CUP could be
found consistent with the applicable land use and zoning designations and all applicable
development and design standards of the Municipal Code, LCP and General Plan. This
includes project consistency with required setbacks, FAR, number of building stories,
development area square footage, grading quantities, open space and landscaping
requirements, and other standards as described in the associated agenda report.

Finding 11. A sea wall, bulkhead or other shoreline protective device (if applicable) is
necessary to protect an existing structure and/or an existing or new sewage disposal
system as identified in a certified coastal engineering report prepared by a California
licensed engineer and reviewed and approved by the city's coastal engineer. (MMC
Section 17.62.040(D)(8))

The proposed project is not located along the shoreline or a coastal bluff and, while an

OWTS is proposed, it does not need a shoreline protective device. Therefore, this finding
does not apply.
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F. Environmentally Sensitive Habitat Area Overlay (LIP Chapter 4)

The project site is located adjacent to an offsite EHSA to the north. There is the potential
for fuel modification in Zones B and C associated with onsite development to occur offsite
on properties owned by other individuals. While the LACFD has not approved a fuel
modification plan for the project that requires offsite fuel modification at this time, there is
the potential that owners of properties adjacent to the subject property may elect to
conduct vegetation thinning and/or removal on their property in ESHA and/or ESHA buffer.
Therefore, the project has the potential to affect offsite ESHA and ESHA buffer. Given the
proximity of the offsite ESHA, approximately 60 percent of the subject property is located
within the 100-foot ESHA buffer. This buffer extends over most of the proposed project
site.

In addition to the CDP findings of LIP Section 13.9, which are addressed in Section A
above, the following supplemental findings in LIP Section 4.7.6 are required for the ESHA
Overlay adjacent to the project site. A CDP for a use other than those conditionally
permitted in LIP Chapter 4 may be approved or conditionally approved only if the following
findings are made, in addition to those of LIP Section 13.9. Allowed uses within ESHA and
ESHA buffer include public accessways and trails, interpretive signage, habitat restoration
projects, and invasive plant eradication designed to protect and enhance habitat values.
The potential vegetation thinning and/or removal of offsite ESHA associated with the
project is not an allowed use in the ESHA Overlay. Additionally, the proposed commercial
development in the onsite ESHA buffer is not listed as an allowed use in the ESHA buffer
per LIP Section 4.5.4.

Finding 1. Application of the ESHA Overlay Chapter would not allow construction of a
residence on an undeveloped parcel.

The project site is currently designated and zoned for commercial use in the CN zone and
would accommodate additional commercial uses allowed in the CC zone subject to
approval of the LCPA and ZMA. The CC zone allows a residential care facility for the
elderly with a CUP. Without the variance request for development in the ESHA buffer and
potential fuel modification in offsite ESHA and ESHA buffer, the project could not be
constructed due to the small size of the parcel (0.277 acre) and steep topography (above
3 to 1 to over 1 to 1 slopes) and that approximately 60 percent of the parcel land area is
within the ESHA buffer (about 7,300 square feet of the total approximately 12,066 square
feet land area onsite). For the same reasons, the project could not be developed without
the potential for fuel modification in Zones B and C possibly being conducted offsite in
ESHA and ESHA buffer. While the fuel modification plan approved for the project by
LACFD is limited to fuel modification onsite and does not require fuel modification offsite
in ESHA or the ESHA buffer, there is the potential that an adjacent property owner(s) may
elect to conduct fuel modification on their properties given the proximity of the proposed
development. There would be no development location available on the subject property
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under a scenario where the entirety of fuel modification is contained onsite and completely
avoids offsite ESHA and/or ESHA buffer. Therefore, without the ESHA and ESHA buffer
variance, the subject property could not be developed for the commercial use permitted
with a CUP. ltis likely that it could not be developed for most commercial uses allowed by
current or proposed commercial zoning. Moreover, single family residential use is not
allowed per the current or proposed zoning.

Finding 2. The project is consistent with all provisions of the certified LCP with the
exception of the ESHA overlay and it complies with the provisions of LIP Section 4.7.

Inclusive of the requested LCPA and ZMA, the project would be developed in the CC
zoning district, an area designated for resident serving commercial needs of the
community similar to, but more concentrated than, that of the CN zoning district. Allowed
uses include professional offices, retail service for residential uses, health clubs and dance
studios, and governmental facilities, among others. A residential care facility for the elderly
is a conditionally allowed use in the CC zoning district inclusive of the requested CUP. The
project has been reviewed for conformance with the LCP by the Planning Division, City
Biologist, City Environmental Health Administrator, City Public Works Department, City
geotechnical consultant reviewers, WD29, and the LACFD. As discussed herein, based
on submitted reports, project plans, visual analysis and site investigation, the proposed
project, as conditioned, could be determined to conform to the LCP in that it meets all
applicable commercial development standards, inclusive of the requested SPR and VARs,
except for the ESHA Overlay provisions for which VAR No. 21-003 is requested.

LIP Section 4.7 indicates that a CDP for a use other than one permitted in the ESHA
Overlay district, in which the uses permitted in this district would preclude construction of
a residence on an undeveloped legal parcel, shall be subject to several standards. In
general, the uses of the property and the siting, design, and size of any development
approved in an ESHA or ESHA buffer shall be limited, restricted, and/or conditioned to
minimize impacts to ESHA on and adjacent to the property to the maximum extent
feasible. Where all feasible building sites are ESHA or ESHA buffer, the City may only
permit development of the following to provide the owner with an economically viable use
of the property.

The allowable development area is 10,000 square feet or 25 percent of the parcel size,
whichever is less. The allowable development area may be increased for projects that
comprise two or more legal lots. Given the smaller size of the subject property, the
development area is limited to 25 percent of the parcel or 3,020 square feet. The proposed
development area comprises 3,016.09 square feet in compliance with LIP Section 4.7.
The offsite ESHA adjacent to the project site is coastal sage scrub habitat. Fencing is
permitted within coastal sage scrub ESHA. No fencing is proposed as part of the project,
and the onsite impact and retaining walls are within the ESHA buffer, but not within ESHA.
Agricultural use and confined animal facilities are permitted within coastal sage scrub
ESHA. The project does not include agricultural or confined animal uses.
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The ESHA buffer covers approximately 60 percent of the subject parcel generally north of
the project site. The southern portion of the property outside of the ESHA buffer is
approximately 4,700 square feet. Restricting the proposed development to this area would
result in an infeasible project due to constraints in land area. The proposed development
area is 3,016 square feet (building footprint, retaining walls, pedestrian paths around the
building, and other building pad areas), and the driveway and fire truck turnaround area
(including OWTS) is 2,954 square feet. The required fire truck turnaround area and
driveway access is 2,100 square feet. Therefore, the proposed development could not
feasibly be accommodated in the approximate 4,700 square foot area outside of the ESHA
buffer. Regardless of the type of use, the fire truck turnaround area and access to it via a
driveway would be required for development of the subject property. The building footprint
(including garage) for the proposed building is 2,226 square feet.

Should the Commission recommend project approval, conditions of approval include the
applicant compensating for potential offsite habitat impacts to ESHA resulting from
potential fuel modification through any of the following: a detailed restoration plan, a
habitat conservation plan, or evidence of payment of in-lieu fees to the Santa Monica
Mountains Conservancy (Attachment 1). The precise mitigation would be determined by
the City prior to the project’s final Building Safety plan check approval.

The operation of the residential care facility for assisted senior living would minimize
impacts to the ESHA. Most of the facility operations would be indoors, except for defined
terrace decks at the south and side building elevations used for passive recreation and
views to the ocean by guests. The adjacent ESHA is located north of the building, up a
steep slope and beyond the 24-foot-high retaining wall proposed onsite. Therefore, the
ESHA is inaccessible to users at the project site. The area upslope of the retaining wall
will be landscaped. Conditions of approval to require native species of vegetation in this
area, which will provide a habitat buffer between the proposed development and the offsite
ESHA and for all other landscaped areas on site to include native species, in consideration
of the ESHA buffer onsite and neighboring offsite ESHA and ESHA buffer areas are
included in Attachment 1.

G. Native Tree Protection (LIP Chapter 5)

There are no native trees on or adjacent to the subject parcel. Therefore, the findings of
LIP Chapter 5 are not applicable.

H. Scenic, Visual and Hillside Resource Protection (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. The subject property
is approximately 200 feet north of PCH, which is an LCP-designated scenic road. No trails
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or park lands are located on, adjacent to, or in the vicinity of the subject property. LIP
Section 6.4 requires that the following five findings be made.

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.

Adverse impacts on scenic and visual resources are not anticipated from development on
the subject property. The proposed development is located on a smaller property (0.27
acre) and includes a two-story 1,792 sf building above grade. The remainder of the
proposed building square footage would be in the garage and basement. The two-story
building would be 24-feet-high, which is the maximum allowed for a flat roof with approval
of a SPR. Based on project plans, including photo simulations, story pole photos, and
Planning Division site visits, there would be slight public views of the proposed building
travelling on PCH from the east and west, as the project site is mostly blocked from view
by existing commercial development. When viewed directly north from PCH, the public
would have a view of the proposed development for the width of the driveway of the
adjacent retail shopping center as no existing development block views from this location.
Views to tall walls on the northern and western portions of the project site will be obscured
by the proposed building or by the hillside itself (as viewed from the west) and would not
result in an adverse visual impact. Regardless, the tallest 24-foot retaining wall would be
constructed as a soil nail wall resembling natural rocks and so blending into the hillside.
The project site is not on a ridgeline but set within the hillside, similar to other development
along this same stretch of PCH.

Finding 2. The project, as conditioned, will not have significant adverse or visual impacts
due to required project modifications, landscaping or other conditions.

The project is not expected to have adverse visual impacts due to limited and obscured
public views to the project site. Additionally, the project includes 40 percent of the project
site as landscaping. Conditions of approval require that the project, including the impact
wall and retaining wall, blend in with the natural hillside by reflecting earth tone colors.
Additionally, the project includes 40 percent of the site area as landscaping. To ensure
compatibility of the plantings with the surrounding natural hillside, a condition requiring the
plant palette of the landscape plan to incorporate native species is also included in
Attachment 1.

Finding 3. The project, as proposed or as conditioned, is the least environmentally
damaging alternative.

As proposed, the project is the least environmentally damaging alternative to protect
scenic views from PCH. There are no other alternative locations on the project site to
locate the development to further reduce views from PCH. The site is small and contains
steep slopes along the northern, western and eastern edges, with smaller slopes on the
south. Therefore, there are no feasible options to relocate the development elsewhere
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onsite. Placing the building further north on the parcel, further from PCH, would result in
more impacts to the steep hillside and increase cutting and grading of the topography, as
well as bring the development closer to the offsite ESHA.

The proposed development is constrained by a small property (0.27 acre). The portion of
the building above ground is 1,792 square feet, with other portions of the building located
in the basement, thereby minimizing structure height above ground. The two-story building
will be 24-feet-high to allow for facility needs, which is the maximum allowed for a flat roof
with approval of an SPR. Views to tall walls on the northern and western portions of the
site (a maximum of 24 feet high) will be obscured by the proposed building or by the hillside
itself (as viewed from the west), and the tallest 24-foot-high retaining wall will be
constructed as soil nail wall, resembling natural rocks and so blending into the hillside.
The project, including the impact wall, is conditioned to be designed to blend in with the
natural hillside area through the use of earth tone colors. The project site is not on a
ridgeline but set within the hillside, similar to other development along this same stretch of
PCH. A condition of approval requiring the plant palette to include native species for
compatibility with the surrounding natural hillsides and offsite ESHA is also included in
Attachment 1.

Finding 4. There are no feasible alternatives to development that would avoid or
substantially lessen any significant adverse impacts on scenic and visual resources.

No adverse impacts on scenic and visual resources are anticipated from the project. There
is no feasible alternative to the development that would avoid or substantially lessen
impacts on scenic and visual resources more than the proposed design. Given the hillside
location of the project behind existing commercial development, the proposed project
would be slightly visible from PCH as one travels in the vicinity of the property from the
west and east on the roadway. When viewed directly north from PCH, the public would
have a view of the proposed development for the width of the driveway to the adjacent
retail shopping center as no existing development block views from this location. To lessen
the appearance of the proposed development from the available public views on PCH, the
building could be reduced to one story. However, this would substantially reduce the
square footage of the facility, creating an infeasible project and would be below the
maximum height of 18 feet for a flat roof allowed by the LIP. The building would still be
visible from the same viewpoints on PCH whether the building is 18 or 24 feet in height.
Allowing only a maximum 18-foot-high building would have a minor effect on public views
to the site from PCH, which are mostly obscured by existing commercial development
along PCH. Views to tall walls on the northern and western portions of the project site will
be obscured by the proposed building or by the hillside itself (as viewed from the west)
would not result in an adverse visual impact. Regardless, the tallest 24-foot retaining wall
would be constructed as a soil nail wall resembling natural rocks and so blending into the
hillside. The project, including the impact wall, is conditioned to be designed with colors to
blend with the hillside (Attachment 1).
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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.

No adverse impacts on scenic and visual resources are anticipated from the project. There
are no other preferable locations on the project site to locate the development to further
reduce views from PCH. The subject property is small and contains steep slopes along
the northern, western and eastern edges, and less steep slopes on the south. Therefore,
there are no feasible options to relocate the requested development elsewhere onsite.
Placing the building further north on the property, further from PCH, would result in more
impacts to the steep hillside and increase cutting and grading of the topography, as well
as bring the development closer to the offsite ESHA.

I Transfer of Development Credit (LIP Chapter 7)

The project does not include a land division or multi-family residential development.
Therefore, the findings of LIP Chapter 7 do not apply.

J. 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
Sections 9.2(A)(1-7) 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 causes 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 by
the Planning Division, City Biologist, City Environmental Health Administrator, City Public
Works Department, City geotechnical consultant reviewers, WD29, and the LACFD. The
Building Safety Division consulting structural engineer has confirmed the design of the 24-
foot-high retaining wall is acceptable on a conceptual basis. 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.

Geologic and Flood Hazard

The applicant submitted geotechnical and engineering reports and addenda prepared by
TGR Geotechnical, Ralph Stone and Co., Inc., EPD Consultants, and Lawrence Young.
These reports are on file at City Hall. In these reports, site-specific conditions are
evaluated and recommendations are provided to address any pertinent issues. Potential
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hazards analyzed include geologic, seismic and fault rupture, liquefaction, landslide,
groundwater, wave uprush and tsunami, and flood and fire hazards. Based on review of
the project plans and associated geotechnical reports by City geotechnical consultant
reviewers, LACFD, City Public Works Department, and the City Environmental Health
Administrator, these specialists determined that adverse impacts to the project site related
to the proposed development are not expected. The Building Safety Division consulting
structural engineer has confirmed the design of the 24-foot-high retaining wall is
acceptable on a conceptual basis. The project, including the OWTS, will neither be subject
to nor increase the instability of the site from geologic, flood, or fire hazards. 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.

To ensure no increase in the instability of the site or structural integrity from geologic,
flood, or any other hazards, conditions of approval are included that would incorporate all
recommendations contained in the above cited geotechnical reports and conditions
required by the City geotechnical review consultants, City Public Works Department, and
the LACFD, including foundations, OWTS, and drainage (Attachment 1).

Fire Hazard

The entire City of Malibu is designated as a Very High Fire Hazard Severity Zone, a zone
defined by a more destructive behavior of fire and a greater probability of flames and
embers threatening buildings. The subject property is currently subject to wildfire hazards
and development of a residential care facility for assisted senior living on the subject
property will not increase the site’s susceptibility to wildfire. The project is not expected to
have an impact on wildfire hazards. The proposed development may actually decrease
the site’s susceptibility to wildfire through compliance with fuel modification requirements
and the use of appropriate required building materials and measures. Fuel modification
Zone A and a small portion of Zone B would be located on the subject property. The
majority of Zone B and all of Zone C fall offsite. The project’s fuel modification plan,
approved by the LACFD’s Fuel Modification Unit, shows all fuel modification activities to
occur on the subject site, and not offsite. Nonetheless, while the subject property owner
has no legal authority to conduct fuel modification on other properties, owners of the
adjacent properties may conduct such fuel modification due to the proposed development.
Therefore, the proposed project has the potential to result in fuel modification offsite.

The City is served by the LACFD, as well as the California Department of Forestry, if
needed. In the event of major fires, the County has “mutual aid agreements” with cities
and counties throughout the State so that additional personnel and firefighting equipment
can augment the LACFD. Should the Commission recommend project approval,
conditions of approval should be required to ensure compliance with all LACFD
development standards. These conditions are included in Attachment 1. As such, the
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project, as designed, constructed, and conditioned, would not be subject to nor increase
the instability of the site or structural integrity involving wildfire hazards.

The project Landscape Plan consists of artemisia californica, which is a species listed as
“Undesirable Plants/Target Species” in the Plant Selection Guidelines by Zone (LACFD).
A condition of approval requiring removal of this species from the plant palette in the final
landscape plan, at the discretion of LACFD Fuel Modification Unit, is included in
Attachment 1.

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 stated in Finding 1 above, the proposed project, as designed, conditioned and
approved by the applicable departments and agencies, would not have any significant
adverse impacts on the site stability or structural integrity from geologic, fire or flood
hazards due to project modifications, landscaping or other conditions.

Finding 3. The project, as proposed or as conditioned, is the least environmentally
damaging alternative.

Due to the site characteristics and proposed type of use, there are no feasible project
alternatives that would further decrease environmental effects beyond the proposed
project. To create a project that does not require the construction of a retaining wall,
building portion, and drainage facilities in steep slopes (VAR No. 21-002), a retaining wall
and impact wall exceeding the maximum allowed height (VAR No. 21-001), or
development in the ESHA buffer (VAR No. 21-003), and that meets the driveway and fire
truck turnaround standards, the development would need to have a very small building
footprint such that the project would be infeasible. To maintain the same floor area to
accommodate the planned occupancy potentially lost with less building lot coverage, the
applicant may need to increase height to above the proposed 24 feet. This would likely
result in a three-story building taller than 24 feet, inconsistent with the LIP and MMC, and
require relief via an additional VAR. Moreover, it is anticipated that a smaller project
footprint would nominally change the project’s potential for environmental impacts, since
the driveway and fire truck turnaround of the same sizes as currently proposed and in a
relatively flat area would still be necessary and require the same project conditions for
which the VARSs are being requested.

It is likely that for a commercial use to locate on the property, discretionary approvals for
relief from development standards would be necessary. The ESHA buffer covers about 60
percent of the parcel, leaving minimal room (4,700 square-foot area) outside of the buffer
for the development area. The southern area of the parcel also contains slopes that require
retaining walls, although not to the height of the northernmost retaining wall. Therefore,
shifting the development southerly to avoid steep slopes, tall walls, and development in
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the ESHA buffer would render the project infeasible. Shifting the building further south to
reduce the amount of development in the EHSA buffer would conflict with an existing
easement to the State of California for right of ingress and control of storm water in the
southeast corner of the parcel. This type of shift would require additional retaining walls in
the southern portion of the property, would likely encroach in the minimum required front
yard setback. It would also likely still require cutting into the northern slope and placement
of a retaining wall of about the same height to accommodate the required fire truck
turnaround which would need to be placed at the rear of the building. Therefore, shifting
the building southerly to reduce the development area in the ESHA buffer would not further
reduce environmental effects beyond that of the proposed project.

To create a flat building pad of sufficient size, the steep northerly slope needs to be
partially cut and retained with a wall tall enough to contain the hillside. Construction of the
retaining wall necessitates work in steep slope areas. Due to the surrounding slopes and
geologic/geotechnical conditions, an impact wall of the height proposed is needed to
prevent a mudslide on the site in the event of a slope failure adjacent to the parcel on the
west. The impact wall of 11 feet high was originally conceived as a wall of up to 15.7 feet
high but was later redesigned for a lower profile. Both the 24-foot-tall retaining wall and
the impact wall cannot feasibly be replaced with shorter stacked walls meeting the
maximum permitted six-foot height. At least one of the stacked walls would be as high as
the currently proposed highest wall in both cases. Moreover, construction of the stacked
walls would result in additional grading and cutting into a steep slope.

Finding 4. There are no alternatives to development that would avoid or substantially
lessen impacts on site stability or structural integrity.

Incorporating conditions of approval described above, the project would not result in
geologic hazards, including site stability or structural integrity, and there are no feasible
alternatives to development that are expected to avoid or substantially lessen impacts on
site stability or structural integrity. Due to the site characteristics (limited parcel size and
hillside topography), there are no preferable feasible project alternatives to substantially
lessen site stability and structural integrity impacts. To create a project that does not
require the construction of a retaining wall, building portion and stormwater infrastructure
in steep slopes (VAR No. 21-002), a retaining wall and impact wall exceeding the
maximum allowed height (VAR No. 21-001), or development in the ESHA buffer (VAR No.
21-003), and that meets the driveway and fire truck turnaround standards, the
development would need to have a very small building footprint such that the project would
be infeasible. To maintain the same floor area to accommodate the planned occupancy
potentially lost with less building lot coverage, the applicant may need to increase height
to above the proposed 24 feet. This would likely result in a building taller than two stories
and 24 feet, inconsistent with the LIP and MMC. Moreover, it is anticipated that a smaller
project footprint would nominally lessen the potential for site stability and structural
integrity impacts from work in steep slopes and construction of tall retaining and impact
walls. The truck turnaround and driveway access to it of the same sizes as currently
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proposed would still be necessary and require a flat pad area, thereby likely requiring the
same project conditions for which the VARs are being requested.

To create a flat building pad of sufficient size, the steep northerly slope needs to be
partially cut and retained with a wall tall enough to contain the hillside. Construction of the
retaining wall necessitates work in steep slope areas. Due to the surrounding slopes and
geologic/geotechnical conditions, an impact wall of the height proposed is needed to
prevent a mudslide on the site in the event of a slope failure adjacent to the parcel on the
west. The impact wall of 11 feet high was originally conceived as a wall of up to 15.7 feet
high but was later redesigned for a lower profile. Both the 24-foot-tall retaining wall and
the impact wall cannot be replaced with shorter stacked walls meeting the maximum
permitted six-foot height. At least one of the stacked walls would be as high as the currently
proposed highest wall in both cases. Moreover, construction of the stacked walls would
result in additional grading and cutting into a steep slope.

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 Findings 3 and 4, the proposed project, as designed and conditioned, is
the least environmentally damaging alternative and no adverse impacts to geologic, flood
or fire hazards are anticipated. There are no other feasible locations on the subject
property to locate the requested development to further reduce such hazards or protect
sensitive resources. To create a project that does not require the construction of a
retaining wall, building portion, and drainage infrastructure in steep slopes (VAR No. 21-
002), a retaining wall and impact wall exceeding the maximum allowed height (VAR No.
21-001), or development in the ESHA buffer (VAR No. 21-003), and that meets the
driveway and fire truck turnaround standards, the development would need to have a very
small building footprint such that the project would be infeasible. To maintain the same
floor area to accommodate the planned occupancy potentially lost with less building lot
coverage, the applicant may need to increase height to above the proposed 24 feet. This
would likely result in a building taller than two stories and 24 feet, inconsistent with the LIP
and MMC. Moreover, it is anticipated that a smaller project footprint would nominally
change the project’s potential for environmental or hazard/safety impacts, since the
driveway and fire truck turnaround of the same sizes as currently proposed would still be
necessary and require a flat pad area. This would still require a development with the
project conditions for which the VARSs are being requested.

The ESHA buffer covers about 60 percent of the subject property, leaving minimal room
outside of the buffer to accommodate the needed development area. The southern area
of the property also contains slopes that require retaining walls, although not to the height
of the northernmost retaining wall. Therefore, shifting the development southerly to avoid
the ESHA buffer would render the project infeasible. Shifting the building further south to
reduce the area in the ESHA buffer would conflict with an existing easement to the State
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of California for right of ingress and control of storm water in the southeast corner of the
parcel. This type of shift would require additional retaining walls in the southern portion of
the property, would likely encroach in the minimum required front yard setback, and would
likely still require cutting into the northern slope and placement of a retaining wall of about
the same height to accommodate the required fire truck turnaround which would need to
be placed at the rear of the building. Therefore, shifting the building southerly would still
result in development in the ESHA buffer and development of tall walls and in steep
northerly slopes would not further reduce environmental effects beyond that of the
proposed project.

To create a flat building pad of sufficient size for the requested development, the steep
northerly slope needs to be partially cut and retained with a wall tall enough to contain the
hillside. Construction of the retaining wall necessitates work in steep slope areas. Due to
the surrounding slopes and geologic/geotechnical conditions, an impact wall of the height
proposed is needed to prevent a mudslide on the site in the event of a slope failure
adjacent to the parcel on the west. The impact retaining wall of 11 feet high was originally
conceived as a wall of up to 15.7 feet high but was later redesigned for a lower profile.
Both the 24-foot-tall retaining wall and the impact retaining wall cannot be replaced with
shorter stacked walls meeting the maximum permitted six-foot height. At least one of the
stacked walls would be as high as the currently proposed highest wall in both cases.
Moreover, construction of the stacked walls would result in additional grading and cutting
into a steep slope.

K.  Shoreline and Bluff Development (LIP Chapter 10)

The project site is not located on or along the shoreline, a coastal bluff or bluff top fronting
the shoreline. The subject property is located approximately 200 feet north of PCH. The
coastal bluff is south of PCH. According to the project geotechnical and geological
consultant (TGR Geotechnical, Inc.), the project site is approximately 336 feet north of the
coastal bluff, a far distance away from wave action, and there are multiple layers of
buildings, as well as PCH, between the site and the beach. Therefore, the findings of LIP
Chapter 10 are not applicable.

L. 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 Land Use
Plan 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.
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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 blufftop 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.

As described herein, the subject property and the proposed project do not meet any of
these criteria. The property is not located between the first public road and the shoreline,
and the property is not located on a bluff or near recreational area trails identified on the
LCP Park Lands Map on or adjacent to the property. As such, approval of the project will
not affect the public’s ability to utilize the wet sand to access the shoreline. Therefore, the
project could be found to conform to LIP Chapter 12 and further findings are not required.

M. Land Division (LIP Chapter 15)

Pursuant to LIP Section 15.2, a land division shall not be authorized unless it is approved
in a CDP. Because the project does not involve a land division, the findings of Chapter 15
are not applicable.

N. Conditional Use Permit No. 16-007 for the Operation of a Residential Care
Facility (MMC Chapter 17.66) [CUP No. 19-002]

The Planning Commission may recommend the City Council approve, deny, and/or modify
an amendment to a CUP in whole or in part, with or without conditions, provided that it
makes all of the findings of fact required by MMC Section 17.66.080.

Finding 1. The proposed use is one conditionally permitted within the subject zone and
complies with the intent of all of the applicable provisions of this title.

A residential care facility for the elderly is a conditionally permitted use within the CC zone
pursuant to MMC Section 17.24.030(1) and LIP Table B. The intended purpose of the
facility is to provide a residential care facility for assisted senior living. Upon certification
of the requested LCPA and ZMA, the subject property will have a CC land use designation
and zoning. The use would comply with all applicable provisions of MMC Title 17 (Zoning).
The project has been reviewed and conditioned for conformance by the Planning Division,
City Biologist, Building Safety Division, City Environmental Health Administrator, City
Public Works Department, City geotechnical consultant reviewers, WD29, and the LACFD.
Based on submitted documentation, project plans and site investigation, the project, with
required conditions of approval, complies with all applicable provisions of the MMC and
the LCP subject to the associated amendments to the MMC and the LCP.
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Finding 2. The proposed use would not impair the integrity and character of the zone in
which it is to be located.

A proposed care facility is a commercial use with an anticipated overnight total of four
guests and two employees. The subject property is adjacent to commercial uses and in
proximity to residential uses within a commercial zone. All operations will be conducted
indoors, except for guests and employees occupying the terrace decks for passive
recreation, and the nature of the use as a residential care facility is not expected to create
substantial noise. As such, the use would be compatible with the types of activities
commonly occurring in the CC zone, as well as the residential, retail commercial, and
visitor serving neighborhoods surrounding the property.

Finding 3. The subject site is physically suitable for the type of land use being proposed.

The proposed care facility is small in terms of square footage of building (3,791 sf including
the garage and basement) and in anticipated number of occupants (four guests and two
employees overnight). The subject property is small, totaling 0.27 acre, and portions
contain steep slopes and ESHA buffer which further limit development. To create a
building pad feasible for a commercial development with limited developable land area,
and in consideration of the adjacent hillsides and ESHA, variances are required for wall
heights due to the proximity to ESHA and placement of structures on steep slopes. An
SPR for building height is also required to create sufficient facility area to accommodate
the use, given the small footprint of building that is feasible. As such, the facility is sized in
consideration of the limited developable area of the property. The project meets all other
development standards of the LCP and MMC, including density, number of stories, yard
setbacks, square footage of development, FAR, amount of parking, amount of
landscaping, and amount of open space.

Finding 4. The proposed use is compatible with the land uses, if any, presently on the
subject property and in the surrounding neighborhood.

The proposed care facility is a commercial use with an anticipated overnight total of four
guests and two employees. The subject property is vacant, adjacent to commercial uses,
and in proximity to residential uses in commercial and residential zones. Therefore, it is
compatible with the surrounding neighborhood uses. The subject property is adjacent to
ESHA and natural hillsides on the north, and vacant hillside areas to the east and west.
All operations will be conducted indoors, except for guests and employees occupying the
terrace decks for passive recreation. The terrace decks are sited to provide views to the
south for the residents, and so located on the south of the building, and wrapping along
the building sides. Activity will be focused away from the ESHA and steep slope to the
north, with a retaining wall constructed along the northern site perimeter with landscaping
above and behind the wall to provide a buffer between the building and offsite sensitive
areas. Should the Commission recommend project approval, a condition of approval is
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included for landscaping to be native species in consideration of the native habitat offsite
(Attachment 1).

Finding 6. The proposed use would be compatible with existing and future land uses
within the zone and the general area in which the proposed use is to be located.

Although the proposed use is a residential care facility for assisted senior living, it is
considered a commercial use. On the south, the property is bordered by the back of a
retail commercial center that fronts PCH. There is one large parcel each to the west and
east, both of which are vacant and undeveloped adjacent to the property but contain
commercial development further away from the proposed development site. To the north
are vacant lands zoned for rural residential use, including some with ESHA. Further to the
west, beyond the neighboring parcel, are single-family and multi-family residential uses in
commercial zones. Because the proposed use is commercial with residents, it is
compatible with the existing mix of commercial and residential uses occurring in
commercial zones. The proposed building is oriented to take advantage of southerly views
to the ocean with the terraced decks, and to limit activity on the north where the steep
hillsides and ESHA are located. The northern portion of the property would contain a
retaining wall with landscaping above and behind to provide a buffer between the building
and offsite areas.

Finding 6. There would be adequate provisions for water, sanitation, and public utilities
and services to ensure that the proposed use would not be detrimental to public health
and safety and the project does not affect solar access or adversely impact existing public
and private views, as defined by the staff.

The proposed development has been analyzed by the Planning Division, City Biologist,
City Environmental Health Administrator, City Public Works Department, City geotechnical
consultant reviewers, WD29, and the LACFD to ensure adequate and safe water,
sanitation, and public utilities and services. The applicant is not proposing solar panels or
other similar solar facilities as part of the project. The roof design would not prohibit future
location of solar panels. Given the location of the proposed development site adjacent to
undeveloped areas and north of a retail shopping center parking lot, there are no other
uses in the immediate area for which the project could affect solar access.

There are not expected to be any adverse impacts on public or private views resulting
from the project. Based on project plans, including photo simulations prepared by the
applicant, story pole placement, and Planning Division site visits, public views to the
proposed development site from PCH will be slightly visible from the east and west,
although mostly blocked by existing development along PCH. At the driveway of the retail
shopping center fronting PCH, just south of the proposed development site, there will be
a view directly north to the proposed building as there is no building to block the view. The
two-story building will be 24-feet-high, which is the maximum allowed for a flat roof with
approval of an SPR. The remainder of the proposed building square footage will be in the
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at-grade garage and basement. Views of the tall walls, with approval of VARSs, on the
northern and western portions of the site will be obscured by the facility building or by the
hillside itself (as viewed from the west). The tallest retaining wall which reaches up to 24-
feet-high will be constructed as soil nail, resembling natural rocks and so blending into the
hillside. The impact wall and retaining walls, are conditioned to be compatible in design
with the natural hillside area by incorporating earth tone colors (Attachment 1). The project
site is not on a ridgeline but set within the hillside, similar to other development along this
same stretch of PCH.

Finding 7. There would be adequate provisions for public access to serve the subject
proposal.

Access to the property is via an existing 20-wide paved driveway leading to PCH. The
project has legal access to the driveway via an easement. The LACFD has approved the
fire access plan for the project site, which includes an onsite driveway and fire truck
turnaround area.

Finding 8. The proposed use is consistent with the goals, objectives, policies, and general
land uses of the Malibu general plan, or, if the general plan is not yet adopted, that: (1) the
project will not adversely affect the city’s ability to prepare a general plan; (2) the project
is likely to be consistent with the general plan being prepared; (3) even if the project is
ultimately inconsistent with the general plan, there is no probability of a substantial
detriment to or interference with the future adopted general plan; and (4) the city is
proceeding toward completion of a general plan in a timely manner.

The project could be found to be consistent with the relevant goals and policies of the
General Plan to promote commercial uses and structures in harmony with the rural
residential character and the natural environment of the community. Conditions to ensure
the project is compatible with the colors and materials of the surrounding natural hillside
and for native species to be incorporated into the Landscape Plan are included
(Attachment 1). The project application includes requests for an LCPA and ZMA, and upon
the LCPA’s certification, the LCP land use designations and zoning and the City’s Zoning
Map for the property will be consistent with the current General Plan land use designation
of CC.

Finding 9. The proposed project complies with all applicable requirements of state and
local law.

The project complies with all applicable requirements of state and local law, and, if
approved, would be conditioned to comply with any relevant approvals, permits and
licenses from the City and other related agencies, such as the LACFD. Construction of the
proposed improvements will comply with all building code requirements and will
incorporate all recommendations from applicable City agencies and project consultants.
The project application includes requests for an LCPA and ZMA, and upon the LCPA’s
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certification, the LCP land use designations and zoning and the City’s Zoning Map for the
property will be consistent with the current General Plan land use designation of CC, in
accordance with state law.

Finding 10. The proposed use would not be detrimental to the public interest, health,
safety, convenience or welfare.

Based on review of the project plans and associated technical reports by City geotechnical
consultant reviewers, LACFD, City Public Works Department, and the City Environmental
Health Administrator, these specialists determined that adverse impacts regarding health
and safety related to the proposed development are not expected. The project, as
conditioned, will incorporate all recommendations contained in the applicable technical
reports and identified by City and County reviewers. The Building Safety Division
consulting structural engineer has confirmed the design of the 24-foot-high retaining wall
is acceptable on a conceptual basis.

The project complies with all applicable requirements of state and local law as described
above. Construction of the proposed improvements will comply with all building code
requirements and will incorporate all recommendations from applicable City and County
agencies and project consultants.

The project application includes requests for an LCPA and ZMA, and upon the LCPA’s
certification, the LCP land use designations and zoning and the City’s Zoning Map for the
property will be consistent with the current General Plan land use designation of CC, in
accordance with state law. The proposed residential care facility for the elderly is a
conditionally allowed use in the CC zone subject to a CUP.

Finding 11. If the project is located in an area determined by the city to be at risk from
earth movement, flooding or liquefaction, there is clear and compelling evidence that the
proposed development is not at risk from these hazards. (Ord. 86 § 3, 1993; prior code §
9447).

The applicant submitted geotechnical and engineering reports and addenda prepared by
TGR Geotechnical, Ralph Stone and Co., Inc., EPD Consultants, and Lawrence Young.
These reports are on file at City Hall. In these reports, site-specific conditions are
evaluated and recommendations are provided to address any pertinent issues. Potential
hazards analyzed include geologic, seismic and fault rupture, liquefaction, landslide,
groundwater, wave uprush and tsunami, and flood and fire hazards. Based on review of
the project plans and associated geotechnical reports by City geotechnical consultant
reviewers, LACFD, City Public Works Department, and the City Environmental Health
Administrator, these specialists determined that adverse impacts to the project site related
to the proposed development are not expected. The project, including the OWTS, will
neither be subject to nor increase the instability of the property from geologic, flood, or fire
hazards. The proposed development is suitable for the intended use provided that the
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certified engineering geologist and/or geotechnical engineer’'s recommendations and
governing agency’s building codes are followed.

Should the Commission recommend project approval, the project should be conditioned
to incorporate all recommendations contained in the above cited geotechnical reports and
conditions required by the City geotechnical consultant reviewers, City Public Works
Department, and the LACFD, including foundations, OWTS, and drainage. These
conditions are included in Attachment 1. As such, the proposed project would not increase
instability of the site or structural integrity from geologic, flood, or any other hazards.

ENVIRONMENTAL REVIEW: Pursuant to the authority and criteria contained in CEQA,
the Planning Division has analyzed the proposed actions. The proposed LCPA has been
determined to be Statutorily Exempt pursuant to CEQA Guidelines Section 15265 because
CEQA does not apply to activities or approvals by a local government as necessary for
the preparation and adoption of an LCPA for review and certification by the CCC as set
forth in Section 21080.9 of the Public Resources Code. Accordingly, the certified City of
Malibu LCP constitutes a plan for use in the CCC’s regulatory program as certified under
Section 21080.5 of the Public Resources Code. Additionally, the proposed ZMA is
corollary to the LCPA and will not become effective unless and until the LCPA is certified.

Furthermore, the Planning Division has analyzed the proposed project and 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 can be found
categorically exempt from the provisions of CEQA pursuant to Sections 15303(a) and (e)
- New Construction. The Planning Division 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: At the time of writing this report, no public correspondence has
been received by staff concerning the proposed project.

PUBLIC NOTICE: Staff published a Notice of Public Hearing and Notice of Available LCP
Amendments in a newspaper of general circulation within the City of Malibu on November
20, 2025 and mailed the notice to all property owners and occupants within a 500-foot
radius of the subject property (Attachment 6).

SUMMARY: Either 1) adopt Planning Commission Resolution No. 25-90 recommending
the City Council determine that the project is exempt from CEQA, adopt LCPA No. 23-003
to change the land use designation and zoning designation from CN to CC in the LCP LUP
and LIP, adopt ZMA No. 18-001 to change the zoning of the property in MMC Title 17
(Zoning) from CN to CC, approval of CDP No. 18-038 to construct a new two-story 1,792
sf residential care facility for assisted senior living with an additional 1,194 sf basement
and 805 sf attached four-car garage, driveway, fire truck turnaround area, landscape,
hardscape, terrace decks, grading, retaining walls, site walls, and an OWTS; including
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VAR No. 21-001 for retaining wall and impact wall heights above six feet for a single wall,
VAR No. 21-002 for construction on slopes steeper than 2.5 to 1, VAR No. 21-003 for
development in ESHA buffer and fuel modification in ESHA and ESHA buffer, SPR No.
18-044 for construction over 18 feet up to a maximum height of 24 feet for a flat roof, and
CUP No. 19-002 to allow a residential care facility for the elderly use in the CC zone
located at 22549 PCH (Anita Kundi) or 2) direct staff to return with a resolution consistent
with the Planning Commission’s decision.

ATTACHMENTS:

Resolution No. 25-90

Project Plans

Department Review Sheets

Story Pole Photos

ERB Summary of Comments and Responses
Public Hearing Notice

Ok wN =
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CITY OF MALIBU PLANNING COMMISSION
RESOLUTION NO. 25-90

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
MALIBU RECOMMENDING THE CITY COUNCIL DETERMINE THAT THE
PROJECT IS EXEMPT FROM THE CALIFORNIA ENVIRONMENTAL
QUALITY ACT, ADOPT LOCAL COASTAL PROGRAM AMENDMENT NO.
23-003 TO CHANGE THE LAND USE DESIGNATION AND. ZONING
DESIGNATION FROM COMMERCIAL NEIGHBORHOOD TO.COMMUNITY
COMMERCIAL IN THE LOCAL COASTAL PROGRAM LAND USE PLAN
AND LOCAL IMPLEMENTATION PLAN, ADOPT ZONING MAP
AMENDMENT NO. 18-001 TO CHANGE THE ZONING OF THE PROPERTY
IN TITLE 17 (ZONING) OF THE MALIBU MUNICIPAL CODE\ FROM
COMMERCIAL NEIGHBORHOOD TO COMMUNITY COMMEREIAL,
APPROVAL OF COASTAL DEVELOPMENAT PERMIT NO. 18-038 TO
CONSTRUCT A NEW TWO-STORY 1,79248QUARE FQOT RESIDENTIAL
CARE FACILITY FOR ASSISTED SENIOR LIVING WITH AN ADDITIONAL
1,194 SQUARE FOOT BASEMENT AND 805 SQUARE FOOT ATTACHED
FOUR-CAR GARAGE, DRIVEWAY, FIRE TRUCK TURNAROUND AREA,
LANDSCAPE, HARDSCAPE, TERRACE DECKS, GRADING, RETAINING
WALLS, SITE WALLS, AND AN ONSITE WASTEWATER TREATMENT
SYSTEM; INCLUDING VARIANGENO. 21-00BEOR RETAINING WALL AND
IMPACT WALL HEIGHTS ABOVE SIX<FEET FOR A SINGLE WALL,
VARIANCE NO. 21-002 FOR CONSTRUGTION ON SLOPES STEEPER THAN
2.5 TO 1, VARIANCE NO. 21-003 FOR DEVELOPMENT IN THE
ENVIRONMENTALLY SENSITIVE HABITAT AREA BUFFER AND FUEL
MODIFICATION IN ENVIRONMENTALLY SENSITIVE HABITAT AREA
AND ENVIRONMENTAELY-SENSITIVE HABITAT AREA BUFFER, SITE
PLAN REVIEW.NO. 18044 FOR CONSTRUCTION OVER 18 FEET UP TO A
MAXIMUM HEIGHT OF 24 FEET FOR A FLAT ROOF, AND CONDITIONAL
USEPERMITNO. 19-002 TO ALLOW A RESIDENTIAL CARE FACILITY FOR
FHE ELDERLYUSE IN FHE COMMUNITY COMMERCIAL ZONE FOR A
PROPERTY LOCATED AT 22549 PACIFIC COAST HIGHWAY (ANITA
KUNDI)

The Planning Commission of the City of Malibu does hereby find, order and resolve as follows:

SECTION 1. Recitals.

A. On September 5, 2018, an application for a Coastal Development Permit (CDP)
No. 18-038 to allow for a new residential care facility for the elderly and associated development
was submitted to the Planning Division by owner Anita Kundi. On October 9, 2018, an application
for Site Plan Review (SPR) No. 18-044 for building height and Zoning Map Amendment (ZMA)
No. 18-001 to change the zone on the property from Commercial Neighborhood (CN) to
Community Commercial (CC) was submitted to the Planning Department by the owner. On
February 26, 2019, an application for a Conditional Use Permit (CUP) No. 19-002 to allow for a
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residential care facility for the elderly was submitted to the Planning Department by the owner.
On January 6, 2021, applications for Variances (VAR) No. 21-001 for wall heights, No. 21-002 for
construction of structures in steep slopes, and No. 21-003 for development in Environmentally
Sensitive Habitat Area (ESHA) and ESHA buffer were submitted to the Planning Division by the
owner. On December 4, 2023, an application for a Local Coastal Program Amendment (LCPA)
No. 23-003 to change the land use designation and zoning on the site from CN to CC was submitted
to the Planning Division by the owner. The applications were routed to the City Biologist, City
Environmental Health Administrator, City geotechnical consultant reviewers, City Public Works
Department, Los Angeles County Waterworks District 29 (WD29), and the Los Angeles County
Fire Department (LACFD) for review.

B. On February 1, 2024, the application was deemied complete.

C. On March 19, 2024, a Notice of Coastal Development Permit application was
posted on the subject property.

D. On November 8, 2025, a site visit was conducted by Planning Division staff to
evaluate the site conditions and story pole installation.

E. On November 20, 2025 a Neotice 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 500-foot radius of the'subject property.

F. On December 16, 2025, the Planning Commission held a duly noticed public
hearing on the subjectdapplication, reviewed and considered the staff report, reviewed and

considered written reports, public testimony, and other information in the record.

SECTION 2. EnvironmentalReview.

Pursuant 40 the authority and criteria contained in the California Environmental Quality Act
(CEQA), the Planning Commission has analyzed the proposed project. The Planning Commission
hereby recommends the City Council find that the proposed LCPA is Statutorily Exempt pursuant
to CEQA Guidelines Section 15265 because CEQA does not apply to activities or approvals by a
local government as necessary for the preparation and adoption of an LCPA for review and
certification byithe California Coastal Commission (CCC) as set forth in Section 21080.9 of the
Public Resources €ode (PRC). The certified City of Malibu LCP constitutes a plan for use in the
CCC’s regulatory program as certified under Section 21080.5 of the PRC. The proposed ZMA is
corollary to the LCPA and will not become effective unless and until the LCPA is certified.

The Planning Commission hereby recommends the City Council find 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 Section 15303(a) — New Construction or Conversion of Small Structures. 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).
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SECTION 3. Local Coastal Proeram Amendment Findings.

The project includes a request to amend the LCP’s land use designation and zoning designation
for the parcel from CN to CC. The changes are requested for the proposed use of a “residential
care facility for the elderly,” which is a conditionally allowed use in the CC zone but prohibited in
the CN zone. The purpose of the facility is to provide assisted senior living services for up to four
guests. When the LCP was initially certified in 2002, the subject property was designated as CC
in the LCP Land Use Map and Zoning Map but was inadvertently changed to CN on February 23,
2007, as part of a subsequent certified LCPA (LCPA No. 05-001, Otfdinance No. 303). The City’s
General Plan continues to designate the subject property as CC.Changing the,subject property
back to CC would re-apply the land use designation and zoning in the originally cettified LCP and
ensure consistency with the City’s General Plan designation for the property.

Based on evidence contained within the record, including the agenda report for the project and the
hearing on December 16, 2025, and pursuant to LCP'Loeal Implementation Plan (LIP) Section
19.6, the Planning Commission hereby recommends the City €ouncil adopt the following findings
of fact for approval of Local Coastal Program Amendment (LCPA) No. 23-003 for a map
amendment to LCP Appendix 2 Maps to changeéithe existing and use designation and zoning of the
subject property from CN to CC for the site at 22549 Pagific Coast Highway (APN 4452-023-003)
as shown in Exhibits A and B, respectively, attached hereto.

A. The project is consistent with Public Resources Code, Division 20 (California Coastal
Act), Chapter 3 and related LCP Land Use Plan (LUP) policies as follows.

1. The allowed uses are similar between the CN and CC zoning and land use
designations, with the purpose/of the CN towprovide for low intensity commercial activity
emphasizing service to the residents in the surrounding neighborhood, and the purpose of the CC
to provide fortheresident serving needs of the community similar to the CN but on parcels of land
more suitable for concentrated commercial activity. The subject property is intended to be used as
a residential care facility for assisted senior living. The proposed commercial use of a, “residential
care(facility for the elderly” is conditionally allowed in the CC zone subject to a CUP. It is also
consistentywith the surrounding commercial land uses and zoning, and commercial and residential
development.and use of the area due to its relatively small development (square footage and land
area) and itsuse,as a commercial residence for assisted senior living.

2. A'residential care facility project is being processed simultaneously with the LCPA
as CDP No. 18-038. The proposed project is in an area with a mix of other single and multi-story
commercial uses (including a three-story motel and two-story retail shopping center), and one-
story single-family and two-story multi-family residences further to the west on commercially
zoned land. The proposed project consists of a 1,792 square-foot building with a 1,194 square-foot
basement and an attached 805 square-foot four-car garage on a 0.27-acre parcel, which is smaller
than the nearby commercial uses, but larger than the residential uses on commercially zoned land.
The proposed project is similar in height and number of stories to the adjacent retail commercial
center to the south on Pacific Coast Highway (PCH). The type of use, building profile, and the
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amount of development is compatible with the neighborhood character. The project is consistent
with Coastal Act Section 30250 by being contiguous with, and in close proximity to, existing
developed areas.

3. The LCPA is consistent with LUP Chapter 5 — New Development, Land Use Plan
Policies, General Policies 5.3, 5.4, 5.5, 5.6, and 5.7, listed below, as conditioned. Upon
implementation of a condition of approval (Condition No. 18) that the applicant submit a certificate
of compliance application and obtain approval of the certificate of compliance by the City Public
Works Department to confirm that the property is a legal lot prior to the/City. Council consideration
of the LCPA, ZMA, and other project entitlements, the lot will bé considered a legal lot. The
subject property can accommodate adequate off-street parking for‘a residential care use as required
in the LIP, the City Environmental Review Board (ERB) has reviewed and made recommendations
on the proposed use and development potential, any impacts to ESHA will be ‘mitigated, and
measures to minimize scenic and visual resource impacts and minimize hazard risks have been
incorporated into proposed development on the propetty.

General Policy 5.3: A coastal development permit may only be approved for new
development on legally created lots. All applications for new development on a vacant
parcel shall include evidence of the {date and method by which the subject parcel was
created.

General Policy 5.4: Off-street parking shall bé provided for all new development in
accordance with the ordinancesycontained infthe LCP to assure there is adequate public
access to coastal resources. A modification'in the required parking standards through the
variance process shall not be approved unlessithe City makes findings that the provision of
fewer parking spaces will not result in adverse impacts to public access.

General Policy 5.5: The,Environmental Review Board shall review and make written
recommendations on development proposals within or adjacent to ESHA or other areas
containing ESHA as identified through a biological study. The decision-making body
(Planning Manager, Planning Commission, or City Council) shall make written findings
relative to the project’s conformance with the recommendations of the Environmental
Review Board.

General Policy 5.6: Protection of ESHA and public access shall take priority over other
development standards and where there is any conflict between general development
standards and'ESHA and/or public access protection, the standards that are most protective
of ESHA and public access shall have precedence.

General Policy 5.7: New development shall conform to the hillside management provisions
of the LIP, including measures to minimize impacts to scenic and visual resources and to
minimize the risk from hazards. The measures include but are not limited to limiting
grading and retaining walls, restricting development on steep slopes, protecting ridgelines,
and applying siting and design restrictions (scenic and visual policies). The slope density
criteria of the subdivision ordinance shall apply to sloping terrain and be applied in
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combination with the base land use designation in order to determine the maximum
allowable density.

B. The project is consistent with Coastal Act Section 30251 as follows:

1. The LCPA is consistent with Coastal Act Section 30251 as the subject property can
accommodate development sited and designed to protect views to and along the ocean and other
scenic coastal areas, and LUP Chapter 5 — New Development, C. Land Wdse Policies 6.5 to 6.14,
listed below, to protect scenic resources., as conditioned (Condition Nos. 49 and 50). The
development area on the property is at the base of a hillside on thefflatter portion of the property
and behind existing commercial development. As a result, public'views of the development area
from designated scenic roads (Pacific Coast Highway) and any other public viewing areas are not
anticipated to be adversely impacted by development authorized in the CC zone. Should. a structure
be constructed in the development area, limited portions‘of it would be visible from PCH east and
west of the site; however, most of the structure svould be blocked by existing commercial
development between PCH and the subject property. A clearer view of the development north from
PCH would be visible from the driveway to the retail shopping center that is located just south of
the site and fronting PCH, as there is no building to block the,view. Due to the location of the
subject property, development of the sit€ would not block views,to the ocean or other scenic
resources as none currently exist since there are no public viewing areas behind or adjacent to the

property.

Land Use Policy 6.5: Newsdevelopment shall‘be sited and designed to minimize adverse
impacts on scenic areasvisible from scenic roads or public viewing areas to the maximum
feasible extent. If thére is no feasible building site location on the proposed project site
where development would not be visible, then the development shall be sited and designed
to minimize impacts on sceni¢ areas visiblé from scenic highways or public viewing areas,
through measures including, but not limited to, siting development in the least visible
portion ofthessite, breaking up the mass of new structures, designing structures to blend
into the natural hillside settingyrestricting the building maximum size, reducing maximum
height standards, clustering development, minimizing grading, incorporating landscape
¢lements, and where appropriate, berming.

LandUse Policy 6.6: Avoidance of impacts to visual resources through site selection and design
alternatives is the preferred method over landscape screening. Landscape screening, as mitigation
of visual impacts shall not substitute for project alternatives including resiting or reducing the
height or bulk of structures.

Land Use Policy 6.7: The height of structures shall be limited to minimize impacts to visual
resources. The maximum allowable height, except for beachfront lots, shall be 18 feet above
existing or finished grade, whichever is lower. On beachfront lots, or where found appropriate
through Site Plan Review, the maximum height shall be 24 feet (flat roofs) or 28 feet (pitched roofs)
above existing or finished grade, whichever is lower. Chimneys and rooftop antennas may be
permitted to extend above the permitted height of the structure.
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Land Use Policy 6.8: Prominent ridgelines and other intervening ridgelines that are visible
from a public road, a beach, public viewing areas, or public hiking trails, shall be protected
by setting structures below the ridgeline to avoid intrusions into the skyline where feasible.
Where there are no feasible alternative building sites below the ridgeline or where the only
alternative building site would result in unavoidable adverse impacts to ESHA, structures
shall be limited to one-story (18 feet maximum from existing or finished grade, whichever
is lower) in height to minimize visual impacts.

Land Use Policy 6.9: All new development shall be sited and desighed to minimize
alteration of natural landforms by:

a. Conforming to the natural topography.

b. Preventing substantial grading or reconfiguration of thefproject site.

c. Eliminating flat building pads on slopes. Building pads on sloping sites shall utilize
split level

or stepped-pad designs.

d. Requiring that man-made contours mimic the natural contours.

e. Ensuring that graded slopes blend with the existing terrain of the site and surrounding
area.

f. Minimizing grading permitted outside of the building footprint.

g. Clustering structures to minimize site disturbance,and to minimize development area.
h. Minimizing height and length of cut and fill slopes.

1. Minimizing the height and length of retaining walls.

j. Cut and fill operations may besbalanced on-site, where the grading does not
substantially alter the eXisting topography and blends with the surrounding area. Export
of cut material may be required to preserve the natural topography.

Land Use Policy 6.10: New development, inecluding a building pad, if provided, shall be
sited on the flattest area of-the project site, except where there is an alternative location that
would beamoreprotective of visual resources or ESHA.

Land Use Policy 6.11: The lengthiof on-site roads or driveways shall be minimized, except
where a longer road or driveway would allow for an alternative building site location that
would,be more protective of visual resources or ESHA. Driveway slopes shall be designed
to followathe natural topography. Driveways that are visible from a scenic road, a beach, a
public viewing areas or public hiking trail shall be a neutral color that blends with the
surrounding landforms and vegetation.

Land Use Policy 6.12: All new structures shall be sited and designed to minimize impacts
to visual resources by:

a. Ensuring visual compatibility with the character of surrounding areas.

b. Avoiding large cantilevers or understories.

c. Setting back higher elements of the structure toward the center or uphill portion of the
building.
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Land Use Policy 6.13: New development in areas visible from scenic roads or public
viewing areas, shall incorporate colors and exterior materials that are compatible with the
surrounding landscape. The use of highly reflective materials shall be prohibited.

Land Use Policy 6.14: The height of permitted retaining walls shall not exceed six feet.
Stepped or terraced retaining walls up to twelve feet in height, with planting in between,
may be permitted. Where feasible, long continuous walls shall be brokefi into sections or
shall include undulations to provide visual relief. Where feasible, retaining walls
supporting a structure should be incorporated into the foundationdSystem in a stepped or
split level design. Retaining walls visible from scenic highwaysj trails; patks, and beaches
should incorporate veneers, texturing and/or colors that blend with the surrounding earth
materials or landscape.

C. The project is consistent with Coastal Act Section 30253 as follows:

1. Coastal Act Section 30253 requires the minimization of adverse impacts. Any
future development authorized in the CC zone would be subject to the hazard policies of the LUP
and would be considered to have been designed, and incorporated measures, to minimize hazards,
particularly those related to fire and geology,"and ensure site stability and structural integrity.
Therefore, the project is consistent with LUP Chapter:5.0 New Development, C. Land Use Plan
Policies, General Development Policies 4.2, 4.4, 4.5, 4.7, 4:8;.and 4.10, listed below, regarding
hazards.

General Development Policy 4.2: All new development shall be sized, designed and sited
to minimize risks todife and property from geologic, flood, and fire hazard.

General Development, Policy 4.5: Applications for new development, where applicable,
shall include a geologie/soils/geotechnical study that identifies any geologic hazards
affecting the proposed project site, any necessary mitigation measures, and contains a
statemént that the project site is suitable for the proposed development and that the
development will be safe from geelogic hazard. Such reports shall be signed by a licensed
Certified Engineering Geologist (CEG) or Geotechnical Engineer (GE) and subject to
review, and approval by the City Geologist.

General" Development Policy 4.8: Grading and/or development-related vegetation
clearance shall bé prohibited where the slope exceeds 40 percent (2.5:1), except that
driveways and/or utilities may be located on such slopes, where there is no less
environmentally damaging feasible alternative means of providing access to a building site,
provided that the building site is determined to be the preferred alternative and consistent
with all other policies of the LCP.

General Development Policy 4.10: New development shall provide adequate drainage and
erosion control facilities that convey site drainage in a non-erosive manner in order to
minimize hazards resulting from increased runoff, erosion and other hydrologic impacts to
streams.
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SECTION 4. Zoning Map Amendment Findings.

Based on evidence contained within the record, including the agenda report for the project and the
hearing on December 16, 2025, and pursuant to the Malibu Municipal Code (MMC) Section
17.74.050, the Planning Commission hereby recommends the City Council approve ZMA Case
No. 18-001 to change the zoning on the property from CN to CC as showndn Exhibit C attached
hereto. The ZMA approval shall only take effect if the LCPA is certified,

The ZMA is consistent with the objectives, policies and general land uses invthe General Plan as
the property currently has a CC land use designation in the General Plan. The ZMA will allow the
MMC to be amended and be consistent with the current Genetal Plan and the amended LCP land
use designation and zoning maps (LCPA No. 23-003) and is only corollary of that action. The
amendment is consistent with General Plan Land Use Element Policies LU 2.1.3,4.4.1, 6.1.1, and
6.1.2, listed below, because it allows for commercially zoned properties'based on community need;
establishment of small neighborhood and community serving businesses; development standards
and procedures that protect the property owner’s reasonable use of land consistent with the goals
and policies of the General Plan; and a legal parcel to be used,for a permitted or conditionally
permit use that is compliant with the zoning otdinance requirements, inclusive of Condition No.
18 to verify the lot is a legal lot. .

LU Policy 2.1.3: The City shall proportiondcommereially zoned properties based on
community need.

LU Policy 4.4.1: The City shall'encourage establishment and continued operation of small
neighborhood and community sérving businesses:

LU Policy 6.1.1: The City shall use development standards and procedures that protect the
property .owners’. reasonable use of their land consistent with the goals and policies of this
General Plan.

LU Policy 6.1.2: The City shall"allow a parcel legally created and existing as of March 26,
1993, regardless of size, to be used for any purpose permitted by right or, if permits obtained,
any conditionally permitted use, in the zone district in which the parcel is situated, provided
that such use or any niew construction complies with the requirements of the zoning ordinance.

SECTION 5. Coastal Development Permit Findings.

Based on evidence contained within the record, including the agenda report for the project and the
hearing on December 16, 2025, and pursuant to the LIP, including Sections 13.7(B) and 13.9, and
the Malibu Municipal Code (MMC), the Planning Commission hereby recommends the City
Council adopt the following findings of fact for approval of CDP No. 18-038 for construction of
a 1,792 square-foot senior residential care facility, 1,000 square-foot garage, 1,194 square-foot
basement, a driveway, terrace decks, landscape, hardscape, grading, retaining walls, an impact
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wall for geotechnical purposes, and an onsite wastewater treatment system located in the CC zone
at 22549 Pacific Coast Highway.

With approval of the proposed ZMA Case No. 18-001 and LCPA Case No. 23-003, the project, as
conditioned, is consistent with the LCP’s zoning and land use designation, grading, cultural
resources, water quality, and wastewater treatment system standards requirements. With the
inclusion of the proposed VAR Nos. 21-001, 21-002, and 21-003, SPR No. 18-044, and CUP No.
18-038, the project is consistent with all applicable LCP codes, standards, geals, and policies. The
required findings are made herein.

A. General Coastal Development Permit (LIP Chapter 13)

1. Inclusive of the requested ZMA and LCPA, the project is in the CC'zoning district, an
area designated for resident serving commercial needs of the community similar te, but more
concentrated than, that of the CN zoning district. A residential care facility for the elderly is
allowed in this zone subject to a CUP. The project has been reviewed for conformance with the
LCP by the Planning Division, City Biologist, City Environméntal Health Administrator, City
Public Works Department, City geotechnical consultant reviewers, WD29, and LACFD. Based on
submitted reports, project plans, visual analysis and site investigation, the proposed project, as
conditioned, conforms to the LCP in that it,meets all applicable commercial development
standards, inclusive of the requested LCPA, ZMA, VARs, and SPR.

2. The project is not located between the'first public road and the ocean. The project
site is north of the Pacific CoastHighway (PCH). In addition, the subject property does not contain
and is not adjacent to any trails as depicted on the LCP Park Lands Map.

3. The following alternatives to the project were considered to determine the least
environmentally damaging feasible alternative:

Due to the siteseharacteristics and proposed type of use, there are no feasible project alternatives
that are more environmentally preferable than the proposed project. To create a project that does
not require the construction of a retaining wall, building portion or related improvements in steep
slopes (VAR No. 21-002); a tetaining wall and impact wall exceeding the maximum allowed height
(VAR"No: 21-001), or development in the ESHA buffer and fuel modification in the ESHA and
ESHA buffer (VAR No. 21-003), and that meets the driveway and fire truck turnaround standards,
the development would need to have a very small building footprint such that the project would
be infeasible. Dueito fuel modification encroachment into ESHA and ESHA buffer, regardless of
where a building pad were located on the property, any development would already be constrained
by the ESHA development standards in LIP Section 4.7.1 requiring a project’s allowable
development area to be limited to 25 percent of the total lot size. To maintain the same floor area
to accommodate the planned occupancy potentially lost with less building lot coverage, the
applicant may need to increase height to above the proposed 24 feet. This would likely result in a
three-story building taller than 24 feet, inconsistent with the LIP and MMC, and which would be
more visible from PCH. Moreover, it is anticipated that a smaller project footprint would nominally
change the project’s potential for environmental impacts, since a relatively flat area for the
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driveway and fire truck turnaround of the same sizes as currently proposed would still be necessary
and would require variances to be located on the subject property.

The ESHA buffer covers about 60 percent (about 7,300 square feet) of the parcel, leaving little
room outside of the buffer for the development area (about 4,700 square feet). The southern area
of the parcel also contains slopes that require retaining walls, although not to the height of the
northernmost retaining wall. Therefore, shifting the development southerly to avoid the ESHA
buffer would render the project infeasible. Shifting the building further south, so that less of the
development is in the ESHA buffer, would conflict with an existing easement to the State of
California for right of ingress and control of storm water in the southeast corner of the parcel. This
shift would require additional retaining walls in the southern portion of the property, would likely
encroach in the minimum required front yard setback, and would likely still require cutting into
the northern slope and placement of a retaining wall of about the same height to accommodate the
required onsite driveway and fire truck turnaround whi€¢h would need to be placed at the rear of
the building. Therefore, shifting the building southefly would still result in development in the
ESHA buffer and would not be an environmentally preferable option.

To create a flat building pad of sufficient size, the steep northetly slope needs to be partially cut
and retained with a wall tall enough to ¢ontain,the hillside. Construction of the retaining wall
necessitates work in steep slope areas. Due to the surreunding slopes and geologic/geotechnical
conditions, an impact wall of the height proposed is nceded toyprevent a mudslide on the property
in the event of a slope failure adjacent to the parceldon the west. The impact wall of 11 feet high
was originally conceived as aswallof up to 15.7 feet high but was later redesigned for a lower
profile. Both the 24-foot-tall retaining wall and the impact wall cannot feasibly be replaced with
shorter stacked walls meeting the maximum permitted six-foot height. At least one of the stacked
walls would need tobe as high as_the currently proposed highest wall in both cases. Moreover,
construction of the stacked wallsiwould result inradditional grading and cutting into a steep slope.

The proposed-development will,not result in adverse scenic or visual resource impacts given the
location of the building'and walls ensite and the location of the proposed development site within
the hillside area backdrop; will not tesult in adverse biological impacts with implementation of
mitigation measures to compensate for the loss of habitat, and is the least environmentally
damaging feasible alternative. Conditions of approval (Nos. 49 and 50) would further ensure no
adverse seenic or visual resource impacts by requiring the project color and materials to blend in
with the naturabhillside.

4. Approximately 60 percent of the subject property area is within the designated
ESHA buffer as shown on the LCP ESHA and Marine Resources Map and as delineated in the
biological assessment of the project site prepared by Forde Biological Consultants (October 2018).
The proposed building, paved areas, walls, landscaped areas, and grading would be located within
the ESHA buffer. The project also has the potential to impact special status biological resources
through fuel modification Zones B and C encroachment into the ESHA offsite to the north and the
ESHA buffer on either side of the property. On February 9, 2022, the City Biologist determined
that review by the Environmental Review Board (ERB) was required for the project. The ERB
reviewed the project on June 7, 2023.
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The ERB requested that the project include native vegetation in the landscape plan (Condition No.
15), The ERB asked about the feasibility of incorporating a bioswale feature upslope behind the
retaining wall on the north side of the parcel, however installation of a bioswale could adversely
affect the integrity of the wall. The ERB inquired about whether an “H over 2” slope setback
distance is required for the ascending slope on the property’s northern portion, however the
requirement does not apply in this design, and the City’s geotechnical consultant reviewers and
Public Works Department staff have accepted the project as currently proposed. The Building
Safety Division’s structural engineer consultant has accepted the pétaining wall design on a
conceptual basis. The ERB asked if the potential for offsite fuel modification by owners of
neighboring properties was considered when staff determined the requirements for habitat impact
mitigation; staff confirmed that these potential impacts avere assessed in'determining the
appropriate mitigation. While the subject property ownershas no legal authority to ¢enduct fuel
modification on other properties, owners of the adjacent properties may conduct vegetation
thinning and/or removal common to fuel modification due tof the proposed development.
Therefore, the proposed project has the potential to resultin such vegetation modification offsite.
The ERB asked that the project lighting be night-sky compliant. The project does not include any
exterior lighting. However, Condition Nos. 24-30 require compliance with the City Dark Sky
Ordinance so that any exterior lighting determined necessary, suchias to comply with the building
code, will be designed in compliance. The, ERB asked about storm water Best Management
Practices (BMPs) and Americans with Disabilities Act (ADAy),accessibility to parking areas and
the nearest road right-of-way. The selection‘and approval of BMPs and compliance with ADA
requirements will be addressedfin'the project’s Building and Safety plan check stage. Other ERB
comments involved clarification on project conditions, including storm water drainage and
measuring building height, and were not requests of the project.

B. Variance Findings for Wall Heights (ILIP Sections 3.5.3(A)(3) and (4))

1. There are special circumstances or exceptional characteristics applicable to the
subject property, including size and topography, that warrant granting of the variance. The project
parcelds small (0.27 acre, or 12,066 square feet), especially for a commercial use consistent with
the allowed uses in the current and proposed zoning districts. Immediately adjacent parcels are
1.43 acresito the east and 1.86 acres to the south and west (this parcel borders the property on both
the south'and west) and zoned for commercial use, while the parcel to the north is 34.85 acres and
zoned for residential used Commercial parcels in the general vicinity range mostly range from 0.57
to 1.86 acres, with.one parcel 0.11 acre. For the most part, the development areas of nearby parcels
do not have as steep slopes as the subject property. More than one-half of the property consists of
3 to 1 or flatter slopes (an area of 6,345 square feet) and is generally located in the center of the
property in the area of proposed development, while slopes steeper than 3 to 1 comprise 5,738
square feet. The center of the project site where there is a remnant building pad is relatively flat,
but insufficient in size to accommodate the proposed use. The northern and southern portions of
the property have steep topography (2.5 to 1 to over 1 to 1 slopes). To create a sufficient building
pad, the project includes cutting into a portion of the slope on the north, necessitating a retaining
wall of 24 feet, tall enough to contain the hillside. Shifting the building further south would conflict
with an existing easement to the State of California for right of ingress and control of storm water
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in the southeast corner of the property. This shift would require additional retaining walls due to
slopes in the southern parcel area, would likely encroach in the front yard setback, and would likely
still require cutting into the northern slope and placement of a retaining wall of about the same
height to accommodate relocation of the and fire truck turnaround and required driveway access
to the rear of the building.

The proposed impact wall of 11 feet high is required for safety purposes, to prevent a mud slide
from the hillside area to the west of the proposed development site in the event of slope failure.
The height of the impact wall is dictated by geotechnical engineeringsStandards. The impact wall
location, height, and design have been accepted by the City geotechhnical consultant reviewers.

2. The City Biologist, City Environmeftal Health Administrator, City
geotechnical consultant reviewers, City Public Works Depattment, and the LACFD have reviewed
the proposed project and determined it is consistent with all applicable safety, health or welfare
regulations and policies. The Building Safety Division consulting structural engineer has
conceptually approved the 24-foot-tall retaining wall"design. Development would occur on the
flatter portions of the property, to the extent feasible, to minimize grading. Given the limited parcel
size, however, the scope includes cutting into a portion of the nerthern slope and construction of
the 24-foot-high retaining wall. The retaining wall is proposed to safely and effectively hold back
adjacent grades to create the development pad for the proposed use. Asnoted in Finding B.1 above,
the 11-foot-high impact wall on the western side of the parcel'has been designed for safety and has
been accepted by the City geotechnical consultantireviewers on a preliminary basis. Both the
retaining wall and impact wallawill'be designed to face the interior of the site, so are not expected
to be visible from off-sitedvantage points. Therefore, granting of the proposed variance is not
detrimental to the publi¢iinterest, safety, health or welfare, and not be detrimental or injurious to
the property or improvements in the same vicinity'and zone in which the property is located. The
walls are to protect the subject sité from slope hazards and will be required to be constructed to all
applicable building safety and@ngineering standards and codes.

3. The granting of theyproposed variance will not constitute a special privilege to the
applicant or property owner. The preposed residential care facility for the elderly is consistent
with(the uses permitted in the applicable zoning designation of CC with a CUP. The project site is
small “and, limited in land area for development. Surrounding properties are developed with
commercial uses, and do/not have hillside topography as steep as that of the subject parcel.
Additionally, the existing parking lot behind the retail center located immediately south of the
project site is comstructed with two stacked retaining walls, the tallest being 12-feet-high,
exceeding the maximum allowed six feet high. The additional height of the project walls will
enable the development of the proposed commercial use and its safe operation. Development of
the proposed use on the site would be infeasible without the granting of the variance. Therefore,
granting the proposed variance does not constitute a special privilege to the property owner.

4. The granting of the proposed variance will not be contrary to or in conflict with the
zoning provisions nor LCP goals, objectives and policies, as Variances to retaining wall heights
may be granted pursuant to LIP Sections 3.5.3(A)(4) and (5) and 13.26. The proposed project is
consistent with the LUP and LIP, inclusive of the LCPA request. All departmental reviewers have
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determined the proposed project is consistent with the LCP and have determined that they can
support the granting of the requested variance. Granting of the variance will enable development
of the proposed use, which is an allowed use on the site with a CUP.

5. The requested VAR for wall heights does not specifically pertain to
environmentally sensitive habitat or its buffer. However, approximately 60 percent of the project
site, including the development of the building, paved areas, walls and landScaped planters, is in
the ESHA buffer, and the requested VAR would pertain to walls proposed in the ESHA buffer. As
described above for Finding A.1., there are no other feasible alternatives.for siting the walls or
reducing the wall heights and locating the development elsewhere on the site considering the small
parcel size with steep slopes. Given the location of the site in the ESHA buffer,,the development
area is limited to 25 percent of the total lot size, or 3,020.25 sf, pursuant to LIP Section 4.7.1. The
proposed 3,016 sf development area for the project complieés with the maximum allowed.

6. The proposed variance would enable the development of a residential care facility
for assisted senior living with steep slopes on and adjacent to_the site and will not authorize an
unpermitted use or activity subject to inclusion of the LCPA ‘and ZMA. The variance is requested
to accommodate retaining and impact retaining walls necessary to construct a use that is
conditionally permitted in the CC zone subject'to.a CUP. Retaining and other walls are permitted
in this zone. Therefore, the variance would be grantedite provide for an allowed use, inclusive of
a CUP.

7. The subject parceluis physicallyfsuitable for the proposed variance since the
additional wall heights can be accommodated ‘on the proposed development site. There are no
alternate feasible building locations on the proposed development site that will eliminate the need
for the retaining and gmpact wall heights to exceed the maximums allowed. Constructing a series
of stacked retaining wallsiinstead of the proposed;single walls higher than the maximum allowed
with the intent of reducing the wall heights would necessitate additional land on a site that is
already constrained,in size and constricted by steep slope areas, likely rendering the project
infeasible£ Additional area needed, for the stacked walls may result in more development area,
which.would exceed the maximum allowed for a site in the ESHA buffer (3,020.25 sf per LIP
Section 4.7.1). Using stacked walls"would also require more grading of slopes than is currently
proposedand the tallest stacked wall would need to be the same height as the proposed single
retaining wall.

8. The, City Biologist, City geotechnical review consultants, City Environmental
Health Administrator, City Public Works Department, and the LACFD reviewed the proposed
project and determined it was in conformance with state and local requirements. The Building
Safety Division consulting structural engineer has conceptually approved the 24-foot-tall retaining
wall design. Therefore, the proposed project with the additional wall heights, along with the
requested other VARs, SPR, CUP, LCPA and ZMA granted, could be found to comply with all
applicable requirements of state and local law.
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C. Variance Findings for Development within the ESHA and Buffer (LIP Section
4.6.4(A))

1. There are special circumstances or exceptional characteristics applicable to the
subject property, such size and steep slopes (as described in Finding B.1.), and the location of
ESHA buftfer on most of the site, that warrant granting of a variance. The center of the project site
where there is a remnant building pad is relatively flat, but insufficient insize to accommodate the
proposed use. The ESHA buffer covers approximately 60 percent of the,parcel from the site’s
center to its north, including the existing building pad. The southern portion of the site outside of
the ESHA buffer is about 4,700 square feet. Restricting the proposed development to this area
would result in an infeasible project due to constraints in land area. The propesed development
area is 3,016 square feet (building footprint, retaining walls; pedestrian paths around the building,
and other building pad areas), and the driveway and firefruck turnaround area (including OWTS)
is 2,954 square feet. The required fire truck turnaround area and.driveway access to it alone is
2,100 square feet. In addition, at least 40 percent of the site must be landscaped area. Therefore,
the development could not feasibility be accommodated in the estimated 4,700 square feet area
outside of the ESHA buffer.

2. The City Biologist, City EnvironmentalyHealth Administrator, City geotechnical
consultant reviewers, City Public Works Department, and the EACFD have reviewed the proposed
project and determined it is consistent with all applicable safety, health or welfare regulations and
policies. The Building Safety«Division consulting structural engineer has accepted the design of
the 24-foot-high wall on a conceptual basis.

As proposed by the City Biologist, & condition of approval states the applicant would be required
to compensate for oft-siteshabitatimpacts to ESHA resulting from potential vegetation modifying
activities that may be conducted by neighboring property owners for fire-defensible space through
any of the following: a detailed restoration plan, a habitat conservation plan, or evidence of
payment of in-lTicu fees teo the Santa Monica Mountains Conservancy. The precise mitigation would
be detefmined by the City prior tothe project’s final Building and Safety plan check approval.

Development in the ESHA buffer on-site will be accomplished pursuant to City building codes, in
a safe manner, and in consideration of the public health, interest and welfare. In particular, the
proposed retaining and impact walls will be constructed to protect people and property. They will
be designed to face thé interior of the site and are located behind the proposed building of 24-feet-
high so are not expected to be readily visible from off-site vantage points. The walls are to protect
the subject site from slope hazards and will be required to be constructed to all applicable building
safety and engineering standards and codes. The area upslope of the northerly 24-foot-high-
retaining wall proposed on-site will be landscaped. The project is conditioned to require native
species of vegetation in this upslope area, which will provide a habitat buffer between the proposed
development and the ESHA off-site and require landscaped areas on site include native species, as
requested by the ERB, in consideration of the ESHA buffer on-site and neighboring off-site ESHA
and ESHA buffer areas. Therefore, granting of the proposed variance could be found not to be
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detrimental to the public interest, safety, health or welfare, and 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 would not constitute a special privilege to
the applicant or property owner, as described in Findings B.1. and C.1. above, where the subject
property is small and has steep slopes. To avoid the ESHA buffer, development would be relegated
to the southern approximately one-third of the parcel. This estimated 4,700-squate foot area would
not accommodate the requested development footprint and contains slopes (although less steep
than those on the north side of the parcel) and an easement to the Stateff California that constrain
development potential. The 4,700 square-foot area would have to “comntain the proposed
development area of 3,016 square feet (building footprint, retaining walls, pedestrian paths around
the building, and other building pad areas), the driveway and fire'truck turnaround area (including
OWTYS) of 2,954 square feet, and landscaped planters of atfleast 40 percent of the site area.

The combination of constraints creates challenges inddeveloping the site for commercial use, as it
is currently zoned CN and is proposed to be zoned CC. The granting of the variance would not
provide special privileges to the property owner or project applicant but would allow for the
development of the site for commercial uses, and specifically, for the proposed use, allowed with
a CUP. Moreover, limiting development o thisyportion of the'site, will require relief from yard
setback development standards.

4. The granting of the proposed variance will not be contrary to or in conflict with the
zoning provisions nor LCP geals, objectives and policies, as a variance for development in the
ESHA buffer may be grantéd pursuant.to LIP Sections 4.6.4(A) and 13.26. The proposed project
is consistent with the LUP and LIP, inclusive of the LCPA, SPR and other VARs. All departmental
reviewers have determined the proposed project is consistent with the LCP and have determined
that they can support the granting‘of the requestédivariance. Granting of the variance would enable
development of the propesed«‘residential care facility for the elderly,” a commercial use that is
allowed withapproval of a CUP.

5. As described in Findings A.3 and C.1 above, the southern portion of the site outside
of the ESHA cannot feasibility contain the proposed development. Due to the ESHA within 100
feet ofthesubject site, the development area is limited to 25 percent of the total lot size, or 3,020.25
square feet (LIP Section 4.7.1.). The proposed 3,016.09 square-foot development area for the
project complies, with thé maximum allowed.

6. The proposed variance will enable the development of a senior assisted residential
care facility on a site where most of the land area is within an ESHA buffer. The land area outside
of the ESHA buffer is insufficient for development of the commercial use, especially in
consideration of the applicable development standards of the zone and LIP (e.g., yard setbacks),
and fire truck turnaround and driveway standards. The variance will not authorize an unpermitted
use or activity but will accommodate a commercial use, specifically one that is permitted in the
CC zone with a CUP. Therefore, the variance can be granted to allow for commercial development
of the site pursuant to the existing CN and proposed CC zoning, and provide for an allowed use,
inclusive of a CUP.
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7. As described in Finding A.3 above, the variance is requested since the land area of
the parcel outside of the ESHA buffer is insufficient to accommodate the proposed project. The
development could not feasibility be accommodated in the estimated area outside of the ESHA
buffer. The subject site, including the area of the ESHA buffer, as requested via the variance, can
adequately accommodate the proposed project. Except for the requested variances for development
in steep slopes and for walls exceeding the maximum height allowed, and«the SPR for building
height up to 24 feet, the project meets all development standards of the LIP and MMC.

8. The City Biologist, City geotechnical review conSultants, City Environmental
Health Administrator, City Public Works Department, City Building Safety ¢onsulting structural
engineer, and the LACFD reviewed the proposed project and'determined it was in, conformance
with state and local requirements. Therefore, the proposed development partially within the ESHA
buffer onsite and offsite fuel modification in the ESHA.and buffer, along with the requested CUP,
LCPA, ZMA, VARs and SPR granted, will comply with all applicable requirements of State and
local law. Condition of approval require the project to.comply.with relevant approvals, permits,
and licenses from the City of Malibu and other related agencigs, such as the LACFD.

D. Variance Findings for Structures on Steep Slopes (LIP Section 8.3(D))

1. There are special circumstances or exceptional characteristics of the subject
property that warrant approval of this variance: Asddescribed in Finding B.1. above, the project
parcel is small in comparison te'Surreunding parcels and has steep slopes, greater than most nearby
parcels. Without the granting of this variance to allow development in slopes of 2.5:1 to 1:1 the
development of the proposed use could not be accomplished.

The northern and southernportions of the site have steep topography (2.5 to 1 to over 1 to 1 slopes).
To create a sufficient building‘pad, the project includes cutting into a portion of the slope on the
north and placement of a retaining wall with a V-ditch upslope and behind the wall to properly
drain the area. The building wouldibe set against this wall and hillside. On the southern portion of
the site; additional retaining walls are needed due to the slope, along with related storm water
drainage mechanisms to carry water from steeper portions of the site to the drainage inlets. The
southeastern portion of the building would also reach into these slopes to accommodate the
required size,of the facility. The northern part of the proposed impact wall on the west side of the
site is within the steep slope area. The wall is required for safety purposes, to prevent a mud slide
from the hillside area’to the west of the site in the event of slope failure. There is no alternate
location for this part of the wall, given that the need for the wall is specific to the particular hillside
location.

2. The City Biologist, City Environmental Health Administrator, City geotechnical
review consultants, City Public Works Department, City Building Safety consulting structural
engineer, and the LACFD have reviewed the proposed project and determined it is consistent with
all applicable safety, health or welfare regulations and policies. Development would occur on the
flatter portions of the site, to the extent feasible, to minimize grading. Given the limited parcel
size, however, the scope includes cutting into portions of the northern and southern steep slopes
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on site to accommodate the development, including a portion of the building, retaining and other
walls, and storm water drainage mechanisms. The retaining walls are designed to safely and
effectively hold back adjacent grades to create the development pad for the proposed use. The
impact wall on the western side of the parcel is to protect the project site development, as well as
residents and employees, from the effects of a mud slide in the event of failure of the slope along
the western property edge and is by necessity located in a steep slope area. The drainage facilities
are required to effectively and safely convey storm water away from the walls and building that
are in the steep slopes.

All proposed structures in steep slopes will be required to be constructed to allapplicable building
safety and engineering standards and codes. Therefore, granting 6f the proposedivariance 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 vicifiity and zone in which'theproperty is
located.

3. The granting of the proposed variance willnot constitute a special privilege to the
applicant or property owner. The proposed project site isidimited in size and contains steep
topography, such that development of the full facility is infeasible outside of steep slopes. The
proposed senior residential care facility 4s comsistent with the uses permitted in the applicable
zoning designation of CC with a CUP (“residential care facility forythe elderly”). Surrounding
properties are developed with commercial and residential use€syand while they mostly do not have
hillside topography as steep as that of the subject parcel, have'been at least partially built in areas
with steep slopes, as evidenced by, retaining walls exceeding the maximum allowed six-foot-
height. The proposed structures on steep slopes on-site (building, walls, drainage facilities) will
enable the developmentof the proposed commercial use, including its safe and effective operation
with the proposed zétaining and dmpacts walls, and storm water conveyance mechanisms.
Development of the proposed use on the sit€'would be infeasible without the granting of the
variance. Therefore, grantingthe proposed variance would not be considered to constitute a special
privilege to thesproperty owner.

4. The granting of the proposed variance will not be contrary to or in conflict with the
zonifig provisions nor LCP, goals, objectives and policies, as variances for the placement of
structuresion slopes steeper than 3 to 1 may be granted pursuant to LIP Sections 8.3(D) and 13.26.
The propesed project is consistent with the LUP and LIP, inclusive of the LCPA, SPR and other
VAR requests. All departmental reviewers have determined the proposed project is consistent with
the LCP and have detetmined that they can support the granting of the requested variance. Granting
of the variance will enable development of the proposed use, which is an allowed use on the site
with a CUP.

5. The proposed variance does not specifically pertain to environmentally sensitive
habitat or its buffer. However, approximately 60 percent of the project site, including the
development of the building, walls and drainage mechanisms in slopes steeper than 3 to 1 would
occur in the ESHA buffer. As described above for Finding A.3, there are no other feasible
alternatives for avoiding cut and fill and placement of structures in steep slopes above 3:1 in the
ESHA buffer considering the small parcel size and hillside topography, as well as most the site in
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the ESHA buffer. Given the location of the site in the ESHA buffer, the development area is limited
to 25 percent of the total lot size, or 3,020.25 square feet, pursuant to LIP Section 4.7.1. The
proposed 3,016.09 square-foot development area for the project complies with the maximum
allowed.

6. The proposed variance will enable the development of a residential care facility for
the elderly, consistent with the purpose and intent of the CC zone with approval of a CUP, on a site
with steep slopes and will not authorize an unpermitted use or activity. The variance is requested
to accommodate retaining and impact walls, portions of a buildingsand, drainage mechanisms
necessary to construct a commercial use, including one that is permitted in'the CC zone with a
CUP. Retaining and other walls, buildings, and storm water drainage mechanisms are permitted in
this zone. Therefore, the variance would be granted to provide for an allowed useyinclusive of a
CUP.

7. The subject parcel is physically suitable for the proposed variance since the walls,
building, and drainage mechanisms in steep slopes can be accomfmodated on the site, There are no
alternate feasible building locations on the site that will eliminate the need for these structures to
be located in steep slopes, given the limited parcel size of 0.:27 acre and hillside topography with
47 percent of the site in steep slope areas:

8. The City Biologist, City geotechnical consultant reviewers, City Environmental
Health Administrator, City Public Works Department, and the LACFD reviewed the proposed
project and determined it wasfin ¢onformance with state and local requirements. The Building
Safety Division consulting structural engineer has confirmed the design of the 24-foot-high
retaining wall is acceptable on a conceptual basis. Therefore, the proposed project with grading
and structures in steep slopes, along with the requested other variances, site plan review, CUP,
LCPA and ZMA granted, would comply with allapplicable requirements of state and local law.

E. Site Plan'Review Findings for Building Height (LIP Section 3.8(A)(1)(b))

1. The project has beenreviewed for all relevant policies and provisions of the LCP,
including the LUP and LIP. The project is consistent with all such policies and provisions, except
for those for which an SPR, VARs, and LCPA are being requested. Except for the building height
for which an,SPR is requested and the VAR for development in the ESHA, the location, density,
and size of the building i§ consistent with all other regulatory provisions of the LCP, including the
number of building stories, FAR, and maximum development area.

2. The proposed commercial project is in an area with a mix of other one- and two-
story commercial uses, and one-story single-family and two-story multi-family residences further
to the west. The project includes a request for a ZMA and LCP to change the land use and zone
from one commercial use (CN) to another (CC), which are both commercial zones intended to
service the community. The proposed use is commercial, with the residential care facility for the
elderly use allowed with a CUP. Properties surrounding the site are larger in land area. The
Commercial Visitor Serving 1.43-acre parcel to east of the site has a 5,142-square-foot three-story
motel building constructed in 1947 that fronts PCH but the portion of the parcel further north and
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adjacent to the site is natural and undeveloped. The single CN 1.86-acre parcel that borders the
site on both the west and south contains a retail shopping center along the subject site’s south edge
that fronts PCH. It contains a two-story 19,885-square-foot building constructed in 1991 with a
parking lot built into the slope in the rear and on top of the building. Adjacent to the project site
on the west, however, this area of the retail shopping center parcel is natural and vacant. The three
structures built as residences to the west of the project site consist of 713, 879, and 1,302 square
feet each and date from the 1950s. To the north of the subject property is<@ large vacant parcel
zoned for low-density residential use. The proposed project consistsfof a 1,792 square-foot
building with an attached 805 square-foot four-car garage and 1,1946quare-foot basement on a
0.277-acre parcel, which is smaller than the nearby commercial uses;s but larger than the residential
uses. It is similar in height and number of stories to the adjacent retail shopping center. The type
of use, building profile, and the amount of development isd€ompatible with thexneighborhood
character.

Since the project site is in the hillside above an existifig commercial development and not located
south and ocean-side of any development, it will not block views to the ocean from surrounding
parcels. Based on the visual impact analysis (project plans, aerial photographs, photosimulations,
site visits and story pole placement), the Planning Division hag determined that the building height
will not obstruct views to the Santa MonicayMountains, canyens, valleys, or ravines from
surrounding parcels. The project site is not situated on'or,.near a prominent ridgeline, and given the
small size of the development, off-site views to'these hillside features will remain. Based on review
of project plans, photosimulation views from PCHgand story pole placement, the proposed use
will only be partially visible from PCH, approaching the site from the east and west, and clearly
visible to the north from PEH at the driveway of the retail shopping center just below the site that
fronts PCH.

As with the retail shopping centet developmenttorthe south, the project includes walls exceeding
the maximum allowed height.dt also exceeds the maximum allowed 18-foot height for a flat roof
by six feet. The'motel to the'east of the project site is three stories high. The retail shopping center
is two stories high, as is'the proposed project. The proposed project is consistent with allowed FAR
for density and number of stories, meets all setback requirements, and complies with the required
amounts of open space and landscaping on-site. Based on conformance with these development
standards; and existing surrounding development, the project will not have an adverse effect on
neighborhood character.

3. The, proposed development will not be visible from any scenic area or public
viewing arca. Besides a direct view to the site north from PCH, a scenic road, at the driveway to
the retail shopping center just below the site that fronts PCH, the site will be only slightly visible
from PCH as one approaches it from the east and west. Given the site’s location approximately
200 feet north of PCH, the limited time a clear view to the site will be visible from passersby on
PCH (i.e., the width of the adjacent project driveway), and the small size of the building, including
additional height, would not result in adverse effects on public views from PCH. The retaining and
impact wall heights will be obscured by the proposed buildings in front of the wall and/or the
hillside itself (as viewed from the west). Conditions have been incorporated into the project
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requiring the project to reflect earth-toned colors to blend into the hillside to further ensure
protection of significant public views.

4. The project complies with all applicable requirements of State and local law,
inclusive of the discretionary requests, and is conditioned to comply with any relevant approvals,
permits and licenses from the City of Malibu and other related agencies, such as the LACFD.
Construction of the proposed improvements, including the building of 24 feet in height, will
comply with all building code requirements and will incorporate alldtecommendations from
applicable City agencies and project consultants.

5. As described in Finding E.2 above, the proposed commercial project, in which four
guests and two employees would reside, is in an area with4@ mix of other one-rand two-story
commercial uses, and one-story single-family and two-story multi-family residences further to the
west. It is similar in height and number of stories to thé adjacent retail commercial eenter to the
south. Therefore, the project is compatible with the varied typés, sizes, bulk and height of
development in the adjacent area.

6. Since the project site is in the hillside, behind existing commercial development,
and not located south and ocean-side of any dévelopment, it will not block views to the ocean or
off-shore islands from residences. Based on the viswal impact analysis (project plans, aerial
photographs, photosimulations, and story pele placement), staff has determined that the building
height will not obstruct views to the Santa Monica Mountains, eanyons, valleys, or ravines from
surrounding residences. The projectsite is not situated on or near a prominent ridgeline, and given
the small size of the development, off-site views to these hillside features will remain.

7. As diseussed in the findings in SECTIONS 3 and 4 above, the proposed project is
consistent with the LIP and LUP in that the propesed project is in an area identified for commercial
use. The project is consistent with the relevant goals and policies of the General Plan to promote
commercial usessand structures in harmony with the rural residential character and the natural
environment of the community. The subject parcel is set within a natural hillside area. Condition
No. 154equires native species to beincorporated in the landscape plant palette, in consideration
of the site’s location in the ESHA buffer. Condition No. 76 requires the applicant to compensate
for the petential habitat impacts due to fuel modification on off-site properties in the ESHA
through habitat mitigation. The project minimizes work in steep slopes to the maximum feasible
given the smallparcel size and need to accommodate the proposed use, and the project retains 25
percent of the site'as open space and 40 percent as landscaped area. The proposed project, inclusive
of the LCPA, ZMA, and CUP is consistent with the applicable land use and zoning designations
and all applicable development and design standards of the Municipal Code, LCP and General
Plan, inclusive of the associated discretionary requests (VARs and SPR). In particular, the project
would be consistent with the setback, FAR density, number of building stories, development square
footage, grading quantities, open space and landscaping requirements, and other development
standards.

8. The applicant is not proposing solar panels or other similar solar facilities as part
of the project. The roof design would not prohibit future location of solar panels. Given the location
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of the site adjacent to undeveloped areas and north of a retail center parking lot, there are no other
uses in the immediate area for which the project could affect solar access.

9. The site is set within a hillside area. Steep slopes are located on-site and off-site.
The site does not contain sensitive biota. An ESHA is located north of the site and is characterized
by coastal sage scrub habitat. The 100-foot ESHA buffer extends onto most of the project site and
overlaps with portions of the development project. Any vegetation thinning 0r removal associated
with fuel modification Zone C, which is located off-site, would overlap with the ESHA. Portions
of Zone B off-site would also overlap with ESHA. As described aboye in Finding E.7 above, the
project is conditioned to incorporate native species in the landscape plant palette, and to
compensate for potential habitat impacts from off-site fuel modification. Additienally, Condition
No. 16 would remove a proposed plant species from the plant'palette that is inconsistent with the
project’s location in a high severity fire hazard area. Therefore, the project will mot have a
significant adverse impact on natural resources and provides for the preservation of natural plant
materials.

10. Given the project site’s location immediately adjacent to undeveloped areas to the
west east and north, and an existing commercial retail centerparking lot to the south, there are no
other uses in the immediate area for which the'project could affectisolar access by increasing the
roof height from 18 feet to 24 feet. Specific to the project, the roof design would not prohibit the
installation of solar panels if so proposed orrequired.

11.  As described abevenin SECTIONS3 and 4, the proposed project is consistent with
the LIP and LUP and with the relevant goals and policies of the General Plan. The project
minimizes work in steepfslopes to the maximum feasible given the small parcel size and need to
accommodate the proposed use, and the project retains 25 percent of the subject property as open
space and 40 percent as landscaped area. Thesproposed project, inclusive of the LCPA, ZMA,
CDP, VARs, SPR, is consistent with the applicable land use and zoning designations and all
applicable development and design standards of the Municipal Code, LCP and General Plan. This
includes project consistency with required setbacks, FAR, number of building stories, development
area square footage, grading quantities, open space and landscaping requirements, and other
development standards.

F. Environmentally Sensitive Habitat Area Overlay (LIP Chapter 4)

I. The, project site is currently designated and zoned for commercial use at present
(CN) and will be'upon approval of the proposed ZMA and LCPA (CC). The CC zone allows a
residential care facility for the elderly with a CUP. Without the variance request for development
in the ESHA buffer and potential fuel modification in ESHA off-site, the project could not be
constructed due to the small size of the parcel (0.27 acre) and steep topography (above 3 to 1 to
over 1 to 1 slopes) and that approximately 60 percent of the parcel land area is within the ESHA
buffer (about 7,300 square feet of the total approximately 12,066 square feet land area on-site).
For the same reasons, the project could not be developed without the potential for fuel modification
in Zones B and C possibly being conducted off-site in ESHA and ESHA buffer. While the fuel
modification plan approved for the project by LACFD does not show fuel modification oftf-site in
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ESHA or the ESHA buffer, there is the potential that owners of these off-site properties may elect
to conduct fuel modification on their properties given the proximity of the proposed development.
There would be no development location available on the subject property under a scenario where
the entirety of fuel modification is contained onsite and completely avoids offsite ESHA and/or
ESHA bufter. Therefore, without the ESHA and ESHA buffer variance, the subject property could
not be developed for the commercial use permitted with a CUP. It is likely that it could not be
developed for most commercial uses allowed by current or proposeddcommercial zoning.
Moreover, single family residential use is not allowed per the current or ptoposed zoning.

2. The project is consistent with the LCP and complies with LIP Section 4.7. Inclusive
of the requested ZMA and LCPA, the project is in the CC zoning district, an area designated for
resident serving commercial needs of the community similar£0, but more concentrated than, that
of the CN zoning district. A residential care facility for the glderly is allowed in thiszoning district
inclusive of the requested CUP. The project has been reviewed for conformance with'the LCP by
the Planning Division, City Biologist, City Envirofimental Health Administrator, City Public
Works Department, City geotechnical consultant reviewers, WD29, and the LACFD. As discussed
herein, based on submitted reports, project plans, visual analysis and site investigation, the
proposed project, as conditioned, conforms, to the LCP in that it,meets all applicable commercial
development standards, inclusive of the réquested SPR and VARSs;except for the ESHA Overlay
provisions for which a variance is proposed.

3. Section 4.7 of the LIP indicates, that‘a CDP for a use other than one permitted in
the ESHA Overlay district, in.whichithe uses permitted in this district would preclude construction
of a residence on an undeveloped legal parcel, ‘shall be subject to several standards. The uses of
the property and the siting, design, and size of any development approved in an ESHA or ESHA
buffer shall be limited; restricted, and/or conditioned to minimize impacts to ESHA on and adjacent
to the property to the maximum eXtent feasiblexThe allowable development area is 10,000 square
feet or 25 percent of the pareel size, whichever is less. The proposed project has a development
area of 3,016.09;while the maximum allowed is 3,020 square feet. The offsite ESHA adjacent to
the project site is coastal sage scrub habitat. Fencing is permitted within coastal sage scrub ESHA
however no fencing is proposed as part of the project, and the impact and retaining walls on-site
are within the ESHA buffer, but not ESHA. As described in Finding C.1 above, the development
could not feasibility be accommodated in the estimated 4,700 square feet area outside of the ESHA
buffer. As described above in Finding E.7 above, a condition has been incorporated to compensate
for potential fuel modification impacts to the ESHA off-site.

4. The operation of the residential care facility for assisted senior living would minimize
impacts to the ESHA. Most of the facility operations would be indoors, except for defined terrace
decks at the south and side building elevations used for passive recreation and views to the ocean.
The adjacent ESHA is located north of the building, up a steep slope and beyond the 24-foot-high
retaining wall proposed on-site. Therefore, the ESHA is inaccessible to users of the project site.
The area upslope of the retaining wall will be landscaped. Conditions of approval require native
species of vegetation in this area, which will provide a habitat buffer between the proposed
development and the ESHA off-site, and require all other landscaped areas on site to include native
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species, in consideration of the ESHA buffer on-site and neighboring off-site ESHA and ESHA
buffer areas.

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

1. Adverse impacts on scenic and visual resources are not anticipated from
development on the subject property. The proposed development will be on a‘small site (0.27 acre)
with a two-story 1,792 sf building above grade. The remainder of the pfoposed building square
footage will be in the garage and basement. The two-story building will be,24-feet-high, which is
the maximum allowed for a flat roof with approval of an SPR. Baséd on project plans, including
photo simulations, story pole photos, and Planning Division site visits, there would be slight views
to the site travelling on PCH from the east and west, as the siteris mostly blocked\from view by
existing development. As viewed north from PCH travelling past the driveway to the retail
shopping center that is just below the site and that fronts PCH, there will be a straight view to the
building for a limited time. Views to tall walls on thegiorthern and western portions of the site will
be obscured by the facility building or the existing hillside (as‘viewed from the west), and the
tallest one, the 24-foot-high retaining wall, will be constructed as soil nail, resembling natural
rocks and so blending into the hillside. Conditions of approval require that the impact wall blend
in with the natural hillside by reflecting earth tone colors. The project site is not on a ridgeline but
set within the hillside, similar to other development along this same stretch of PCH.

2. The project is not expected to have adverse visual impacts due to landscaping. The
project includes 40 percent of the Site area as landscaping. To ensure compatibility of the plantings
with the surrounding natufal hillside. Conditions of approval require the plant palette of the
landscape plan to incorporate native species.

3. The project is the least environmentally damaging alternative to protect scenic
views from PCH. There are/no other alternative locations on the project site to locate the
development.tofurther reduce views from PCH. As described in Findings B.1 and C.1 above, the
site is small and contains steep slopes, therefore there are no feasible options to relocate the
development elsewhere on-site. The portion of the building above ground is 1,792 square feet,
withfother portions of the facility in the basement, thereby minimizing structure height above
ground. The two-story building will be 24-feet-high to allow for facility needs, which is the
maximum allowed for a flat roof with approval of an SPR. Views to tall walls on the northern and
western portions of the site (a maximum of 24 feet high) will be obscured by the facility building,
and the tallest one, the 24-foot-high retaining wall, will be constructed as soil nail, resembling
natural rocks and'so blending into the hillside. As described above in Finding G.1, conditions of
approval require the other project walls to blend in with the natural hillside and ensures a native
plant palette to blend with the natural hillside. The project site is not on a ridgeline but set within
the hillside, similar to other development along this same stretch of PCH.

4. No adverse impacts on scenic and visual resources are expected from the project.
There is no feasible alternative to the development that would avoid or substantially lessen impacts
on scenic and visual resources that is environmentally superior. Given the hillside location of the
project, development would be slightly visible from PCH, a scenic road, travelling westerly and
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easterly of the site on the roadway. The development would be clearly visible to the north on PCH
for a limited time as one passes directly in front of the driveway of the retail shopping center that
is just below the site and that fronts PCH. To lessen the appearance of the proposed development
from the available views on PCH, the building could be reduced to one story. However, this would
substantially reduce the square footage of the facility, creating an infeasible project, and would be
below the maximum height of 18 feet for a flat roof allowed by the LIP. The building would still
be visible from the same viewpoints on PCH. Allowing only a maximum d8-foot-high building
would have a minor effect on views to the site. The proposed 11-foot-tallimpact wall and the 24-
foot-high retaining wall will be obscured from PCH view by the building located in front of the
walls or by the hillside itself (as viewed from the west). Moréover, the, proposed soil nail
construction of the retaining wall results in a simulated rock appearance that would blend with the
natural hillside. The project, including walls, such as the impaet wall, is conditionedto be designed
with colors and/or materials to blend with the hillside.

5. There are not expected to be any adyverse impacts.on scenic and visual resources
resulting from the project. There are no other preferable locations on the project site to locate the
development to further reduce views from PCH. The subjectproperty is small and contains steep
slopes along the northern, western and eastern edges, and less steep slopes on the south, therefore
there are no feasible options to relocate the development elsewhere on-site. Placing the building
further north on the parcel, further from PCH, wouldresult in more impacts to the steep hillside
and increase cutting and grading of the topography, as well asibring the development closer to the
offsite ESHA.

H. Hazards (LIP Chapter 9)

1. Baseddn review of the project plans and associated project geotechnical reports by
the City geotechnical eonsultantseviewers, LACED, City Public Works Department, and the City
Environmental Health Administrator, these specialists determined that adverse impacts to the
project site relatedsto the proposed development are not expected. The Building Safety Division
consulting’ structural engineer has, confirmed the design of the 24-foot-high retaining wall is
acceptable on a conceptual basis. The,project, including the OWTS, will neither be subject to nor
incréase the instability of'the site from geologic, flood, or fire hazards. 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. Conditions of
approval require that allirecommendations contained in the above cited geotechnical reports and
conditions required by the City geotechnical review consultants, City Public Works Department,
and the LACFD, meluding foundations, OWTS, and drainage are incorporated into the project.

2. As with all properties in the City, the subject property is currently subject to wildfire
hazards and development of a residential care facility for assisted senior living on the subject
property will not increase the site’s susceptibility to wildfire. The project is not expected to have
an impact on wildfire hazards. The proposed development may actually decrease the site’s
susceptibility to wildfire through compliance with fuel modification requirements and the use of
appropriate required building materials and measures. Fuel modification Zone A and a small
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portion of Zone B would be located on the project site. The majority of Zone B and all of Zone C
are offsite. Therefore, the proposed project has the potential to result in fuel modification offsite.

3. The City is served by the LACFD, as well as the California Department of Forestry,
if needed. In the event of major fires, the County has “mutual aid agreements” with cities and
counties throughout the State so that additional personnel and firefighting equipment can augment
the LACFD. Conditions of approval require the project to comply with all LACFD development
standards. The project landscape plan consists of artemisia californica, which is a species listed as
“Undesirable Plants/Target Species” in the Plant Selection Guideliies by Zone (County Fire
Department). A condition of approval requires removal of this spéeies from,the proposed plant
palette. As such, the project, as designed, constructed, and conditioned, wouldnot be subject to
nor increase the instability of the site or structural integrity involving wildfire hazards.

4. As indicated in Finding B.1, above, the pfoposed project, as designed, conditioned
and approved by the applicable departments and agencies, would not have any significant adverse
impacts on the site stability or structural integrity from geolegic, fire or flood hazards due to project
modifications, landscaping or other conditions.

5. As described in Finding A.3 above, due to the site characteristics and proposed type
of use, there are no feasible project alternatives that atesmore environmentally preferable than the
proposed project, particularly in consideration of protcction from hazards.

6. Incorporating conditiens of approval described above in Findings H.1 and H.3, the
project will not result in gedlogic hazards, including site stability or structural integrity, and there
are no feasible alternatives to development that are expected to avoid or substantially lessen
impacts on site stability or structural integrity. Due to the site characteristics (limited parcel size
and hillside topography), there are no preferablefeasible project alternatives to substantially lessen
site stability and structuralyifitegrity impacts. To create a project that does not require the
construction.efaretaining wall; building portion and stormwater infrastructure in steep slopes, a
retaining Wall and impact wall exceeding the maximum allowed height, or development in the
ESHAbuffer and fuel modification in the offsite ESHA and buffer, and that meets the driveway
anddfire truck turnaround standards, the development would need to have a very small building
footprint such that the project would be infeasible. To maintain the same floor area to accommodate
the planned eccupancy potentially lost with less building lot coverage, the applicant may need to
increase height'to abovedthe proposed 24 feet. This would likely result in a building taller than two
stories and 24 feety inconsistent with the LIP and MMC. Moreover, it is anticipated that a smaller
project footprint would nominally lessen the potential for site stability and structural integrity
impacts from work in steep slopes and construction of tall retaining and impact walls. The truck
turnaround and driveway access to it of the same sizes as currently proposed would still be
necessary and require a flat pad area, thereby likely requiring the same project conditions for which
the VARs are being requested.

To create a flat building pad of sufficient size, the steep northerly slope needs to be partially cut
and retained with a wall tall enough to contain the hillside. Construction of the retaining wall
necessitates work in steep slope areas. Due to the surrounding slopes and geologic/geotechnical
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conditions, an impact wall of the height proposed is needed to prevent a mudslide on the site in
the event of a slope failure adjacent to the parcel on the west. The impact wall of 11 feet high was
originally conceived as a wall of up to 15.7 feet high but was later redesigned for a lower profile.
Both the 24-foot-tall retaining wall and the impact wall cannot be replaced with shorter stacked
walls meeting the maximum permitted six-foot height. At least one of the stacked walls would be
as high as the currently proposed highest wall in both cases. Moreover, construction of the stacked
walls would result in additional grading and cutting into a steep slope.

7. As discussed in Findings H.4, H.5, and H.6 above, the proposed project, as designed
and conditioned, is the least environmentally damaging alternative and noyadverse impacts to
geologic, flood or fire hazards are anticipated. There are no otherfeasible locations on the subject
property to locate the development to further reduce such hazards or protect sensitive resources.

SECTION 6. Conditional Use Permit Findings.

Based on evidence contained within the record, including the agenda report for the project and the
hearing on December 16, 2025, and pursuant to Malibu Municipal Code (MMC) Section 17.66,
the Planning Commission hereby recommends the City Couneil adopt the following findings of
fact for approval of CUP No. 18-038 for construetion of a 1,792'square-foot senior residential care
facility, 1,000 square-foot garage, 1,194 square-foot, basement, a, driveway, terrace decks,
landscape, hardscape, grading, retaining walls, an impact wall.for geotechnical purposes, and an
onsite wastewater treatment system located in, the/CC zoning district at 22549 Pacific Coast
Highway.

With approval of the proposed LCPA No. 23-003, ZMA No. 18-001, VAR Nos. 21-001, 21-002,
21-003), and SPR No. 48-044, the project has been determined to be consistent with all applicable
MMC standards. Thé CUP shall only takeseffect if the ZMA is adopted and the LCPA is certified.

1. Awresidential'care facility for the elderly is a conditionally permitted use within the
CC zone pursuant to MM C Section. 17.24.030(I). The intended purpose of the facility is to provide
assisted'senior living. Upon certification of the requested LCPA and ZMA, the subject property
will¢have a CC land use designation and zoning. The use would comply with all applicable
provisions, of MMC Title 17 (Zoning). The project has been reviewed and conditioned for
conformance, by the Planning Division, City Biologist, Building Safety Division, City
Environmental Health Administrator, City Public Works Department, City geotechnical consultant
reviewers, WD29; and the LACFD. Based on submitted documentation, project plans and site
investigation, the project, with required conditions of approval, complies with all applicable
provisions of the MMC and the LCP subject to the associated amendments to the MMC and the
LCP.

2. The residential care facility for assisted senior living is a commercial use with an
anticipated overnight total of four guests and two employees. The subject property is adjacent to
commercial uses and in proximity to residential uses within a commercial zone. All operations will
be conducted indoors, except for guests and employees occupying the terrace decks for passive
recreation, and the nature of the use as a residential care facility is not expected to create substantial
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noise. As such, the use would be compatible with the types of activities commonly occurring in
the CC zone, as well as the residential, retail commercial, and visitor serving neighborhoods
surrounding the property, and would not impair the integrity and character of the CC zone.

3. The subject site is physically suitable for the type of land use proposed. The proposed
care facility is small in terms of square footage of building (3,791 sf including the garage and
basement) and in anticipated number of occupants (four guests and two employees overnight). The
subject property is small, totaling 0.27 acre, and portions containd steep slopes, limiting
development. To create a building pad feasible for a commercialddevelopment with limited
developable land area, and in consideration of the adjacent hillsides and ESHA, variances are
required for wall heights due to the proximity to ESHA and placement of structures on steep slopes.
An SPR for building height is also required to create sufficiefit facility area to‘acéemmodate the
use, given the small footprint of building that is feasible. As such, the facility is sized in
consideration of the limited developable area of the parcel. The project mects all other
development standards of the LCP and MMC, including density, number of stories, yard setbacks,
square footage of development, FAR, amount of parking,;amount of landscaping, and amount of
open space.

4.  The residential care facility{for assisted senior living,is a commercial use with an
anticipated overnight total of four guests and twoempleyees. The'subject site is vacant, adjacent
to commercial uses, and in proximity to residential uses. Therefore, it is compatible with the
surrounding neighborhood uses. The subject property is adjacent to ESHA and natural hillsides on
the north, and vacant hillside aréaste the east and‘'west. All operations will be conducted indoors,
except for guests and employees occupying the terrace decks for passive recreation. The terrace
decks are sited to provide views to the south for'the residents, and so located on the south of the
building, and wrapping along the building sides. Activity will be focused away from the ESHA
and steep slope to the'north, with a retaining Wall constructed along the northern site perimeter
with landscaping above and béhind the wall to provide a buffer between the building and offsite
sensitive areass

5. Although the proposed use is a residential facility, as it is for assisted senior living, it
is still considered a commercial use. On the south, the property is bordered by the back of a retail
commercial center that fronts PCH. There is one large parcel each to the west and east, both of
which are vacant and undeveloped adjacent to the property but contain commercial development
further away from the pfoposed development site. To the north are vacant lands zoned for rural
residential use, including some with ESHA. Further to the west, beyond the neighboring parcel,
are single-family and multi-family residential uses in commercial zones. Because the proposed use
is commercial with residents, it is compatible with the existing mix of commercial and residential
uses occurring in commercial zones. The proposed building is oriented to take advantage of
southerly views to the ocean with the terraced decks, and to limit activity on the north where the
steep hillsides and ESHA are located. The northern portion of the property would contain a
retaining wall with landscaping above and behind to provide a buffer between the building and
offsite areas. Therefore, the proposed use is compatible with existing and future land uses within
the CC zone and general area.
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6. The proposed development has been analyzed by the Planning Division, City
Biologist, City Environmental Health Administrator, City Public Works Department, City
geotechnical consultant reviewers, WD29, and the LACFD to ensure adequate and safe water,
sanitation, and public utilities and services. The applicant is not proposing solar panels or other
similar solar facilities as part of the project, and the roof design will not prohibit future location of
solar panels. Given the location of the proposed development site adjacent to undeveloped areas
and north of a retail shopping center parking lot, there are no other uses in the immediate area for
which the project could affect solar access.

There are not expected to be any adverse impacts on public or private views resulting from the
project. Based on project plans, including photo simulations prepared by the‘applicant, story pole
placement, and staff site visits, views to the proposed development site from PCH will be slightly
visible from the east and west, although mostly blocked by existing developmentalong PCH. At
the driveway of the retail shopping center fronting PCH; just south of the proposed development
site, there will be a view directly north to the proposéd 1,792 sf two-story building as there is no
building to block the view. The two-story building will be 24-feet-high, which is the maximum
allowed for a flat roof with approval of an SPR. The remainder of the proposed building square
footage will be in the at-grade garage and basement. Views of'thetall retaining walls, with approval
of VARs, on the northern and western portions of.the site will be obscured by the facility building
or by the hillside itself (as viewed from the west). Thetallest retaining wall which reaches up to
24-feet-high will be constructed as soil nail, resembling natutal rocks and so blending into the
hillside. Condition Nos. 49 and 50 will ensure the project, including other walls onsite, will be
designed with colors to visually'blénd with the natural hillside environment. The project site is not
on a ridgeline but set withifi the hillside, similar to other development along this same stretch of
PCH.

7.  Public aceess.is available to serve theproject. Access to the property is via an existing
20-wide paved driveway leading to PCH. The project has legal access to the driveway via an
easement. ThelZ’/ACED has approved the fire access plan for the project site, which includes an
onsite driveway and fire;truck turnaround area.

8.  As described in SECTION 4, the proposed use is consistent with the relevant goals
and policies of the General Plan to promote commercial uses and structures in harmony with the
rural residential character/and the natural environment of the community, particularly Land Use
Element Policies 5.3, 5.4, 5.5, 5.6, and 5.7. The project application includes requests for an LCPA
and ZMA, and upon the LCPA’s certification, the LCP land use designations and zoning and the
City’s Zoning Map for the property will be consistent with the current General Plan land use
designation of CC.

0. The project complies with all applicable requirements of state and local law and is
conditioned to comply with any relevant approvals, permits and licenses from the City of Malibu
and other related agencies, such as the LACFD (Condition Nos. 17, 112, 113). Construction of the
proposed improvements will comply with all building code requirements and will incorporate all
recommendations from applicable City agencies and project consultants. The project application
includes requests for an LCPA and ZMA, and upon the LCPA’s certification, the LCP land use
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designations and zoning and the MMC zoning for the property will be consistent with the current
General Plan land use designation of CC, in accordance with State law. Based on review of the
project plans and associated technical reports by City geotechnical consultant reviewers, LACFD,
City Public Works Department, and the City Environmental Health Administrator, these specialists
determined that adverse impacts regarding health and safety related to the proposed development
are not expected. The project, as conditioned, will incorporate all recommendations contained in
the applicable technical reports and identified by the City and County reviewers. The Building
Safety Division consulting structural engineer has confirmed the design of the 24-foot-high
retaining wall is acceptable on a conceptual basis.

10. The proposed use will not be detrimental to the “public interest, health, safety,
convenience, or welfare. Based on review of the project plans'and associated technical reports by
City geotechnical consultant reviewers, LACFD, City Public Works Department, and the City
Environmental Health Administrator, these specialists determined that adverse impacts regarding
health and safety related to the proposed development are nét expected. The project, as
conditioned, will incorporate all recommendations contained in the applicable technical reports
and identified by the City and County reviewers. The Building Safety Division consulting
structural engineer has confirmed the design of the 24-foot-highiretaining wall is acceptable on a
conceptual basis. The project complies with allvapplicable requirements of State and local law.
Construction of the proposed improvements will ecomply,with all building code requirements and
will incorporate all recommendations from applicable Citynand County agencies and project
consultants.

The project application includes requests for an LCPA and ZMA, and upon the LCPA’s
certification, the LCP lanid use designations and zoning and the City’s Zoning Map for the property
will be consistent with the current.General Plan land use designation of CC, in accordance with
State law. The “residential, care facility for the €lderly” is a conditionally allowed use in the CC
zone subject to a CUP.

LI Project geotechnical and engineering reports and addenda evaluate site-specific
conditions and include recommendations to address any pertinent issues. Potential hazards
analyzed include geologie, seismic and fault rupture, liquefaction, landslide, groundwater, wave
uprush and tsunami, and flood and fire hazards. Based on review of the project plans and
associated geotechnical reports by City geotechnical consultant reviewers, LACFD, City Public
Works Department, and.the City Environmental Health Administrator, these specialists determined
that adverse impacts to the project site related to the proposed development are not expected. The
project, including the OWTS, will neither be subject to nor increase the instability of the property
from geologic, flood, or fire hazards. 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. As such, the proposed project would not
increase instability of the site or structural integrity from geologic, flood, or any other hazards.
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SECTION 7. Planning Commission Action.

Based on the foregoing findings and evidence contained within the record, the Planning
Commission hereby adopts Resolution No. 25-90 recommending that the City Council determine
that the project is exempt from the California Environmental Quality Act, adopt LCPA No. 23-003
and ZMA No. 18-001, and approval of CDP No. 18-038, VAR Nos. 21-001, 21-002, and 21-003,
SPR No. 18-044, and CUP No. 19-002, subject to the following conditions,

SECTION 8. 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 efntity who seeks to challenge the
validity of any of the City's actions or decisions in cofinection 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. The approved scope of development includes:

a. Demolition of adtemnant portion of a foundation and a one-foot retaining wall;

b. Constructionfofa 1,792 sf, 24-foot tall, two-story residential care facility for assisted
senior living with a 1,194 sf basement, and 805 sf four-car garage attached to the
residential care, facility;

c. Installation of'a new OWTS, including a 3,634-gallon septic tank;

d. Newlandscaping, terrace decks, and hardscape, including an extension of the existing
driveway and new fire truck turnaround,

e. 1,615 cubicyards (cy)of exempt and 74 cy of non-exempt grading; and

f. Retaining and‘impact walls.

The project’s discretionary requests consist of the following:

a.

LCPANo. 23-003 to change the land use designation and zoning from CN to CC in the
LCP(map change only; no text);

ZMA No. 18-001 to change the zoning from CN to CC in MMC Title 17 (Zoning) (map
change only; no text);

CDP No. 18-038 to authorize the scope of development listed above;

VAR No. 21-001 for retaining wall height up to 24 feet associated with the driveway
and integral to the structure to exceed six feet for a single wall or up to 12 feet for a
combination of walls, and for the construction of a second 11-foot-tall impact wall in
the side yard setback exceeding the maximum allowed six-foot height (for portions
within the side yard setback);
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e. VAR No. 21-002 for construction on slopes steeper than 2.5 to 1;

f. VAR No. 21-003 for development in the onsite ESHA buffer and offsite fuel
modification in the ESHA and ESHA buffer;.

g. SPR No. 18-044 for building height to exceed the maximum allowed 18 feet, up to 24
feet for a flat roof; and

h. CUP No. 19-002 for a residential care facility for the elderly in the CC zoning district
to provide assisted senior living for up to four guests with facility staff/caretakers.

Except as specifically changed by conditions of approval, the propesed development shall
be constructed in substantial conformance with the approved scoperof development, as
described in Condition No. 2 and depicted on plans on file with the Planning Division
(Architectural dated September 25, 2023, Civil dated November 10, 2025, and Landscape
dated August 4, 2023). In the event project plans conflict with any condition of approval,
the condition shall take precedence.

The applicant shall digitally submit a complete set of plans to the Planning Division for
consistency review and approval prior to plan cheek and again prior to the issuance of any
building or development permits.

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: For purposes of this condition, the
CDP shall become effective on the date that.the CCC appeal period is exhausted or in the
event of an appeal, ondthe'date when the appeal is decided by the CCC or the date when
the appeal is withdrawn by the appellant. The CCC’s appeal period will commence upon
receipt of the City’s issuance of a Notice of Final Action on the CDP that will be issued
following thefeertification 0f the LCPA by the CCC. Extension of the permit may be
granted by the approvingauthority 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 forthithe,xeasons for the request.

Approval of ZMA No. 18-001 and CUP No. 19-002 shall extinguish if the LCPA is not
certified by the CCC; as described in Condition No. 5.

Approeval of the project, including CDP No. 18-038, VAR No. 21-001, VAR No. 21-002,
VAR No. 21-003; SPR No. 18-044, CUP No. 19-002, and ZMA No. 18-001 is not valid
until LEPANo. 23-003 is certified by the California Coastal Commission as described in
Condition'No. 5.

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

All development shall conform to requirements of the City of Malibu Environmental
Health Administrator, City Biologist, City geotechnical consultant reviewers, City Public
Works Department, WD29, and LACFD, as applicable. Notwithstanding this review, all
required permits shall be secured.
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Minor changes to the approved plans or the conditions of approval may be approved by the
Community Development 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.

Pursuant to LIP Section 13.20, development pursuant to an approved CDP shall not
commence until the CDP is effective. See Condition No. 5 for the effective date of CDP
No. 18-038.

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

The property owner shall comply with all proyisions of the MMC and LIP, inclusive of the
VARs, SPR, and CUP approved for the project.

Site Specific Conditions

14.

15.

16.

17.

18.

19.

20.

Construction fencing shall be placed within fivefeet of the limits of grading. Construction
fencing shall be installed prior to the beginning of any'eenstruction and shall be maintained
throughout the construction period to protectthe sensitive habitat areas adjacent to the site.

The plant palette for the Final Landscape Plan, including the onsite area above the portion
retaining wall on‘the northern portion of the site, shall include native species, as acceptable
to the LACED Fuel Modification Unit, to be approved by the City Biologist prior to
Building and Safety plancheck review.

The plantspecies artemisia californica shall be excluded from the plant palette for the
Final Landscape Plan submitted prior to Building and Safety plan check review due to its
listing as “Undesirable Plants/Target Species” in the Plant Selection Guidelines by Zone
(LACFD).

The project shall comply with all requirements and conditions of the LACFD.

The applicant$hall submit a certificate of compliance application and obtain approval of
the certificate of compliance by the City Public Works Department to confirm that the
property is a legal lot prior to the City Council consideration of the LCPA, ZMA, and other
project entitlements.

No signage is permitted under this application. Any proposed signage shall be submitted
and approved by the Planning Division prior to installation of any sign.

The owner/operator of the facility shall submit to the Planning Division annually all
required permits to operate a residential care facility as a commercial use.
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Cultural Resources

21.

22.

23.

Initial earth disturbing activities into the first three feet of native soil shall be monitored by
a qualified archaeologist and Native American monitor approved by the Community
Development Director. Should intact deposits be encountered, the archaeologist or cultural
resources monitor may halt or redirect grading until the resources’are evaluated. If
determined by the field archaeologist or monitor in consultation with the Community
Development Director that the resources are potentially significant, a Phase 2 study shall
be required.

In the event that potentially important cultural resources$ are found in the eourse 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.

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 alNative 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.

Outdoor Lighting

24.

25.

Exterior lighting must comply with the Dark Sky Ordinance and shall be minimized,
shielded, orconeealed and, restricted to low intensity features, so that no light source is
directly visible from public wiew. 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.

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

Night lighting from exterior and interior sources shall be minimized. All exterior lighting
shall be low intensity and shielded directed downward and inwardSo there is no offsite

glare or lighting of natural habitat areas. High intensity lighting of the shore is prohibited.

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

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

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

Fencing and Walls

31.

32.

The height of walls shall comply with LTP Section 3.5.3(A) and LIP Section 8.3(D) with
the exception of the height authorized by VAR No. 21=001 for the retaining wall along the
north side of the site exceeding six feet.in héight up to 24 feet in height, and the impact
wall along the west side’of the site exceeding six feet in height up to 11 feet, 4 inches.

No fencing is preposed as part of the project; therefore, no new fencing is permitted as part
of this projects

Construction/Framing

33.

34.

35.

36.

The applicant shall submitia copy of a Construction Management Plan to the Community
Development Department. The Construction Management Plan shall include a dedicated
parking location for construction workers and storage of construction material. Prior to
permit issuance, the Construction Management Plan must be acceptable to the Community
Development Director and, if applicable, to the Building Official and Public Works
Director:

A construction staging plan shall be reviewed and approved by the Building Official prior
to final plan check submittal.

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.

Construction management techniques, including minimizing the amount of equipment used
simultaneously and increasing the distance between emission sources, shall be employed
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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.

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 4dn 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 séuthern California dry,season (April
through October).

c. During construction, contractors shall bedequired to utilize sandbags and berms to
control runoff during on-site watering and periodsfof 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.

When framing is complete, a site survey shall'be prepared byja 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 Division for review and
sign off on framing

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 obtainna transportation permit from the California Department of
Transportation.

Construction/Demolition

40.

41.

42.

Prior to demolition activities of the existing retaining wall and remnant foundation, the
applieant shall receive Planning Division approval for compliance with conditions of
approval.

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.

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 Division. The Affidavit shall indicate the
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agreement of the applicant to divert at least 65 percent (in accordance with CalGreen) of
all construction waste from the landfill.

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.

No demolition permit shall be issued until building permits are approved for issuance.

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

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

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

Colors and Materials

48.

49.

The project is visible from a scenic road, therefore, shall incorporate colors and exterior

materials that are’compatible with the surrounding landscape.

a. Acceptablé 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
Coemmunity Development 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.

¢.» All windows shall be comprised of non-glare glass.

All driveways shall be a neutral color that blends with the surrounding landforms and
vegetations 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 Community Development Director and clearly
indicated on all grading, improvement and/or building plans.

Fuel Modification

50.

The project shall receive LACFD approval of a Final Fuel Modification Plan prior to the
issuance of final building permits.
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Biology/Landscaping

51.

52.

53.

54.

55.

56.

57.

58.

59.

Except as permitted pursuant to the provisions in LUP policies 3.18 and 3.20, throughout
the City of Malibu, development that involves the use of pesticides, including insecticides,
herbicides, rodenticides or any other similar toxic chemical substances, shall be prohibited
in cases where the application of such substances would have the potential to significantly
degrade Environmentally Sensitive Habitat Areas or coastal water quality or harm wildlife.
Herbicides may be used for the eradication of invasive plant speci€s or habitat restoration,
but only if the use of non-chemical methods for preventionfand, management such as
physical, mechanical, cultural, and biological controls are ififeasiblesHerbicides shall be
restricted to the least toxic product and method, and to th¢ ' maximum extent feasible, shall
be biodegradable, derived from natural sources, and used for a limited time:

Prior to final Planning inspection or other final project sign off(as applicable), the applicant
shall submit to the Community DevelopmentdDirector for review and approval a certificate
of completion in accordance with MMC Chapter 17.53and 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 17.53
and Chapter 9.22.

No portion of the project development shall be placed within the protected zone of a
protected native tree.

No trees or shrubs shall be planted where any portion of the plan is situated within five feet
of any structure.

Invasive plant speeies, asidetermined by the City of Malibu, are prohibited.

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

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

Construetion fen€ing shall be placed within five feet of the southern limits of grading.
Construction fencing shall be installed prior to the beginning of any construction and shall
be maintained throughout the construction period to protect the site’s sensitive habitat
areas.

The landscape and fuel modification plan has been conditioned to protect natural resources
in accordance with the Local Coastal Program. All areas shall be planted and maintained
as described in the landscape and fuel modification plan. Failure to comply with the
landscape conditions is a violation of the conditions of approval for this project.
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All open areas not used for buildings, driveways, parking areas, or walkways shall be
attractively landscaped and maintained in accordance with a landscape plan, with native
plant species, to the satisfaction of the Community Development Director.

Native species of the Santa Monica Mountains, characteristic of the local habitat, shall be
used on graded slopes or where slope plantings are required for slope stabilization, erosion
control, and watershed protection. Plants should be selected to hayé a'variety of rooting
depths. A spacing of 15 feet between large woody (>10-foot canopy) shrubs is
recommended by the LACFD. Lawns are prohibited on slopes& 5 percent.

Slope planting measures such as contour planting and terracing or other techniques shall
be incorporated on slopes to interrupt the flow and rate‘of'surface runoff'to prevent surface
soil erosion.

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

Prior to or at the time of a Planning final inspection, the property owner/applicant shall
submit to the case planner a copy ofisthe plumbing permit for the irrigation system
installation that has been signed off by the Building Safety Division.

Prior to a final plan check approval, the propetty owner/applicant must provide a landscape
water use approval from'the:Los Angeles County WD29.

Vegetation formihg 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 aheight of six feet- A hedge located within the front yard setback
shall be maintained atér below a height of 42 inches. Three violations of this condition
will resultin,a requirement to permanently remove the vegetation from the site.

Vegetation in excess of six feet in height shall not obstruct the primary view of existing
residences located within a 1,000-foot radius at any given time (given consideration of its
future growth).

Plantings required for fuel modification, must be native, drought-tolerant species and shall
blend withithe‘existing natural vegetation and natural habitats on the site.

Any site preparation activities, including removal of vegetation,, grading, and excavation
between February 1 and September 15 will require nesting bird surveys by a qualified
biologist at least five days prior to initiation of such 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 nesting bird surveys shall be submitted to the City within two business days
of completing the surveys.



70.

71.

72.

73.

74.

Resolution No. 25-90
Page 39 of 49

Earthmoving shall be scheduled only during the dry season from April 1 through October
31. If it becomes necessary to conduct earthmoving activities from November 1 through
March 31, a comprehensive erosion control plan shall be submitted to the City Biologist
for approval prior to the issuance of a grading permit and implemented prior to initiation
of vegetation removal and/or earthmoving activities.

Grading and/or demolition shall be scheduled only during the dry séason from April 1 —
October 31. If it becomes necessary to conduct grading activities from November 1 —
March 31, a comprehensive erosion control plan shall be submitted for approval prior to
issuance of a grading permit and implemented prior to initiation of \vegetation removal
and/or grading activities.

The use of wood chips and shredded rubber is prohibited anywhere on the site..Flammable
mulch material, including shredded bark, pine seedles, and artificial turf, are prohibited
between zero and five feet of a structure4Non-continuous” use of flammable mulch
(excluding wood chips and shredded rubber) is allowed‘between 5 and 30 feet from the
eave/overhang of a structure with limited application arecas. Any mulch materials
(excluding wood chips and shredded rubber) are allowed.30 feet or more from a structure
with no limitation on application area.

Night lighting from exterior and interior sources shallhbe minimized. All exterior lighting
shall be low intensity and shielded so it\is ditected downward and inward so that there is
no offsite glare or lightifig'of natural habitat areas. Up-lighting is prohibited.

Pursuant to LIP Section 4.8.1, all new  development shall include mitigation for
unavoidable impacts to Envitonmentally Sensitive Habitat Area (ESHA) from the removal,
conversion, or modification of natural habitat for new development, including required fuel
modification and brush clearance. Prior to Final Plan Check the applicant shall provide
accurate area, ESHA permanent impacts resulting from the development footprint and/or
Fuel Modification Zones A and/or B) to ESHA and the area of partial impacts (Fuel
Modification Zone C). One of the following three Habitat Impact Mitigation methods shall
be required: (1) habitat restoration; (2) habitat conservation; or (3) in-lieu fee for habitat
conservation. The CDP shall include conditions setting forth the requirements for habitat
mitigation. Prior to'Final Plan Check the applicant shall provide either a detailed restoration
plan; a habitat conservation plan, or evidence of payment of in lieu fees to the Santa Monica
Mountains Cofiservancy.

Grading/Drainage/Hydrology (Public Works)

75.

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



76.

77.

78.

79.

80.

Resolution No. 25-90
Page 40 of 49

The non-exempt grading for the project shall not exceed a total of 1,000 cubic yards, cut
and fill.

A grading and drainage plan containing the following information shall be approved and
submitted to 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 goverage on the property
shall be shown on the grading plan (including separate areas for buildings,
driveways, walkways, parking, tennis courts and poel decks);

c. The limits of land to be disturbed during project development shall be delineated
and a total area of disturbance should be shown on this plan. Areas disturbed by
grading equipment, areas disturbed for thefinstallation of the septic system, and
areas disturbed for the installation of the detention system beyond the'limits of
grading shall be included within the aréa delineated;

d. The grading limits shall include the temporary cuts made for retaining walls,
buttresses, and over excavations for fill slopes;

e. If the property contains rare, endangered, or speeial status species as identified in
the Biological Assessmentj this 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; and

f.  Private storm drain systems shall be shown on‘this plan. Systems greater than 12-
inch diameter shall'also have a plan and profile for the system included with the
grading plant

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:
a. Is located withifi or adjacent to ESHA, or
b.erdncludes grading.on slopes greater than 4 to 1.
¢. Approved grading for development that is located within or adjacent to ESHA or
on slopes greater than4 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
woulddbe more protective of resources.

The Building Official may approve grading during the rainy season to remediate hazardous
geologic conditions that endanger public health and safety.

Exported soil from a site shall be taken to the Los Angeles 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.
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Prior to the approval of any grading or drainage permit, the applicant shall submit a PDF
of the final plans to the Public Works Department. If there are further modifications to the
plans, the applicant shall provide the City with an updated PDF.

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

A Digital drawing (AutoCAD) of the project’s private storm drain system, public storm
drain system within 25-feet of property limits, and post-construction BMPS, shall be
submitted to the Public Works Department prior to the issuance of grading or building
permits. The digital drawing shall adequately show all storm drain lines, inlets, outlet, post-
construction BMPs and other applicable facilities. The'digital drawing shalhalso show the
subject property, public or private street, and any drainage easements.

A Water Quality Mitigation Plan (WQMP) istrequired 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 on the
site. The WQMP shall meet all the requirements of the €ity’s current Municipal Separate
Stormwater Sewer System (MS4) permit:; The following elements shall be included within
the WQMP:

a. Site Design Best Management Practices (BMPs):

b. Source Control BMPs;

c. Treatment Control BMPs that retain on-site Stormwater Quality Design Volume
(SWQDv). Or where it s technically infeasible to retain on-site, the project must
biofitratedl.5 times the SWQDwv that is not retained on-site;

d. Drainage improvements;

e. A planfor the maifitenance and monitoring of the proposed treatment BMPs for the
expected life of the structure;

f..«Methods of onsite percolation, site re-vegetation and an analysis for off-site project
impacts;

g. Measures to, treat and infiltrate runoff from impervious areas;

h. 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
measure installed during construction prior to the issuance of grading or building
permits; and

i. The, WQMP shall be submitted to the Public Works Department and the fee
applicable at the time of submittal for review of the WQMP shall be paid prior to
the start of the technical review. The WQMP shall be approved prior 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 Los Angeles County
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Recorder. A certified copy of the WQMP shall be submitted to the Public Works
Department prior to the issuance of the certificate of occupancy.

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

Erosion Controls Sc¢heduling
Preservation of EXisting Vegetation
Silt Fence

Sediment Controls Sand Bag Barrier

Stabilizéd Construction Entrance
Water Conservation Practices
Dewatering Operations

Waste Management Material Delivery and Storage
StockpileManagement

Spill Prevention and Control

Solid Waste:Management

Concrete Waste,Management
Sanitary/Septic Waste Management

Erosion Controls Scheduling

Non-Storm Water Management

All Best Management Practices (BMP) shall be in accordance to the latest version of the
California Stormwatér Quality, Association (CASQA) BMP Handbook. Designated areas
for the storage of ¢onstruction materials, solid waste management, and portable toilets must
not disrupt draihage patterns/or subject the material to erosion by site runoff.

A Storm Water Managément 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
Eocal Implementation Plan),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 pre-development and post-development drainage of the site. The SWMP
shall, identify the site design and source control Best Management Practices (BMPs) that
have been implemented in the design of the project (See LIP Chapter 17 Appendix A). The
SWMP shall bé reviewed and approved by the Public Works Department prior to the
issuance of the grading or building permit for this project.

All cut and fill slopes shall be stabilized with landscaping at the completion of final
grading.

The discharge of swimming pool, spa and decorative fountain water and filter backwash,
including water containing bacteria, detergents, wastes, algaecides 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:
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a. The discharge water is dechlorinated, debrominated or if the water is disinfected
using ozonation;

b. There are sufficient BMPs in place to prevent soil erosion; and

c. The discharge does not reach into the MS4 or to the Area of Special Biological
Significance (including tributaries)

Discharges not meeting the above-mentioned methods must bé trucked to a Publicly
Owned Wastewater Treatment Works.

The applicant shall also provide a construction note on thé'plans that dirécts the contractor
to install a new sign stating, “It is illegal to dischargegool, 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
issuance of any permits, the applicant shall dndicate the method of disinfection and the
method of discharging.

Geology

91.

92.

All recommendations of the consulting certified engineering geologist or geotechnical
engineer and/or the City geotechnical consultant reviewers 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 consultant
reviewers prior to the issuance of a grading permit.

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

Environmental Health/Onsite Wastewater Treatment System (OWTYS)

93.

94.

95.

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

Prior tothejisstance of a building permit the applicant shall demonstrate, to the satisfaction
of the Building Official, compliance with the City of Malibu’s onsite wastewater treatment
regulations including provisions of MMC Chapters 15.40, 15.42, 15.44, and LIP Chapter
18 related to continued operation, maintenance and monitoring of the OWTS.

Final OWTS Plot Plan: Prior to final Environmental Health approval, a final OWTS plot
plan prepared by a City Registered OWTS Designer 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
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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 necessary
setbacks, larger sheets may also be provided (up to a maximum size of 18 inches by 22
inches).

Final OWTS Design Report, Plans, and System Specifications: If the OWTS design and/or
bedroom/drainage fixture unit counts are modified in any way sub$equent to the Planning-
stage review, then a final OWTS design report and large set of€onstruction drawings with
system specifications (four sets) shall be submitted to describe the OWT'S design basis and
all components (i.e., alarm system, pumps, timers, flow equalization devices, backflow
devices, etc.) proposed for use in the construction of the proposed OWTS. Eor all OWTS,
final reports must be signed by a City-registered OWTS Designer, and the plans stamped
by a California Geologist. The final OWTS design report and construction drawings shall
be submitted to the City Environmental Health Administfator with the designer’s wet
signature, professional registration number and stamp (ifapplicable). The final report must
include a discussion and design capacity for the number of residents and employees/visitors
for a commercial type wastewater discharge from a residential care facility with
employees/visitors.

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, 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 isybased ‘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
modeldnumbers 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



98.

99.

100.

101.

102.

103.

Resolution No. 25-90
Page 45 of 49

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). For
OWTS final designs, full-size plans are required for review by the Building Safety
Division and/or the Planning Division.

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

Operations and 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 OWTS.

Maintenance Contract: A maintenance contract executed between the owner of the subject
property and an entityfqualified in the opinion of the City of Malibu to maintain the
proposed onsite wastewater disposal system after construction shall be submitted. Only
original “wet sigfiature” documents are acceptable.

Advanced Onsite Wastewater Treatment:System Covenant: A covenant running with the
land shall be executed between the City of Malibu and the holder of the fee simple absolute
as tossubject real property and recorded with the Office of the Los Angeles County
Recorder/City of Malibu Recorder’s Office. Said covenant shall serve as constructive
notice to any futurepurchaser for value that the onsite wastewater treatment system serving
the 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. The certified copy issued by the City of Malibu City
Clerk shall be submitted by the applicant/owner to Environmental Health prior to final
approval by Eavironmental Health.

Project Geologist/Geotechnical Consultant final approval of the OWTS plan shall be
submitted to the Environmental Health Administrator.

The City Biologist’s final approval shall be submitted to the City Environmental Health
Administrator. The City Biologist shall review the OWTS design to determine any impact
on Environmentally Sensitive Habitat Area.
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City of Malibu Public Works final approval of the OWTS plan shall be submitted to the
Environmental Health Administrator.

The City geotechnical consultant reviewers’ final approval of the OWTS shall be submitted
to the City Environmental Health Administrator.

City of Malibu Planning Division final approval of the OWTS plan shall be obtained.

Environmental Health Final Review Fee: A final fee in accordance with the adopted fee
schedule at the time of the final approval shall be paid to the City of Malibu for
Environmental Health review of the OWTS design and system specification.

Operating Permit Application and Fee: In acéordance with the MMEC, prior to
Environmental Health approval, an application shall be made to the Environmental Health
Office for an OWTS operating permit. An @perating permit fee in accordance with the
adopted fee schedule at the time of final approval shall bé submitted with the application.

Traffic-rated Slab Plans: All project traffic related slab plans shall be submitted for
Environmental Health review and @pproval. These plansmust be approved by the Building
Safety Division prior to receiving Environmental Health final approval.

Reference Plans: Reference architectural and‘grading/drainage plans shall be submitted to
Environmental Healtheduring building plan check review of the proposed OWTS. The
approved plans aredor 63 fixture units, four bedrooms and two employees, and a 3,634-
gallon tank.

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 thesBuilding Safety Division prior to receiving Environmental Health final approval.
The final architectural plans must include the location of the OWTS.

Water Quality/Water Service

112.

113.

Priorito the issuance of a building permit, the applicant shall submit an updated Will Serve
Letter from LosdAngeles County Waterworks District No. 29 to the Planning Division
indicating theability of the property to receive adequate water service.

Prior to final inspection (or project sign off, as applicable) by the Planning Division, the
applicant shall demonstrate that all requirements of Los Angeles County Waterworks
District No. 29 have been met, including installation of a meter, if applicable.
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Prior to Occupancy

114.

115.

116.

117.

118.

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

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

Prior to a final Building Safety inspection, the applicant shall provide a Recycling
Summary Report (Summary Report) and obtain thefapproval from the Environmental
Sustainability Department. Applicant must providedaul tickets and diversion information.
The final Summary Report shall designate the specific materials that were land filled or
recycled and state the facilities where all materials were taken.

The applicant shall request a final Planning Division inspection prior to final inspection by
the City of Malibu Building Safety Division. A Certificate of Occupancy shall not be
issued until the Planning Division has détermined that the preject complies with this coastal
development permit. A temporary Certificate, of Occupancy may be granted at the
discretion of the Community Development Director, provided adequate security has been
deposited with the City to ensure complianeé should the final work not be completed in
accordance with this pefmit:

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

Conditional Use Permit

119.

120.

The Planning Division shall inspect the property (as needed) after approval of the CUP to
verify compliance with the conditions of approval.

The CUP may be reviewed by the Community Development Director (or designee) and/or
Planning, Commission on an as-needed basis at the discretion of the Community
Development Director (or designee) or Planning Commission. Should it be determined that
areview is required, the property owners shall pay the Planning Division site inspection fee
in effect at the time of request for a site inspection. A planner will conduct a site visit to
verify compliance with the provisions set forth in this resolution. If necessary, the
Community Development Director (or designee) will determine whether the CUP may be
brought back to the Planning Commission for additional conditions to mitigate and/or
prevent nuisances that were identified during the site inspection or made aware of by
members of the public.
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A CUP that is valid and in effect and was granted pursuant to the provisions of the MMC,
shall run with the land and continue to be valid upon change of ownership of the land or
any lawfully existing building or structure on the land, unless as otherwise invalidated by
Condition Nos. 122 or 123.

The CUP shall no longer be valid and in effect with the demolition of all buildings.

The CUP may be revoked if the Planning Commission finds that one or more of the
following conditions exists:
a. The CUP was obtained in a fraudulent manner.
b. The use for which the CUP was granted has ceased or was suspended for at least
six successive calendar months.
c. One or more of the conditions found withindhis resolution have not been
substantially met.

The CUP is subject to Planning Commission revocationshould the use for which the CUP
was granted cease for six successive calendar months, except in the case of a natural
disaster.

Fixed Condition

125.

126.

Violation of any of the conditions of this approval may be cause for revocation of this
permit and terminationsof alhrights granted there under.

The CDP shall run with the land and bind all future owners of the property.

Deed Restrictions

127.

128.

129.

The property. owner is required to execute and record a deed restriction which shall
indemnify and held 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
invan area where an extraordinary potential for damage or destruction from wildfire exists
as anyinherent risk to life and property. The property owner shall provide a copy of the
recorded document to Planning Division prior to final planning approval.

The garage area shall be limited to accessory use as defined by the City of Malibu LCP. The
garage area cannot be converted into habitable space at any time in the future. Prior to
issuance of building permits, the application is required to execute and record a deed
restriction to this effect.

Prior to final Planning Division approval, the applicant shall be required to execute and
record a deed restriction reflecting lighting requirements set forth in Condition Nos. 24-30.
The property owner shall provide a copy of the recorded document to the Planning Division
prior to final Planning Division approval.
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SECTION 9. The Planning Commission shall certify the adoption of this resolution.

PASSED, APPROVED AND ADOPTED this 16" day of December 2025.

ELIZABETH RIDDICK, PI Commission Chair

ATTEST:

REBECCA EVANS, Recording Secretary

Exhibit A: Amended LCP Land Use Map No. 3
Exhibit B: Amended LCP Zoning Map No. 3
Exhibit C: Amended MMC Title 17 Zoni

I CERTIFY THAT THE FOREGOING RES
Planning Commission of the City of Malib
December 2025 by the followi

90 was passed and adopted by the
ceting held on the 16™ day of

AYES:
NOES:
ABSTAIN:
ABSENT:




EXHIBIT A

Amended LCP Land Use Map No. 3

Applies to:

22549 Pacific Coast Hwy

APN 4452-023-003
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Amended LCP Zoning Map No. 3

Civic Center Overlay Boundary

Applies to:
22549 Pacific Coast Hwy
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EXHIBIT C
Amended MMC Title 17 Zoning Map
Applies to:

22549 Pacific Coast Hwy
APN 4452-023-003
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Malibu Municipal Code — P

ZONING MAP
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PRIOR ZONING:
Commercial Neighborhood (CN)

AMENDED ZONING:
Community Commercial (CC)
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RESIDENTIAL CARE FACILITY FOR THE ELDERY

22549 PACIFIC COAST HWY. MALIBU, CA

CEC, CGBC, THE 2018 TITLE 24 ENERGY STANDARDS AND THE 2019

(2

7.2.

7.5.

10.
10.

12
13.

13.1;

13.2

14.

14.1.

15.

ALL CONSTRUCTION SHALL COMPLY WITH THE 2022 CBCJCDC,CMC,

CPC, CEC,CGBC, THE! ITLE 24 ENERGY STANDARDS AND THEZ022

CALIFORNIA ENERGY EFFICIENT STANDARD CODES AND{023 COUNTY OF [0S}
LES AMMENDMENTS AND 2624 MALIBU MUNICIPAL COD

PROJECT SHALL COMPLY WITH NPDES, SUSMP, AND BMP REQUIREMENTS

ALL WORK SHALL BE IN ACCORDANCE WITH THE CODES OF THE GOVERNING

AUTHORITY AND SPECIAL REQUIREMENTS OF THE BUILDING PERMIT.

ALL WORKMANSHIP AND MATERIALS SHALL COMPLY WITH THE LATEST

EDITION OF THE CALIFORNIA BUILDING CODES, APLICABLE CBC STANDARDS

AND / OR ALL ADDITIONAL REQUIREMENTS OF THE CITY OF TUSTIN

PROJECT MUST COMPLY WITH LATEST STATE TITLE 24 ENERGY STANDARDS.

EXTERIOR WALLS SHALL BE APPROVED NONCOMBUSTIBLE OR IGNITION

RESISTANT MATERIAL, HEAVY TIMBER, OR LOG WALL CONSTRUCTION OR

SHALL PROVIDE PROTECTION FROM THE INTRUSION OF FLAMES AND EMBERS

IN ACCORDANCE WITH STANDARD SFM 12-7A-1 (704A.3.1)

FIRE BLOCKS AT THE FOLLOWING LOCATIONS PER SECTION 2516 (F)

IN CONCEALED SPACES OF STUD WALLS AND PARTITIONS (INCLUDING

FURRED SPACES) AT THE CEILING AND FLOOR LEVELS AND AT 10FT

INTERVALS BOTH VERTICALLY AND HORIZONTALLY.

AT ALL INTERCONNECTIONS BETWEEN CONCEALED VERTICAL AND

HORIZONTAL SPACES SUCH AS OCCUR AT SOFFITS, DROPPED AND

COVED CEILINGS.

IN CONCEALED SPACES BETWEEN STAIR STRINGERS AT THE TOP AND

BOTTOM OF THE RUN AND BETWEEN STUDS ALONG WITH AND IN LINE

WITH THE RUN OF THE STAIRS, IF THE WALLS UNDER THE STAIRS ARE

UNFINISHED.

IN OPENINGS AROUND VENTS, PIPES, DUCTS, CHIMNEYS, FIREPLACES

AND SIMILAR OPENINGS WHICH AFFORD A PASSAGE FOR FIRE AT CEILING

AND FLOOR LEVELS.

AT OPENINGS BETWEEN ATTIC SPACES AND CHIMNEY CHASES FOR

FACTORY BUILT CHIMNEYS.

ARTIFICIAL LIGHT SHALL BE PROVIDED THAT IS ADEQUATE TO PROVIDE AN

AVERAGE ILLUMINATION OF 10 FOOT- CANDLES (107 LUX) OVER THE AREA OF

THE ROOM AT A HEIGHT OF 30 INCHES (762mm) ABOVE THE FLOOR LEVEL.

1205.3

STAIRWAYS WITHIN DWELLING UNITS AND EXTERIOR STAIRWAY SERVING A

DWELLING SHALL HAVE AN ILLUMINATION LEVEL ON TREAD RUNS OF NOT

LESS THAN 1 FOOT-CANDLE (11LUX). 1205.4

SMOKE DETECTORS:

1. HARD-WIRED SMOKED DETECTORS WITH A BATTERY BACKUP ARE
REQUIRED ON THE CEILING OR WALL OUTSIDE OF EACH SEPARATE
SLEEPING AREA IN THE IMMEDIATE VICINITY OF BEDROOMS. SHOW ALL
LOCATIONS WITH A SYMBOL ON THE PLAN [907.2.10.1.2]

2. HARD-WIRED SMOKE DETECTORS WITH A BATTERY BACKUP ARE
REQUIRED IN EACH ROOM USED FOR SLEEPING PURPOSES. SHOW ALL
LOCATIONS WITH A SYMBOL ON THE PLAN [907.2.10.1.2]

.3.  HARD-WIRED SMOKE DETECTORS WITH A BATTERY BACKUP ARE
REQUIRED IN EACH STORY WITHIN A DWELLING UNIT, INCLUDING
BASEMENTS BUT NOT INCLUDING CRAWL SPACES AND UNINHABITABLE
ATTICS. IN DWELLINGS OR DWELLING UNITS WITH SPLIT LEVELS AND
WITHOUT AN INTERVENING DOOR BETWEEN THE ADJACENT LEVELS, A
SMOKE ALARM INSTALLED ON THE UPPER LEVEL SHALL SUFFICE FOR
THE ADJACENT LOWER LEVEL PROVIDED THAT THE LOWER LEVEL IS
LESS THAT ONE FULL STORY BELOW THE UPPER LEVEL. SHOW ALL
LOCATIONS WITH A SYMBOL ON THE PLAN [907.2.10.1.2]

4. WHERE MORE THAN ONE SMOKE ALARM IS REQUIRED TO BE INSTALLED
WITHIN AN INDIVIDUAL DWELLING UNIT, THE SMOKE ALARMS SHALL BE
INTERCONNECTED IN SUCH A MANNER THAT THE ACTIVATION OF ONE
ALARM WILL ACTIVATE ALL OF THE ALARMS IN THE INDIVIDUAL UNIT. THE
ALARM SHALL BE CLEARLY AUDIBLE IN ALL BEDROOMS OVER
BACKGROUND NOISE LEVELS WITH ALL INTERVENING DOORS CLOSED.
907.2.10.3

PRIOR TO ISSUANCE OF PERMIT OF ANY EXCAVATION A MEETING SHALL BE
HELD AT THE SITE THAT WILL BE ATTENDED BY THE PROJECT ENGINEERING
GEOLOGIST AND PROJECT ENGINEERING GEOLOGIST, PROJECT BUILDING
INSPECTOR, GENERAL CONTRACTOR AND SHORING CONTRACTOR

CONTACT DIG ALERT PRIOR TO ANY EXCAVATION

THERE SHALL BE NO TRENCHES OR EXCAVATIONS 5 FEET OR MORE IN DEPTH
INTO WHICH A PERSON IS REQUIRED TO DESCEND, OR OBTAIN PERMIT FROM
STATE OF CALIFORNIA, DIVISION OF OCCUPATIONAL SAFETY AND HEALTH
(CAL/OSHA). THIS PERMIT AND ANY OTHER SAFETY PERMIT SHALL BE
OBTAINED PRIOR TO COMMENCE OF ANY WORK.

IF SHORING IS REQUIRED, OBTAIN SHORING PERMIT PRIOR TO ISSUANCE

OF BUILDING PERMIT.

A BOND IN THE AMOUNT OF SHORING COST IS REQUIRED.

VERIFY ALL LOCATIONS OF EXISTING UTILITIES WITH SERVING UTILITY PRIOR

TO COMMENCEMENT OF ANY WORK AND VERIFY LOCATION WITH DESIGNER

IF NECESSARY UNDERGROUND ALL UTILITY LINES TO THE NEAREST

EXISTING UTILITY POLE.

A SEPARATE PERMIT IS REQUIRED FOR ALL RETAINING WALLS, GARDEN

WALLS, POOLS, SPAS, FENCES, ENCROACHMENT INTO PUBLIC RIGHTS OF

WAY (IE. DRIVEWAYS, SIDEWALKS ETC.)

. MAINTAIN A MINIMUM OF 5% POSITIVE DRAIN AWAY FROM THE BUILDING FOR

A MINIMUM OF DISTANCE OF 10 FT.

. THE LARGEST RISE OR RUN IN A FLIGHT OF STAIRS MAY NOT EXCEED THE

SMALLEST BY MORE THAN 3/8".

~

10.

éWaII Height SITE PLAN REVIEW (SPR) No. 18-044 Building

ANY OMISSIONS AND CONFLICTS BETWEEN THE VARIOUS ELEMENTS OF THE
WORKING DRAWINGS AND /OR SPECIFICATIONS SHALL BE BROUGHT TO THE
ATTENTION OF THE DESIGNER BEFORE PROCEEDING WITH ANY OF THE
WORK SO INVOLVED. ALL WORK IS TO BE CO-ORDINATED SO THAT THE
CO-OPERATION BETWEEN ALL TRADES, WHERE REQUIRED., IS
ACCOMPLISHED.

CONTRACTOR TO VERIFY ALL CONDITIONS AND DIMENSIONS IN THE FIELD,
REPORT ANY DISCREPANCIES TO DESIGNER PRIOR TO STARTING WORK AND
CONTRACTOR SHALL MAKE AND ADD ALL CORRECTIONS NECESSARY DUE TO
NEGLIGENT FIELD VERIFICATION AT HIS SOLE EXPENSE.

CONTRACTOR TO VERIFY SIZE OF ALL FRAMED OPENINGS UPON
COMPLETION OF FRAMING AND PRIOR TO ORDERING.

THE CONTRACTOR SHALL AT ALL TIMES KEEP THE PREMISES CLEAR OF THE
ACCUMULATION OF WASTE MATERIALS OR RUBBISH CAUSED BY HIS
EMPLOYEES OR WORK AND AT THE COMPLETION OF THE WORK, SHALL
REMOVE ALL RUBBISH, DEBRIS EQUIPMENT AND SURPLUS MATERIALS FROM
IN AND AROUND THE BUILDING AND LEAVE THE WORK "BROOM CLEAN".
PROVIDE PEDESTRIAN PROTECTION

PATCH AND REPAIR ALL SURFACES DISRUPTED OR DAMAGED DURING
CONSTRUCTION TO EXACTLY MATCH EXISTING ADJACENT SURFACES.
OWNERS OF ADJACENT PROPERTIES THAT MUST UNDERPIN THEIR
BUILDINGS DUE TO THE PROPOSED EXCAVATION SHALL BE NOTIFIED IN
WRITING TEN DAYS PRIOR TO BEGINNING THE EXCAVATION. COPIES OF
THESE NOTIFICATION LETTERS SHALL BE PROVIDED TO THE CITY PRIOR TO
BEGINNING THE EXCAVATION.

RESPONSIBLE CERTIFIED ENGINEERING GEOLOGIST WILL INSPECT AND
APPROVE ALL GRADING AND EXCAVATIONS PRIOR TO PLACEMENT OF
FORMS, REBAR OR CONCRETE

LICENSED ENGINEER THAT PREPARED THE DRAINAGE PLAN SHALL CERTIFY
AT THE COMPLETION OF THE PROJECT THAT THE SITE DRAINAGE IS IN
SUBSTANTIAL COMPLIANCE WITH THE APPROVED DRAINAGE PLAN.
DESIGNER EXPRESSLY RESERVES ITS COMMON LAW COPYRIGHT AND
OTHER PROPERTY RIGHTS IN THE ATTACHED DRAWINGS LISTED. THESE
DRAWINGS ARE NOT TO BE REPRODUCED, CHANGED OR COPIED IN ANY
FORM OR MANNER WHATSOEVER NOR ARE THEY TO BE ASSIGNED TO ANY
THIRD PARTY WITHOUT FIRST OBTAINING THE EXPRESSED WRITTEN
PERMISSION OF THE DESIGNER.

'BMPS

PROJECT ADDRESS

22549 PACIFIC COAST HWY. MALIBU, CA 90265
DISCRETIONARY REQUESTS SUMMARY

COASTAL DEVELOPMENT PERMIT (CDP) No. 18-038,
CONDITIONAL USE PERMIT (CUP) No. 19-002, ZONE MAP
AMENDMENT (ZMA) No. 18-001. VARIANCE (VAR) No. 21-002
Grading on Sleep Slope, VARIANCE (VAR) No. 21001 Relaining

LEGM DESCRIP:I'ION
4452-023-003

Height, LCPA No. 23-003 and VAR No. 21-007 ESHA buffer

PROJECT DESCRIPTION

ASSISTED LIVING FACILITY FOR AMBULATORY SENIOR RESIDENTS.
BASEMENT WITH, LAUNDRY, STAFF RESTROOM, STORAGE, MECHANICAL
ROOM AND INCLUDES 2 DOUBLE OCCUPANCY BEDROOMS, ATTACHED
BATHROOMS AND GREAT ROOM.

« ENTRY LEVEL INCLUDES LOBBY, ELEVATOR AND STAIRS.

1st FLOOR INCLUDES KITCHEN FOR MEAL PREP., GREAT ROOM AND
TERRACE.

2nd FLOOR INCLUDES 2 DOUBLE OCCUPANCY BEDROOMS, ATTACHED
BATHROOMS AND THE ROOF TERRACE.

CODE ANALYSIS
CODE: CBC 2022,CEC, CMC, CPC, CALIFORNIA GREEN BUILDING
STANDARDS CODE AND@BENERGY EFFICIENCT STANDARDS. CODES AND
LOCAL AMENDMENTS

CONSTRUCTION TYP

‘one Map Amendmenl lo Zone CC) ZMA No.18-001 applied 09

1
a
o
2
3
4

5

7

8

1

1

. In the case of emergency, call

t Work Phone #

r Home Phone #

. Sediment from areas disturbed by construction shall be retained on site using structural
controls to the maximum extent practicable.

. Stockpiles of soil shall be properly contained to minimize sediment transport from the
site to streets, drainage facilities or adjacent properties via runoff, vehicle tacking, or
wind.

. Appropriate BMP's for construction related materials, wastes, spills shall be
implemented to minimize transport from the site to streets, drainage facilities, or
adjoining properties by wind or runoff.

. Runoff from equipment and vehicle washing shall be contained at construction sites
unless treated to reduce or remove sediment and other pollutants.

. All construction and | are to be made aware or the

required best management practices and good housekeeping measures for the project

site and any associated construction staging areas.

. At the end of each day of construction activity all construction debris and waste
materials shall be collected and properly disposed in trash or recycle bins.

. Construction sites shall be maintained in such a condition that an anticipated storm
does not carry wastes or pollutants off the site. Discharges of material other than
stormwater only when necessary for performance and completion of construction
practices and where they do not: cause or contribute to a violation of any water
quality standard; cause or threaten to cause pollution, contamination, or nuisance; or
contain a hazardous substance in a quantity reportable under Federal Regulations
40 CFR Parts 117 and 302.

. Potential pollutants include but are not limited to: solid or liquid chemical spills; wastes
from paints, stains, sealants, glues, limes, p . hi . wood preservative:
and solvents; asbestos fibers, paint flakes or stucco fragments; fuels, oils, lubricants,
and hydraulic, radiator or battery fluids: fertilizers, vehicle/equipment wash water and
concrete wash water; concrete, detergent or floatable wastes; wastes from any
engine/equipment steam cleaning or chemical degreasing and superchlorinated
potable water line flushing.

During construction, permittee shall dispose of such materials in 2 specified and
controlled temporary area onsite, physically separated from potential stormwater
runoff, with ultimate disposal in accordance with local, state and federal
requirements.

. Dewatering of contaminated groundwater, or discharging contaminated soils via
surface erosion is prohibited. Dewatering of noncontaminated groundwater requires
a National Pollutant Discharge Elimination System Permit from the respective State
Regional Water Quality Control Board.

. Graded areas on the permitted area perimeter must drain away from the face of
slopes at the conclusion of each working day. Drainage is to be directed toward
desilting facilities.

. The permittee and contractor shall be responsible and shall take necessary
precautions to prevent public trespass onto areas where impounded water creates a
hazardous condition.

3. The permittee and contractor shall inspect the erosion control work and insure that the

work is in accordance with the approved plans.

4. The permittee shall notify all general contractors, subcontractors, material suppliers.
lessees, and property owners: that dumping of chemicals into the storm drain system
or the watershed is prohibited.

. Equipment and workers for emergency work shall be made available at all times
during the rainy season. N y materials shall be ilable on site and
stockpiled at convenient locations to facilitate rapid construction of temporary
devices when rain is imminent

. All removable erosion protective devices shall be in place at the end of each working
day when the 5 Day Rain Probability Forecast exceeds 40%.

7. Sediments from areas disturbed by construction shall be retained on site using an

effective combination of erosion and sediment controls to the maximum extent

practicable, and stockpiles of soil shall be properly contained to minimize sediment
transport from the site to streets, drainage facilities or adjacent properties via runoff,
vehicle tracking, or wind.

=)

~

o

o

. Appropriate BMPs for constructionrelated materials, wastes, spills or residues shall be

implemented and retained on site to minimize transport from the site to streets
drainage facilities, or adjoining property by wind or runoff.
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OPEN SPACES

1. LANDSCAPING (above 40%) 2.114.07
2. TERRACE 1 MAIN FLOOR 105.00
4. TERRACE 3 ABOVE GARAGE ~ 393.0

5. TERRACE 2 798.18

TOTAL OPEN SPACE/ TOTAL DEVELOPMENTAL

AREA = 3,410.25/ 12081.00 =28.22 %

DEVELOPMENT AREA BREAKDOWN :

1. BUILDING AREA
2. AREA AT CURVED

2.226.00
41.00
RETAINING WALL

3. SPACES PART OF  612.00

BUILDING PAD
4 RETAINING WALLS 137 .00
TOTAL APPROVED
DEVELOPMENT AREA 3.016.00

| OWNER:
ANITA KUNDI

ES:
FIRE SPRINKLER: YES

BUILDING LOT AREA

LOT AREA: 12,081 SF
BUILDING HEIGHT: 24-0"

DEVELOPMENT AREA 25% OF 12,081= 3020.25 SF. MAX

PROPOSED DEVELOPMENT AREA = 3016.0¢ SF.

BUILDING AREA

PROPOSED BASEMENT (EXEMPT): 1,194 SF
ENTRY LEVEL: 294 SF GARAGE (EXEMPT): 805 SF
FIRST LEVEL: 781 SF
SECOND LEVEL: 717 SF

TOTAL EXCLUDING BSMT: 1,792 SF (MAX ALLOWABLE FAR
AND GARAGE 1812.15 SF)

CAPACITY AND AMBULATORY STATUS
BEDROOM #1: (2) AMBULATORY RESIDENTS
BEDROOM #2: (2) AMBULATORY RESIDENTS

GRADING
REFER TO CIVIL ENGINEERING PLANS

NPDES NOTES

o

12598 CENTRAL AVE. #219
1 CHINO, CA 81710

ARCHITECT:

GARY SIMMONS
114 N ENCANTO ST.
ORANGE, CA 92868

TEL. 714.

293.4271

CONTACT: HARBANS GHATAODE

TEL. 949.

922.2194

CIVIL ENGINEER:

kpff

18400 VON KARMAN AVE

SUITE 600
IRVINE, CA 92612

_ LANDSCAPE AN

EL MODIFICATION

GENERAL

G0.00 COVERSHEET

CIVIL

C-001 LE SHEET

e OSION CONTROL PLAN J
C-130 GRADING PLAN AND DRAINAGE PLAN

C-131 __ [GRADING PLAN i

C-300 FIRE LANE ROADWAY PROFILE

[C-301  [FIRE LANE ROADWAY ALIGMENT -
C-500 DETAILS

/c-501  [DETAILS i N
ARCHITECTURAL

A0.10 SITE PLAN

|A0.11 ENLARGED SITE PLAN 4 oo

BASEMENT FLOOR PLAN

ENTRY LEVEL FLOOR PLAN
FIRST FLOOR PLAN

COVERSHEET

RESIDENTIAL CARE
22549 PACIFIC COAST
HWY. MALIBU, CA
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1201 [IRRIGATION PLAN SECOND FLOOR PLAN e
1250 |IRRIGATION LEGENDS ROOF PLAN Sl
251 [IRRIGATION DETALS [ WEST ELEVATION
LO11R | PLANTING PLAN WITH FUEL MODIFICATION A320 | EAST ELEVATION B i

- NOTES - A330  |NORTH AND SOUTH ELEVATION
_L012R__|PLANTATION LIST AND SITE PHOTOS A410  BUILDING SECTION -
i : : A4.20 BUILDING SECTION N
A4.30 BUILDING SECTION [
G0.06 ENLARGED SITE PLAN
G007 OPEN SPCE AREAS ENLARGED SITE PLAN

GENERAL NOTES

PROJECT SUMMARY

VICINITY MAP

PROJECT TEAM

SHEET INDEX

Scale




CITY OF MALIBU PUBLIC WORKS DEPARTMENT GENERAL NOTES: LEGEND: ABBREVIATIONS: =
ALL WORK SHOWN ON THESZ PLANS SHALL BE CONSTRUCTED IN ACCORDANCE WITH THZ CURRENT EDITION OF THE STANDARD GENERAL AC ASPHALTIC CONCRETE (N) NORT+ 3 5
e BLIC W 5 5 .
SPICIFICATONS FOR PUBLIC WORKS CONSTRUCTION (SSPWC) ‘GREEN BOOK e e GV SrWORKE aw BACK OF WALK i NOT*T0 SCHLE Clty Of Mahbu
2. CONTRACTORS SHALL COMPLY WITH ALL APPLICABLE DIVISION OF INDUSTRIAL REGULATIONS (CAL-CSHA) SAFETY STANDARDS. IF o I SHEET MATCH LINE BLOG BUILDING 24 PLANTER AREA 23825 Start Ranch Road - Malibu, California - 902654861
RZQUESTED BY THE INSPECTOR, THE CONTRACTOR SHALL PROVIDE PROOF OF A PERMIT FROM SAD DIVISION. 305 307TOM OF STARS 20¢ POINT OF CONNECTION Phone (310) 456-2489 - Fax (310) 4567630 - www. malibucity.o
3. CONTRACTOR SHALL CALL THE PUBLIC WORKS INSPECTOR AT (310) 456-248S, EXT. 341 FOR PRE—CONSTRUCTION MEETING 3uP BEST MANAGEMENT PRACTICES £l POST INDICATOR VALVE
PRIOR TO THE COMMENCEMENT OF ANY CONSTRUCTION OR GRADING OPERATIONS. CONTRACTOR SHALL NOTIFY THE CITY PUBLIC ANNOTATION B CATCH BASIN ace PORTLAND CEMENT CONCRETE TOTAL GRADING YARDAGE VERIFICATION CERTIFICATE
WORKS INSPECTOR 48 HOURS PRIOR TO COMMENCING ANY CONSTRUCTION AND 24 HOURS IN ADVANCE OF SPECIFIC INSPECTION {6560, 56 SARIEE SRR TR N ) . PLANNING DEPARTMENT REVIEW LEVEL
NEEDS DURING THE COURSE OF THE WORK. D F ELEVATION/UTILITY ELEVATION L& CENTER LINE 2% POLYVINYL CHLORIDE
i . . - ATIC oML CONCRETE MASONRY UNIT
£ NO IMPROVEMENTS ARE PROPOSED WITHIN THE PUBLIC RIGHT-OF-WAY. L0000 EXISTING SURFACE ELEVATION/UTILITY ELEVATION 5 : T:; AONRY U R BROPERTIHEING PROJECT NUMBER: 1900079
~ - c CLEAN R= RADIUS 3 = z P
5. STORAGE OF ANY CONSTRUCTION MATERIALS, CONSTRUCTION TRAILER, AND/OR PARKING AND ANY WORK WITHIN THE CITY PUBLIC 7 D) CONSTRUCTION NOTE CONC CONCRETE W R — PROJECT ADDRESS: 22549 Pacific Coast Highway, Malibu, CA 90265
RIGHT OF WAY SHALL REQUIRE A CITY INCROACHMENT PERMIT. CALL THE PUBLIC WORKS INSPECTOR AT (370) 456-2489, 20% B TR ECTON ANDECRADES &F SiiRE. FACE P ”
EXT. 341 TO APPLY FOR A PERMIT v <) 'le 50NES‘IC’V¥ATLR (s) SOUTH All projects proposing land form alteration which involves more than 100 cubic yards of grading
6 STORAGE OF ANY CONSTRUCTION MATERIALS, CONSTRUCTION TRAILER, AND/OR PARKING AND ANY WORK WITHIN THE AL SLOPE (DIRECTION AND RUN:RISE) ,\ - S= SLOPE EQUALS shall complete this form. The completed form must be provided at the time of Planning
2 gl Uil > % ome (E) ZAST & Department application for grading approval. All applicable cubic yardages shall be completed
CALTRANS PUBLIC RIGHT OF WAY SHALL REQUIRE A CALTRANS ENCRCACHMENT PERMIT. SUBMIT A COPY OF THE CALTRANS S . sD STORM DRAIN g . .
ENCROACHMENT PERMIT TO THE PUBLIC WORKS DEPARTMENT. XX HORIZONTAL CONTROL POINT LABEL % ZDGE OF GUTTER in the table. All calculations utilized to estimate the cubic yardages indicated shall be
- ) R : SSMH SANITARY SEWER MANHOLE attached to this form. This form and the required calculations must be prepared by a State of
7. ALL WORK SHALL 37 PERFORMED DURING CITY WORKING HOURS AND IN COMPLIANCE WITH THESE PLANS. J L) CURVE DATA _ABEL L., ELEV ELEVATION s SANITARY STWER Califomia Licensed Civil Engineer. The form and the calculations shall be stamped and wet
= £X., EXIST. EXISTING signed by the preparing party.
8  CONTRACTOR SHALL VERIFY ALL CONDITIONS AND DIMENSIONS AND SHALL REPORT ANY DISCREPANCIES TO THE ENGINEER PRIOR FF=100.00 PAD/FINISHZD FLOOR ELEVATION N I, STo STANDARD
TO THE COMMENCEMENT OF ANY WORK DB FIREJDERARTWENT; CONNEGTION SOMH STORM DRAIN MANHOLE Exempt
3 CONTRACTOR SHALL LOCATE, PROTECT, AND SAVE ANY AND AL SURVEY MONUMENTS THAT WILL BE OR MAY BE DAMAGED OR ¥ e © TOP OF CURS TR T BT ECI::';:: Total
DZSTROYED BY T OPERATIONS.  ONCE FOUND, THE CONTRACTOR SHALL THEN NOTIFY BOTH THE DEVELOS SITE G FINISHED GRADE (LANDSCAPE) TEL TELEPHONE R el Understiucture §_ Safely
SUPERVISNG CIVIL ENGINEER AND THE PUBLIC WORKS INSPECTOR. THE SUPERISING CMIL ENGINEER SHALL RESZT ALL SAID = EISHES SiREAGE: T E - Cut 232 1,255 286 50 0 2.083
MONUMENTS PER THE REQUIREMENTS OF THE PROFESSIONAL LAND SURVEYOR'S ACT. =———————— CURB/BACK OF CURB/GUTTER s INISHED SURFACE (HARDSCAPE) T OF OF GRATE — e —_
) " ol H FIRE HYDRANT 108 OF OF STARS Fil 82 9 [ 24 0 516
0. THE C G AL PUBLIC AND PROPERTY INSOFAR AS [T MAY BE - . -
0 LHFELCTOENL Rst«é. T(::ztssh-mou BET RESPONSIBLE FOR PROTECTING ALL PUBLIC AND PRIVATE PROPERTY INSOFAR AS IT MAY EE RETAINING WALL/SITE WALL N s rw TR GRIVALL Total 7 T T 7 o s
—— — — ——  PROPERIY LINE/RIGHT OF WAY oV GATE VALVE v TYPICAL Import 0 0 0 0 0 0
*1. EXISTING TRAFFIC SIGNS ARE NOT TO BE REMCVED WITHOUT PRIOR NOTIFICATION AND APPROVAL OF THE CITY ENGINEER. AS A & SE RTE] -
MINIMUM, CONSTRUCTION WORK ZONE TRAFFIC SIGNS AND STRIPING SHALL BE FURNISHED, INSTALLED, AND MAINTAINED IN S CENTER LINE W, IRE WATER VIF VERIFY IN_FIELD Export 0 1,255 286 26 0 1,615
£ WTH THE "WORK AREA TRAFFIC CONTROL HANDBOOK™ (THE “WATCH MANUAL), PUBLISHED BY BNI SUILDING NEWS, GPM GALLONS PER MINUTE vee VITRIFIED CLAY PIPE "All quantiies indicated shall be in cubic yards only.
L PLAN, PREPARED BY THE DEVELOPZR, MAY BE REQUIRED BY THE CITY. X FENCE * @ HIGH POINT w) wEST g_,,_,,m R'"'mm,: gﬁm m,ngn,m'mcmfmm, F‘;‘:’?.f;dm,m s approval Beyord e 45 oG ARh
12 DUST CONTROL SHALL BE MAINTAINED AT ALL TIMES. ———+ 70 BE DEMOLISHED NV INVERT w WATER access and may inciude tumouts, widening.
P @ OW POINT y Remedial grading is grading by a full site or soils report prepared by a licensed
13. EROSION CONTROL PLANS SHALL BE PROVIDED FOR ALL PROJECTS. GRADING AND CLEARING IS PROHIBITED FROM NOVEMBER 1 > WM WATER METER geologist or soils engineer which is necessary to correct physical deficiencies on the site for the construction of a
TO MARCH 31 FOR ALL DEVELOPMENTS WITHIN OR ADJACENT TO ESHA AND/OR INCLUDING GRADING ON SLOPES GREATER THAN GRADING Mt MANHOLE wv WATER VALVE primary residential structure or access to the lot. 2 "
e - N imparted means soll that is brought on to the site. Exported means sailthat is leaving the site. This information wil
100———  PROPOSID MAJOR CONTOUR be used to calculate the number of ruck trips required for site preparation.
UNDERGROUND UTILTIES AND SERVICE LATERALS SHALL BE INSTALLED PRIOR TO CONSIRUCTION OF CURBS, GUTTERS, 5057 PATTERN LEGEND: 3 g
SDEWALKS, AND PAVING UNLESS OTHERWISE PERMITED BY THE CITY ENGINEER. 102 EROROSED MINGRAGONTOUR! PREPARED BY: ALl KHAMSI, RCE
e FLOW LINE G i
5. THE DEVELOPER SHALL COMPLY WITH NPDTS REQUIF TS. THE STORM WATER POLLUTION PREVENTION PLAN (SWPPP) SHALL e CONCRETE PAVING . /W
35 AVAILABLE AT THE CONSTRUCTION SITE AT ALL TIMES AND SHALL 3E KEPT UPDATZD. - GRADE BREAK LINE (REFZR TO SHEET C-500 FOR DETAILS) P
16. ALL RECOMMENDATIONS MADE BY THE GEOTECHNICAL/SOILS ENGINEER (AND ENGINEERING GEQLOGIST, WHERE EMPLOYED), AND R———  RIDGE LINF DATE: 11/10/2025

o

o

2

S

. THE APPLICANT SHALL LABEL AL

CONTAINED IN THE REPORTS
PART OF THE GRADING PLAN

REFERENCED HEREON, AS APPROVEC OR CONDITION:

BY THE CITY, SHALL BE CCNSIDERED A

STORM. DRAIN PIPE WITHIN THE PUBLIC RIGHT-OF—WAY AND EASEMENTS SHALL BE REINFORCED CONCRETE PIPE (RCP)

TERRACE DRAINS, INTERCEPTOR DRAINS, AND DOWN DRAINS SHALL BE CONSTRUCTED OF 3"P.C.C.
W.W.M. ANC SHALL 32 EITHER SEMICIRCULAR OR TRIANGULAR
APPROVED EQUIVALENT.

. REINFORCED
CROSS SECTION. CONCRETE COLOR SHALL

WITH §X6"X 410
BE "OMAHA TAN OR

GRADING QUANTITIES
CUT:

2,083 CY
FILL: 516 CY
IMPORT: 0 Cy
EXPORT: 1,567 CY

TCTAL DISTURBED AREA:
{INCLUDING GRADING, CLEARING, AND LANDSCAPING AREA)

12,081SF OR 0.28 ACRES

TOTAL EXISTING IMPZRVICUS SURFACE AREA: 776 SQ. F1
TOTAL PROPOSED IMPERVIOUS SURFACE AREA: 5,730 sQ. FT
FLOOD ZONE ON FIRM: ZONE D

BASZ FLOCD ELEVATION: UNDETERMINED

LOPES ON PRIVATE PROPERTY ADJOINING STREETS, DRAINAGE CHANNELS,
NOT STEEPER THAN 2:1 FOR CUT AND FILL UNLESS SPECIFICALLY APPRCVE!
THE PROJECT'S GEOTECHNICAL/SOILS CONSULTAN

OR OTHER PUBLIC FACILI
3Y THE OITY ENGINEER ON |

SHALL BE GRADED
ZCOMMENDATION OF

CITY/COUNTY STORM CRAIN INLETS WITHIN 250 FEZT FROM EACH PROPZRTY LINE PER THE

CITY OF MALIBU'S STANDARD LABEL TEMPLATE.

GENERAL NOTES:

PLANTER AREA/LANDSCAPE
(PER SEPARATE PERMIT)

EARTHEN SWALE

= sawCUT
RIP-RAP
UTILITY (REFER TO SHEET C-500 FOR DETALS)
SD———  STORM DRAIN
. ~ DECOMPOSED GRANITE
© UTILITY CLEANOUT (REFER TO ARCHITECTURA
® AREA/PLANTER DRAIN
= REINFORCED CONCRETE DRVEWAY
SHEET INDEX L A T (REFER 10 SHEET C-500 FOR DETALS)
SHEET NUMBER SHEET TITLE
c-001 TITLE SHEET
C-110 EROSION CONTROL PLAN
" cawm  GRADING & DRAINAGE PLAN |
c31 GRADING & DRAINAGE PLAN i
C-300 ANE ROADWAY PROFILE
C-301 OADWAY ALIGNMENT
DETALS |
- i il DETALLS

MALIBU LOCAL ORDINANCES AS APPLICABLE 14. THE CONTRACTOR SKALL OETAIN AN 0.S.HA. PERMIT FROM THE CALIFORNIA DMISION OF INDUSTRIAL SAFETY PRICR TO THE
CONSTRUCTION OF ICHES CR EXCAVATICNS WHICK ARE FIVE FZET OR DEEPER. DATE ISSUED FOR

2. AL GRADING WORK SHALL BE PERFORMED IN ACCORDANCE WITH THE REQUIREMENTS AND RECCMMENDATIONS CONTAINZD IN -
THE PROJECT GEOTECHNICAL REPORT. 15. DIMENSIONS TG PIPELINES ARE 70 CENTERLINE UNLESS OTHERWISE NOTED.

3. EXISTING TOPOGRAPHY SHOWN HZIREON WAS TAKIN FRCM A SURVEY DATED JANUARY 30, 20719 BY HENNON SURVEY & 16. ALL WATER LINES SHALL SE INSTALLED WITH 36" MINIMUM COVER FROM TOP OF PIPZ TO FINISHED GRADE, UNLESS OTHERWISE
VAPPING, INC. NOTED.

; ” I o e ) BASIS OF BEARINGS:

£ THE CONTRACTOR SHALL ASSUME SOLE AND COMPLETE RESPONSEILITY FOR THE JOB SITE CONDITIONS, INCLUDING SAFETY OF 17. THRUST BLOCKS SHALL BE INSTALLED AT WATERLINE HORIZONTAL AND VERTICAL BENDS, TEES, CAPPED ENDS AND REOUCERS
A PERSONS ANC PROPERTY, DURING THE COURSE OF CONSTRUCTION OF THIS PROJECT. THIS REQUIREMENT SHALL APPLY ACCORDING TO THE DETAILS PROVIDED CN THESE PLANS. e D
CONTINUOUSLY, AND SHALL NOT BE LIMTED TO NORMAL WORKING HOURS HE BEANING OF NECD1IO0E ALUNG THE CERTERLING

18. CONSTRUCTION STAKING FOR IMPROVEMENTS SHOWN ON THESE PLANS SHALL BE PERTORMED 3¥ A LICENSED LAND SURVEYOR FACIIE CORST WY & SHOWH ON WAL BT s o

5. ORIOR TO COMMENCING CONSTRUCTION, THE CONTRACTOR SHALL VERIFY ALL JOIN CONDITIONS FOR GRADINC AND DRAINAGE. IF RECORD Of SLRVEY FILED.IN_BOGK 195 PAGE 6 OF,
CONDITIONS DIFFER FROM. THCSE SHOWN ON THE PLANS, THE CONTRACTOR SHALL NOTIFY THE ENGINCER AND SHALL NOT BEGIN 19. THE CONTRACTOR SHALL REPLACE ALL EXISTING IMPROVEMENTS DAMAGED DURING CONSTRUCTION TO MATCH EXISTING, INCLUDING CCORDS OF SURVEYS) ANOIIS THE. BASIS OF BEARINGS
CONSTRUCTION UNTIL THE CHANGED CONDITIONS HAVE SEEN EVALUATED. PERMANENT TRENCH RESURFACING FOR THIS PROJECT.

6 ALL DRAWINGS ARE CONSIDERED TO BE A PART OF THE CONTRACT DOCUMENTS. THE CONTRACTOR SHALL BE RESPONSIBLE FOR 20. CONTRACTOR TO CONTACT UNDERGROUND SERVICE ALERT 811 PRIOR TO EXCAVATION. Dat 11/10/2025
TRE REVIEW AND COOROINATION OF ALL DRAWINGS AND SPECIFICATIONS PRICR TO THE START OF CONSTRUCTION. ANY _ 1 |
DISCREPANCIES TRAT CCCUR SHALL BE BROUGHT TO THE ATTENTION OF THE ARCHITECT PRIOR 10 THE START OF CONSTRUCTION 21. ALL DIMENSIONS ARE IN FEET OR DECIMALS THEREOF Project Number 190007¢
SO THAT A CLARIFICATICN CAN BE ISSUED. ANY WORK PERFORMED IN CONFLICT WITK THE CONTRACT DOCUMENTS OR ANY CODE
REQUIREMENTS SHALL BE CORRECTED BY THE CONTRACTOR AT THEIR OWN EXPENSEZ AND AT NO EXPENSE 70O THE OWNER OR 22. ALL CURB DIMENSIONS AND RADII ARE TO PAVEMENT FACE OF CURB. PROJECT BENCHMARK: VICINITY MAP Drawn By TN
ARCHITECT. “NOTTO SEAE. Checked B, JP

23. CONTRACTOR TO BE AWARE OF ALL OVERHEAD LINES AT ALL TIMES, SO AS NOT TC DISTURB THEM. ELIVATIONS SHOWN HERON ARE RELATIVE TO THE NOT 70 SCALE ¥
E RELATIVE TO
7. THE ENGINECR PREPARING THESE PLANS WILL NOT BE RESPONSIBLE FOR. OF UABLE 7OR. UNAUTHORZED CHANGES TO OR AATONA. GEODETIC VERTCAL DATWM OF 1929 (NG229) Scale: AS SPECIFIED
ALL CHANGES TO THE PLANS MUST BE IN WRITING AND MUST BE APPROVED BY THE PREPARER OF 24. WATER SHALL BE PROVIDED ONSITE AND USED TO CONTROL DUST DURING CONSTRUCTION OPERATIONS COUNTY OF S YEAR 1980 ADJUSTMENT PER
Tors: Fums ~ _ O daEis, YEAR 1950 _—
25. CONTRACTOR SHALL OBTAIN ANY NECISSARY PERVITS FROM THE CITY OF MALIBU FOR ALL WORK WITHIN THE 2UBLIC

8 NOTES AND DCTAILS ON DRAWINGS SHALL TAKE PRECEDENCE OVER GENERAL NOTES AND TYPICAL DETALS. WHERE NO DITAILS RIGHT-OF ~WAY. LA COUNTY BM DY5387

ARE GIVEN, CONSTRUCTION SHALL 37 AS SHOWN FOR SIMILAR WORK. ELEV=13.811 FT. NGVD23 YEAR 1990
26. STORM DRAINAGE SYSTEMS SHOWN ON THESE PLANS HAVE BEEN DESIGNED FOR THE FINAL SITE CONDITION AT COMPLETION OF

9. THE EXISTENCE, LOCATION AND CHARACTERISTICS OF UNDERGROUND UTILITY INFORMATION SHOWN ON THESE PLANS HAVE 3EEN THE PROJECT. THE CONTRACTOR IS RESPONSIBLE FOR MAINTAINING ADEQUATE DRAINAGE OF THE SITE. DURING INTERIM US&CS MON IN CONC WALK SCUTH SIDE PACIFIC COAST — CALIFORNIA 811
OBTAINED FROM A REVIEW OF AVAILABLE RECORD DATA. NO REPRESENTATICN IS MADE AS 10 THE ACCURACY OR COMPLETENESS CONDITIONS OF CONSTRUCTION FIGHWAY, & FT K. OF N/W CORNER HOUSE NO. 22416, SCLTN. CALL UNDERGROUND SERVICE
OF SAID UTILITY INFORMATION. THE CONTRACTOR SHALL TAKE PRECAUTIONARY MEASURES 10 PROTECT THZ UTIITY LINES SHOWN 6.8 MILES WEST OF CARBON CANYON ROAD, 50 FT §. ALERT OF SOUTHERN CALIFORNIA TITLE SHEET
AND ANY OTHER LINES NOT OF RECORD OR NOT SHOWN ON THESE PLANS. 27. CONTRACTOR SHALL OBTAIN ALL RZIQUIREC PERMITS, INCLUDING NPDES, FROM THE APPROPRIATE JURISDICTIONAL AGENCIES FOR C.FIN_ERVLINF P;CIF\C COAST HICKHWAY, ’)TAMP':D

DISCHARGE OF GROUNDWATER THAT MAY BE NECESSARY TO ACCOMPLISH EXCAVATIONS SHOWN ON THESE PLANS. " 576 1039° s AT SR FOR UNDERGROUND LOCATING

10. IF_AT ANY TIME DURING GRADING OPERATIONS, ANY UNFAVORAELE GEOLOGICAL CONDITIONS ARE ENCOUNTERED, GRADING IN THAT ® 48 HOURS BEFORE YOU DIG!
AREA WILL STOP UNTIL APPROVED CORRECTVE MEASURES ARE OSTAINED. T —. Gy www digalert org

1. THE PROPOSED GRADE IS THE FINAL GRADE AND NCT THZ ROUGH GRADE. THE CONTRACTOR SHALL SUBTRACT THE THICKNESS ST VEREY AT (EAST 5 POINTS Snomn MERZOM, RoR IMPORTANT NOTICE
OF THE PAVED SECTION AND/OR LANDSCAPE TOPSOIL SECTION TO ARRIVE AT THE ROUGH GRADE ELEVATION S o e s HERECh, FO SECTION 4216/42:7 OF THE GOVERNMENT CODE E—

UIRES A DIt T IDENTIFI I R

12. STRAIHT GRADE SHALL BE MAINTAINED BETWEEN CONTOUR LINES AND SPOT ELEVATIONS UNLESS OTHZRWISE SHOWN ON THE s o At 2h etmnes

SLANS <
e WILL 3 VAUD. FOR YOUR DIGALERT 1D C_OO1

13. ALL FILL SOILS OR SOILS DISTURBED OR OVEREXCAVATED DURING CONSTRUCTION SHALL BE COMPACTED PER THE R e o s oehYicE, ALERT
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2% MAXIMUM :CROSS-SLOPE ACROSS FIRE ACCESS.
10% MAXIMUM SLOPE ALONG FIRE ACCESS.
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EXISTING VARIABLE WIDTH EASEMENT
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\ — |
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NN 1 ARCHITECTURAL DRAWINGS B / -
RRLRRL | A { /
| 6 FREE DRAINING MATERIAL PER CONTINUOUS 4 DIA. i CONSULTANTS:
‘ SSPWC., SEC. 300-352 PERFORATED PVC DRAIN PIPE \ INVERT ELEVATION
MISCELLANEOUS BASE COURSE COMPACTED Wik PERFORATIONS :POINTED. \
PER PROJECT GEOTECHNICAL REPORT GEOTEXTILE FILTER |/~ cown. 2
SUBGRADE COMPACTED PER PROJECT 7 | V-DITCH AT WALL N1s) FABRIC "MIRAFI 140N" OR 4 LNE JOIN TO COLLECTOR PIPE PER or=; 3¢ e RUSHED STONE
NOTES: GEOTECHNICAL REPORT. EQUNALENT A . A PLAN (MIN SLOPE 0%). = % {%
1. ALL TREAD SURFACES SHALL BE SLIP-RESISTANT. L2 . NSOSOE0R0S0E
2. REFER TO ARCHITECTURAL DRAWINGS FOR COLOR, PATTERN, TEXTURE, AND FINISH JCONCRETEIBASE A0 WAL aF EINGH GRADE, PER; PLAN
i iTone ) SZE | TYPE | MATERIAL COLOR | MODEL NO. | FREE AREA (SO IN/GPM)
3. SEE PLAN FOR LOCATION OF CONTROL JOINTS : % e R e :
. R 4 DA 78 17.00/22.27 ]
A
4. CONCRETE MIX DESIGN SHALL CONFORM TO SSPWC 560-C-3250. C°“Jg‘g°gg“;§£%cg§§;‘é“pg; A 0 o « »
T SSPMW.C., SEC. 200-1.4 :
= S RETAINING WALL 2 lNDS ATRIUM GRATE WITH NDS SPEE-D BASIN NTS.
9 | CONCRETE WALK SECTION N = =N ON_CAISSONS
= WL PER STRUCTURAL FINISHED GRADE OR
| g DRAWINGS PER PAVEMENT SECTION
-z SEPARATE. PERMIT (SEE PLANS)
RETAINING WALL PER Z| &
SEPARATE PERIMIT = |
RETAINING WALL PER = LR
o | = =
SEPARATE PERIMIT _L\ Bl TRENCH BACKFILL —— L= /\\//\// g
AN K
SHAPE TO FIT BELL AND
HUB, AND THOROUGHLY
I~ GROUTED RIP-RAP, 6" COMPACT UNDER PIPE.
| MIN. EMBEDMENT IN SEE NOTE I. T
| P.CC. OR GUNITE WITH
A | 6" RECESSED T0P LAYER - \]‘ S
| ¥
] 7B _' soEr PILE EXCAVATE TO UNDISTURBED .
) CLEANOUT FRAME & COVER PER — USESANDABRLICATION 5 b ZIm (PER SHORIG TRENCH BED. REPLACE WITH —_—
=g ZURN 78 = 1400-HD \ AT REGUSE G e ZI Saes BEDDING. COMPACT TO 90%
i LEVEL-TROL, SEWER CLEANOUTS AND/on W £R T > [ (MINIMUM). DATE ISSUED FOR
SD PIPE ngn /! PER SEPARATE A 4 boe = d b LAGGING
PER PLAN STAMPED WITH "S”™. STORM DRAIN \ THREADED PLUG PERMI \ s | & i
CLEANOUTS STAMPED WITH "SD" . & % oA M (PER SHORING
) / REMOVE 12" DEPTH OF AL 1 »)—/. DRAYIGE) - -
PAVEMENT SECTION 4 piliskieal -3 PR | WATERPROOFING BIPE  FOR GRAVTY FLOW SAN. SEWERS AND DRAINAGE P.V.C. CONFORMING TO ASTM.
SH GRADE VGGG AT BISE OF v 7 : W AND DRAINAGE D-3034 MAXIMUM SDR 35, GASKETED JOINTS FOR 4° T0 15" DIA PIPE AND S . S
. RISER SHALL BE THE DRAINAGE SACK 5 Al ggm« (;(sP)ER ARCH ASTM F-679 FOR 18" DIA. AND LARGER
S o o CACUARLISECTIONLOF 147 = \ iZI é | : AN e FOR PVC PRESSURE PIPE CONFORMING TO AWWA C900 FOR 4° T0 12° DIA. PIPE
PLAN — RIP RAP AT WALL SECTION A-A 6" UNLESS OTHERWISE WRE DIA_ OF 0.03" FIRMLY \ % /1 2wz ANDSAWIATCA05-FOR 14" AND(LARGERDIA. FIRE. - -
THREAD SHIELD NOTED. ATIACHEDUTD EACICOF Al V4 [CURLF DA, WiRe BEDDING  CRUSHED ROCK. SHALL CONFORM TO SUBSECTION 200-1.2 OF THE STANDARD
REMOVABLE AFTER RISER SHALL BE THE SAME AS sma—ou—cnmgmis» HOLE / IABPROVED EQUAL SPECIFICATIONS FOR PUBLIC WORKS CONSTRUCTION WITH 1/2° MAXIMUM ROCK
/-~ V-GUTTER PER PLAN /= V-GUTTER FINISH GRADE O - SUB 13 FOURED: o RN% MAN FIFE 8. BUTHOT LARCER PER STRUCTURAL . 4 {PLACED BETWEEN SIADATION.
/PR P SURFACE PER PLAN ENNUSN THAN 6% FOR MAW SANITARY . > N aEcy | ) (SOUDER PLES NDAL BACKFILL  NATIVE MATERIAL — MAXIMUM SIZE NOT TO EXCEED 1-1/2" Date: 03/01/202¢
/ LENGTH PER PLAN & CONC. BASE AND WAL AXIAX SEWER AND STORM DRAIN PIPE . o i L ;
[=—LENGTH PER PLIN—— =) SLOPE PER Py SUPPORT FOR TRAFFIC o A oy STosM v ’ : s x Al B N SOMRSE | IRENCH BACKFIL  NATVE MATERIL - 90% COMPACTION MIN. UP TO CLASS IV SOLS, TYPE WL, ct. | Froiect Number: EL
S\ L LOAD CONDITION - 2ol Rl s > Ao ATE FINE GRAINED, LL<50, MEDIUM TO NO PLASTICITY. NOTE, IF CLASS IV SOIL, TYPE | Drawn By ™
+3 \ N LLBE'S RS MH OR ALL CLASS V' SOILS THEN REPLACE WITH CLEAN SAND. SUBGRADE AND Checked B e
7 = | SoHE, AGGREGATE BASE SECTION COMPACTIONS ABOVE THE UTILITY TRENCH SHALL Y
= . / - SECToN MATCH THE MINIMUM COMPACTIONS FOR PAVEMENT SECTION ABOVE THE UTILTY Scale: AS SPECIFIED
& 4" DIAMETER — TRENCH, WHERE IT IS APPLICABLE
il o B 8 PIPE © X" 0.C. \ ——————
GR%‘I’JE%ME;EDM[N-T fN (BETWEEN SOLDIER \_ RETAINING WALL CLEAN SAND  SHALL CONFORM TO THE REQUIREMENTS OF SAND FOR PORTLAND CEMENT ———=—
v oLy 2 INVERT ELEVATION PILES). SEE ON CAISSONS PER CONCRETE AS SPECIFIED IN SECTION 200-15.5 OF THE STANDARD
i z PER PLAN PLUMBING FOR STRUCTURAL SPECIFICATIONS FOR PUBLIC WORKS CONSTRUCTION
6" RECESSED TOP LAYER £ o0 DRAWINGS PER
K SEPARATE PERMIT
SECTION B-B 2 NOTES:
B INSTALL CAP & SEAL IF X
MAIN PIPE —\ TERMINAL CLEANOUT. DETAILS
! AL e 1. EXCAVATE FOR BELLS OR HUBS SO FULL LOAD IS CARRIED BY PIPE BARRELS.
4 CLEANOUY, 2. BEDDING MATERIAL SHALL BE PLACED IN A MANNER SUCH AS SLICING SHOVEL—SPADING, OR SHOVEL
1. ROCKS FOR GROUTED RIP-RAP SHALL GOOD QUALITY BROKEN CONCRETE AND/OR RNVER RUN ROCK. SIZE OF ROCK RAINAGE FOR SHOR NDITION AT " RODDING TO INSURE COMPLETE FILLING OF THE "HAUNCH AREAS” BELOW THE PIPE. (JETTING OF BEDDING
SHALL BE 6"¢ MIN. AND 129 MAX. MATERIAL IS NOT AUTHORIZED UNLESS PREVIOUSLY APPRDVED).
2. GROUT BED OF 2" MIN. BENEATH THE FIRST LAYER OF ROCK. MAXIMUM SPACING BETWEEN ROCKS SHALL BE 2° MAX. 7 3. TRENCH BACKFILL SHALL BE COMPACTED IN ACCORDANCE WITH SECTION 306-12 OF THE STANDARD
ALL VOIDS BETWEEN ROCKS SHALL BE FILLED WITH GROUT. / NOTES: SPECIFICATIONS FOR PUBLIC WORKS CONSTRUCTION, LATEST EDITION WITH THE FOLLOWING EXCEPTIONS SHEET:
UNDISTURBED EARTH —/ :
3. SURFACE RECESSED ROCKS SHALL BE EMBEDDED FROM 1/2 TO 2/3 OF THEIR MAXIMUM DIMENSION. 1. FOUNDATION WALL DRAINAGE SHALL ADHERE TO THE LATEST BUILDING ADMINISTRATIVE CODES. (1) JETTED TRENCH BACKFILL SHALL NOT BE USED.
SECTION A-A (2) MINIMUM COMPACTION OF BEDDING AND TRENCH BACKFILL SHALL BE 90% RELATVE COMPACTION. C-SOO
8 | GROUTED RIP—RAP ENERGY DISSIPATION wis | B CLEANOUT n1s. | 4 | FOUNDATION WALL DRAINAGE wts | 1 | FLEXIBLE PIPE BEDDING DETAIL NTS
e PR T Ao Gt ey T R o Sl T, Jony T R0 TS P LR P oer Sy T Y R A T




6" DIA. AREA DRAIN
ZURN MODEL ZB415B-VP

PAVEMENT. SEE ARCHITECTURAL
PLAN FOR FINAL SURFACE

CONCRETE PAVEMENT —.

/ #3 BARS ©® 247 0.C. BOTH WAYS

NOTES:

1. REFER TO ARCHITECTURAL PLANS FOR CONCRETE COLOR, PATTERN,
TEXTURE, AND FINISH.

2. SEE PLAN FOR LOCATION OF CONTROL JOINTS.

3. CONCRETE MIX DESIGN SHALL CONFORM TO SSPWC 560-C-3250.

\_ CRUSHED AGGREGATE OR MISCELLANEOUS
BASE COURSE COMPACTED PER PROJECT
GEQTECHNICAL REPORT

"\_ SUBGRADE COMPACTED PER PROJECT
GEOTECHNICAL REPORT.

140 Newport Center Drive,
Suite 10¢
Newport Beach, CA 92660
0: §49.478.8800
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GENERAL NOTES

% APPROVED BUILDING ADDRESS NUMBERS,

BUILDING NUMBERS OR APPROVED BUILDING

IDENTIFICATION SHALL BE PROVIDED AND

\ MAINTAINED SO AS TO 3F PLAINLY VISIBLE AND
STI

Date

B
m

LEGIBLE FROM T: FRONTING THE
PROPERTY. THE NUVMBERS SHALL CONTRAST
WITH THEIR BACKGROUND, BE ARABIC
NUMERALS OR ALPHABET LETTERS, AND BE A
MINIMUM OF 4 INCHES HIGH WITH A MINIMUM
STROKE WIDTH OF 0.5 INCH, FIRE CODE 505.1

N 2 WHEN SECURITY GATES ARE PROVIDED,
MAINTAIN A MINIMUM ACCESS WIDTH OF 20
1 { FEET. THE SECURITY GATE SHALL BE

EXSTING AL vy i EVERGENCY OPERATION AND SHALLBE
ViDTH EASE i EVERGEN 3 g 3
F»\pvotmror THE STATE OF Eﬁf.igﬁx,'ﬂ"‘ MAINTAINED OPERATIONAL AT ALL TIVES AND

R THE RIGHT OF INGRESS At ISTING VARIABLE WIDTH £ 5 H REPLACED OR REPAIRED WHEN DEFECTIVE.

CONTROL OF STORM waTER POWER LINES, P01z, Gonp. o e MENT FOR { ELECTRIC GATE OPERATORS, WHERE
PIPES AND INCIDENTA: R SEVERS H PROVIDED, SHALL BE LISTED IN ACCORDANCE
2 =VIMLPURROSES | WITH UL 325, GATES INTENDED FOR

No. EeAsAcription

AUTOMATIC OPERATION SHALL 32 DESIGNED,
CONSTRUCTED AND INSTALLED TO COMPLY

PROPOSED RESIDENTIAL if .
CARE FACILITY i R FVORANT 1
‘ S e i WITH THE REQUIREMENTS OF ASTM F220.
PROPERTY LINE { GATES SHALL BE OF THE SWINGING OR SLIDING
220 -6 14" H VSU' TYPE. CONSTRUCTION OF GATES SHALL BE OF
0 90 MATERIALS THAT ALLOW MANUAL OPERATION

BY ONE PERSON. FIRE CODE 503.5.

l |

R F

3. THE REQUIRED FIRE FLOW
HYDRANTS AT THIS LOCATION IS 1,250 GPM, AT
20 PSI RESIDUAL PRESSURE, FOR A DURATION
OF ONE (1) HOURS OVER AND ABOVE MAXIMUM
DAILY DOMESTIC DEMAND. FIRE CODE 507.3
ANC APPENDIX 8105.1 APPENDIX B.

2. 6 X & X 2-1/2° FIRE HYDRANTS FBU-WATER &
ACESS,

IRE HYDRANTS SHALL MEASURE 6" X 4" X
2-1/2", BRASS OR BRONZE, CONFORMING TO |
AMERICAN WATER WORKS ASSOCIATION

AL

A7,
I
DAL s
S
1408 STANDARD C503, OR APPROVED FQUAL.
5 PROVIDE AN APPROVED AUTOMATIC FIRE |
PRINI R SYSTEM AS SET FORTH BY

BYL )
BUILDING CODE 903 AND FIRE CODE §03. PLANS
SHALL BE SUBMITTED TO THE SPRINKLER PLAN
CHECK UNIT FOR REVIEW AND APPROVAL
PRIOR TO INSTALLATION REASON BUILDIN
CODE £35.7.1 FIRE CODE 903.2.8 AND 803.2.11.7.

| LOCATION. RCFE AND GARAGE TYPE OF FIRE.
NFPA 13D,
6 HOUSEHOLD FIRE ALARM SYSTEVS INSTALLED

|
03.3.1.3 - ‘

|
IN ACCORDANGE WITH NFPA 72 THAT INCLU |
SMOKE ALARMS , OR A COMBINATION OF |
D AS REQUIRED EY THIS
=CTION FOR SMOKE ALARMS, SHALL BE

HOLD FIRE ALARM
EL OF

MITTED. THE HOU!
M SHALL PROVIDE THE SAME

TION AND ALARM AS RE =

=ECTION FOR SMOKE ALARMS, WHERE
OLD FIRE WARNING SYSTEM IS

INSTALLED USING A COMBINATION OF SMOKE

|

|
DETECTOR AND AUBIBLE NOTIFICATION |
DEVICE, IT SHALL BECOME A PERMANENT
FIXTURE OF THE OCCUPANCY AND OWNED 8Y ‘
THE HOMEOWNER, THE SYS’ |
MONITORED BY AN APPROVED SUPERVISING |
STATION AND BE MAINTAINED IN ACCORDANCE
1AL CODE R314.2 |

|

i

[ SPRINKLER SYSTEM ~ FIRE COI
|

i

i

|
i

WITH NFPA 72. RESIDEI

7 WHEN MORE THAN ONE SMOKE ALARV IS |
REQUIRED TO BE INSTALLED WITHIN AN
INDIVIDUAL DWELLING UNIT THE ALARM
DEVICES SHALL BE INTERCONNECTED IN SUCH
A MANNER THAT THE ACTUATION OF ONE
ALARM WILL ACTIVATE ALL OF THE ALARMS IN

HE INDIVIDUAL UNIT. RESIDENTIAL CODE
R274.3

S AND EGRESS

EASEMENT FOR ING
5. SMOKE ALARMS SHALL RECEI! EIR
PRIVARY POWER FROM THE BUILDING WIRING
PROVIDED THAT SUCH WIRING IS SERVED
FROM A COMMERCIAL SOURCE AND SHALL BE
EQUIPPED WITH A BATTERY BACKUP.
RESIDENTIAL CODE R314.4

SITE PLAN

9. AN APPROVED CARBON MONOXIDE ALARM
SHALL BE INSTALLED IN DWELLING UNITS AND
IN SLEEPING UNITS WITHIN WHICH FUEL-
BURNING APPLIANCES ARE INSTALLED AND IN
DWELLING UNITS THAT HAVE ATTACHED ——
GARAGES. REQUIRED CARBON MONOXILE
ALARMS SHALL RECEIVE THEIR PRIMARY
WER FROM THE BUILDING WIRING WHERE

I SUCK WIRING IS SERVED FROM A COMMERCIAL > ‘
i - SOURCE AND SHALL BE EQUIPPED WITH A | |
i Y BACK-UP. WHERE MORE THAN ONE | v ‘
i %) CAREON MONOXIDE ALARM IS REQUIRED TO ! I -
i INSTALLED WITHIN THE DWELLING UNIT OR ‘ ] %)
i < WITHIN A SLEEPING UNIT THE ALARM SHALL BE | | @ (3] < <
; / i INTERCONNEGTED IN A MANNER THAT
BJLJ(IQEGEAGDERﬁE:AT;J%TE S) i e ACTIVATION OF ONE ALARY. SEALL ACTIVATE l < d o &)
i 0O = i
." O Oy O5 |
fi | |
[ o 10. Lz T Om
LEGAL DESCRIPTION [ == L =
[ I FIRE HYDRANT 1 TORS SHALL = = of
APN 2452-023-003 DISTANCE TO AS COMPLYING WITH THE Z O
| O g PROPERTY LINE () ITS OF UL 2075. CARBON | (@) E
OWNER: | /s IDE ALARMS REQUIRED BY (S w7 <
ANITA KUNDI N | = R315.1 AND R315,2) OR (SECTION: O o g
12598 CENTRAL AVE. #218 | TR £20.¢.2) SHALL BE INSTA >
CHINO,CA 91710 COCATIONS: ~ D
] —_ LING UNIT SLESPING AREA IN (7o, <
SIDE YARD SETBACKS NOTES | T ATE VICINITY OF THE Ll — T
| [m)] (@] ZRY LEVEL OF A DWi — Te}
LOTDEPTH = 138.25 ~ INCLUDING BASEVENTS. 3. FOR R- X = Yl
LoFWIDTH,  =87.47 & C MANENTLY INSTALLED FUEL-BURNING S":) N
e RS 50° APPLIANCES. RESIDENTIAL CODE R315.3,
R gnDLorDert | o BUILDING CODE 420.4.3 (TR
N nolor DEPTH | 0] THE ACCUMULATION OF =
8 | D ey H LEAVES AND DEBRIS IN THE GUTTER.
e RBT Wi | | (RESIDENTIAL CODE R327.534 AND BUILDING
87.41 X 25% = 21.86 E00E 70344}
. - 12, CLEARANCE OF BRUSK AND VEGETATIVE
s TaRaLOT WIBTH GROWTH SHALL BE MAINTAINED PER FIRE
g i CODE 325
DEVELOPMENT AREA 25% OF 12,081 = 3020.25 SF.MAX
MENT AREAZOK.OF 12,081 902028 | 13 ALL ROOF COVERINGS SHALL BE CLASS "A" AS
PROPOSED DEVELOPMENT AREA = 3016.31 SF. | D e L 5
(RESIDENTIAL CODE R327.5.2 & RS02)
14, ELEVATORS, ESCALATORS AND MOVING WALKS
SHALL COMPLU WITh THE REQUIREMENTS ST
FORTH IN BUILDING CODE CHAPTER 3¢ ey
Scale As indicated

OﬂTE PLAN
1/16" = 1-0"

9/25/2023 5:42:22 PM
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| NOOPENINGS IN EXTERIOR WALLS

NRRRRY

. ~
5' WIDE FIRE FIGHTER ACCESS __
WALKWAY DG FINISH ~
ECOMPOSD GRANITE) .
NN =

\ A

-

5'WIDE FIRE FIGHTER

ACCESS WALKWAY DG FINISH
~

4 CAR GARAGE

EECEE]
7

57 3NN ALY

I/

ENLARGED SITE PLAN

LAY
PRy =

OPERTY ()

KEYNOTES

nO. [ DESCRIPTION

SIDE YARD SETBACKS NOTES

LOTDEPTH  =138.25
LOTWIDTH = 87.41

FRONT YARD LOT DEPTH
138.25 X 20% = 27.85

REAR YARD LOT DEPTH
138.25 X 15% = 20.74

SIDE YARD LOT WIDTH
87.41X 25% = 21.88

MINIMUM SIDE YARD LOT WIDTH
87.41X 10% = 8.74

DEVELOPMENT AREA. 25% OF 12,081 = 3020.25 SF.MAX
PROPOSED DEVELOPMENT AREA = 3016.37 SF

LEGEND

18" =1-0"

CONCRETE PAVING

PLANTER AREA / LANDSCAPE

RIP - RAP +(REFER TO C5.00 FOR DETAILS)

DG SERVICE PATH

@O®®®®  EXSTING RETAINING WALLS

PROPOSED RETAINING WALLS

Date

No‘.‘ ADescription

ENLARGED SITE PLAN

RESIDENTIAL CARE
FACILITY FOR THE ELDERY

22549 PACIFIC COAST
HWY. MALIBU, CA

AO.

|
‘ Scale

11

As indicated

9/25/2023 5:57:36 PM
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KEYNOTES
~ DESCRIPTION

LEGEND

@ CARBON MONOXIDE DETECTOR / FIRE ALARM

CCONCRETE (EXTERIOR WALLS MIN. 8" THICK)

BASEMENT FLOOR PLAN

RY

RESIDENTIAL CARE

FACILITY FOR THE ELDE
22549 PACIFIC COAST
HWY. MALIBU, CA

A1.00

Scale As indicated
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EXHAUST FAN ROUTED
VERTICALLY TO DISCHARGE
BELOW LEVEL 2. SEE SOUTH
ELEVATION SHEET A3.30

PN

AZ30

(7)-ENTRY LEVEL FLOOR PLAN N
1/4" = 10"

< ;3.20

GENERAL NOTES

NO. DESCRIPTION B

1 [EXTERIOR WINDOWS, WINDOW WALLS GLAZED
DOORS, AND GLAZED OPENINGS WITHIN EXTERIOR
DOORS SHALL 3% MULTI-PANE GLAZING UNITS WITH
A MINIMUM OF ONE TEM

~

HE EXTERIOR
8E OF

NON
ISTANT MATERIAL.
VERED AND OVERHANGING APPENDAGES
IONS THAT EXTENDS OVER
ROTECTED BY

| AN EXTERIOR WALLS SHALL
NONCOMBUSTIBLE MATERIAL.

UNDERFLOOR AREAS SHALL BE ENCLOSED TO THE

5 |ALL DOORWAYS TO PROVIDE A MINIMUM 32" CLEAR
OPENING

6  [SLIDING GLASS DOORS SERVING THE TERRACES

WILL NOT REQUIRE MORE THAN A 30-POUND FORCE
TO BE SET IN MOTION AND WILL MOVE TO A
FULL-OPEN POSITION WHEN SUBJECTED TO NOT
MORE THAN A 15-POUND FORCE e

KEYNOTES

[ no. - DESCRIPTION _

170002 |1 HOUR BARRIER BE TWEEN THE 'U" OCCUPANCY
AND THE R-3.1" OCCUPANCY. REFER TO BUILDING
SECTION 1/44.10

Date

ption }4

|
|
|

Descri

| LEGEND

CO)  CARBON MONOXIDE DETECTOR / Fif

[:, CONCRETE (EXTERIOR WALLS MIN. 8" THICK)

ENTRY LEVEL FLOOR PLAN

22549 PACIFIC COAST
HWY. MALIBU, CA

RESIDENTIAL CARE
FACILITY FOR THE ELDERY

A1.05

Scale As indicated

8/26/2023 11:16:26 AM
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| I 0O Ol ¢
e}
O O]

-

TERRACE

EXHAUST FAN ROUTED
VERTICALLY TO DISCHARGE
BELOW LEVEL 2. SEE SOUTH
ELEVATION SHEET A330

{at.1g
iy

£330

DASHED LINES OF
TERRACE 2 CANTILEVERED
ABOVE. REFER TO PLAN
VIEW SHEET A1.20

GENERAL NOTES

| RIPTION
[ 1 |EXTERIOR WINDOWS, WINDOW WALLS GLAZED

2D OPENINGS WITHIN EXTERIOR
E GLAZING UNITS WITH
D PAN

2 EXTERIOR DOOR ASSEMBLIES . THE EXTERIOF
SURFACE OR CLADDING SHALL EZ OF NON
COMBUSTIBLE OR IGNITION-RESISTANT MATERIAL.
ERED AND OVERHANGING APPENDAGES
R PROJECTIONS THAT EXTENDS OVER
TERIOR WALLS SHALL BE PROTECTED BY
NONCOMBUS TIBLE MATERIAL.

4 [UNDERFLOOR AREAS SHALL BE ENCLOSED TO THE

GRADE WIT I0R WALLS OR SHALL 5¢ OF
NON-COMBUS MATERIAL

5 |ALLDOORWAYS TO PROVIDE A MINIMUM 32" CLEAR
|oPENING

6  ISLIDING GLASS DOORS SERVING THE TERRACES
WILL NOT REQUIRE MORE THAN A 30-POUND FORCE
TO BE SET IN MOTION AND WILL MOVE TO A
FULL-OPEN POSITION WHEN SUBJECTED TO NOT
| {MORE THAN A 15-POUND FORCE

KEYNOTES

Date

Description |

No. | Descri

LEGEND

@ CARBON MONOXIDE DETECTOR / FIRE ALARM
|

D CONGRETE (EXTERIOR WALLS MIN. 8" THICK)

FIRST FLOOR PLAN

RESIDENTIAL CARE
FACILITY FOR THE ELDERY
22549 PACIFIC COAST
HWY. MALIBU, CA

A1.10

Scale As indicated

8/26/2023 11:16:26 AM



SECOND FLOOR PLAN

=2 | —
N 9.8 5.2
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LA k2 : . ‘. - E . i a i e o e
4
1 — e = 1
AL
1 I H\JV :
N
|
BATH3 I
CLOSET s
| !/ :
| — <
TERRACE 3 | = I I T T
| '
i | ‘
| |
i ‘ \ |
L IS WIEIR
BEDROOM 3 I Z \
EXHAUST FAN ROUTED CARETAKER BEDROOM g |
VERTICALLY TO DISCHARGE ’—\
AT ROOF LEVEL | ‘ %
i | i
— T i T 1 x| ¥ 4
A s

TERRACE 2 CANTILEVERED
FURTHER WEST REFER TO
ELEVATION SHEET A3.10

e

g (5251 1 |

> "
A3.10 \

i
L '

10°-0"

LoeBY

61-3 1/4

BEDROOM 4
CARETAKER BEDROOM

TERRACE 2
13- 8

<

/4= 10"

A220

TERRACE 2 CANTILEVERED
FURTHER EAST REFER TO
ELEVATIONS SHEETS A3.20
AND A3.30

GENERAL NOTES

NO. | CRIPTION

1 ;EXTERIOR WINDOWS, WINDOW WALLS
|DOORS, AND GLAZED OPENINGS WIT* RIOR
|DOORS SHALL BE MULTIPANE GLAZING UNITS WITH

A MINIMUM OF ONE

MPERED PAN:

Date

3 ILEVERED AND OVERHANGING APPENDA(
OR PROJECTIONS THAT EX
AN EX’ IOR WALLS SHALL 8E PROT!
NONCOMBUSTIBLE MATERIAL

4 |UNDERFLOOR AREAS SHALL B OSED 7O THE
GRADE WITH EXTERIOR WALLS OR SHALL BE OF

NON-COMBUSTIBLE MATERIAL

No. | Description

5 |ALL DOORWAYS TO PROVIDE A MINIMUM 32° CLEAR
IOPENING

6  [SLIDING GLASS DOORS SERVING THE TERRACES

WILL NOT REQUIRE MORE THAN A 30-POUND FORCE
TO BE SET IN MOTION AND WILL MOVE TO A
[FULL-OPEN POSITION WHEN SUBJECTED TO NOT
[MORE THAN A 15-POUND FORCE.

KEYNOTES

@ CARBON MONOXIDE DETZCTOR / FIRE ALARM

£ (EXTERIOR WALLS MIN. 8" THICK)

NO. DESCRIPTION
0006 |ROOF DRAIN.
LEGEND

RESIDENTIAL CARE

>
x
L
(@)
—
L
Ll
T
—
nd
(@)
L
>
=
=
O
<
L

A1.20

| Scale

SECOND FLOOR PLAN

~ Asindicated

22549 PACIFIC COAST
HWY. MALIBU, CA

8/30/2023 11:48:41 AM




7\ ROOF PLAN e
1/4

TERRACE BELOW

EXHAUST FAN
DISCHARGE AT ROOF
LEVEL

™

—_

[0 0

\

S

T

TERRACE BELOW

—{ 0007

N

\A¢.10,

GENERAL NOTES

1 ROOF GUTTERS SHALL BE PROVIDED WITH A
MEANS TO PREVENT THE ACCUMULATION OF
LEAVES AND DEBRIS IN THE GUTTER
(RESIDENTIAL CODE R327.534 AND SUILDING
CODE 705A.2)

2. VENTS SHALL RESIST THE INTRUSION OF

| FLAME AND EMBERS AND FLAME THROUGH THE

VENTILATION OPENINGS, VENT OPENINGS

SHALL 3F PROTECTED BY CORROSION-

| RESISTANT, NONCOMBUSTIBLE WIRE MESH
WATH A MINIMUM 1/16TH INCH OPENINGS AND

| SHALL NOT EXCEED 1/6TH INCH. VE

| NCT BE INSTALLED IN EAVES OR CORNICES

| (RESIDENTIAL CODE R327.6.1 AND BUILDING

i CODE 708A.1)

Date

Description

| KEYNOTES

—NO. DESCRIPTION

0004 |VENT TUBE.

0005 |P.V. PAI §-5"X 3=
IMAX T.0. PANEL 240" HEIGH

MIT.

3" SLOPED 15D ANGLE

0006 |ROOF DRAIN, B

| 0007 |REINFORCED PVC ROOFING SYSTEM.
COVERBOARD "DENSDECK' OVER "SARNAFIL

| G&10-15° MEMBRANE OVER "SARNATHERV 1SO
| INSULATION R30.

ROOF PLAN

RESIDENTIAL CARE
FACILITY FOR THE ELDERY

22549 PACIFIC COAST
HWY. MALIBU, CA

A1.30

Scale

As indicated

8/26/2023 11:16:27 AM



| RETAINING WALL WITH FREEBOARD.
1 REFER TO CIVIL SHEET C-130
FOR TW (TOP OF WALL) ELEVATIONS
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/— NATURAL GRADE LINE
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| [TERRACE 2 CANTILEVERED
| | FURTHER WEST REFER TO

| | PLAN VIEW SHEET A120
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. TOP2400
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ey aoaea s LEVEL 2
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LEVEL 1
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___EXTERIOR WALLS
o TG

. __ BSMNTO0704
}
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_Date

No. | Description
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Date
06/29/2020 |

BKO02

No. | Description

2

WINDOWS DELETED

NO OPENINGS IN EXTERIOR WALLS,
P i N e

TERRACE 2 CANTILEVERED (OPENABLE WINDOW WITH 32°
FURTHER EAST REFER TO CLEAR OPENING 36" ABOVE
PLAN VIEW SHEET A1.20 FINISHED FLOOR

_ TOP2400

240"
~\T0oP2200
22-0"
LEVEL 2
@W-g T T R T >
O
'_.
LEVEL 15 4o =
10-0"
i
1
L
LEVEL 1
SF 6
BOTTOM OF FIN, FLOOR b
@ gZPucEr Ao 2
FIN. GRADE AT ENTRY AND FIN. GRADE AT ENTRY AND
_EXTERIOR WALLS B _ EXTERIORWALLS
oo B
= _ _ WDW SILL
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&
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77 '77777777-77'-73 LUQ n
rxo <<
5 R
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e = it-or i w 2
L ©m
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Ex S<
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| (N g
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Uiar=1=0" B %?
LEGEND . e o a H:J = Q ==
O «
<
CONCRETE LL-
PLASTER
FIXED WINDOW
Scale 174" = 10"

8/26/2023 11:16:28 AM




Date

| 24

No. | Description

TOP2400
="

NORTH ELEVATION e v ‘ ‘ |
1/4"=1-0" - | 7 s

w‘m w.zu £4.30,

240"

TERRACE 2 CANTILEVERED
FURTHER EAST REFER TO
PLAN VIEW SHEET A1.20 |

EXHAUST FAN DISCHARGE

I _ _ _ LEVEL2 &
13-8" W

f I
eI:;.E\/BE%U 3 | i
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O
=z

FIN. GRADE AT ENTRY AND FIN. GRADE AT ENTRY AND
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==

M

. WDWSsILL a“
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\
A NATURAL GRADE LINE

(7)-SOUTH ELEVATION
1/4"= 10"

HWY. MALIBU, CA
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RESIDENTIAL CARE
FACILITY FOR THE ELDERY
22549 PACIFIC COAST
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] A3.

Scale 14" =1-0" |
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KEYNOTES | | |
| NO. - DESCRIPTION Q@ | |
| 0007 |REINFORCED PVC ROOFING SYSTEM © |

COVERBOARD “DENSDECK" OVER "SARNAFIL [ |
G410-75" MEMBRANE OVER "SARNATHERV. 1SO" | |
INSULATION R30. - — }
G008 _|& CON WALL c ]
6" TWO WAY CONCRETE SLAB o |
1\ 5" CONGRETE SLAB ON GRADE o = |
»a20/ g |1
| |
9 |
0 1
joll |
o |
I | U A N N M
| | |
[} |
(o) z |
0008 =, 0007 I |
| \ /
|

\
\
| . S R TOP2400
- z — — T 240"
RETAINING WALL WITH FREEBOARD. 1 - TTT T TP TTTTT LI PTT NI RN N
REFER TO CNIL SHEET C-130 4 3 ok = -~ i % |
FOR TW (TOP OF WALL) ELEVATIONS T —
4 |
< |
k \
| b |
| CONC. BEAM N | | ¢ |
SEE SSKO2 19 | 3 | N " |
5 | ‘TOILET/ | : —_ 0009 |
| | | i
LOBBY B i 7 |
| LOBBY I z - e — _ gt o LEVEL2 4~
| | ST ripie ST S 13-\
| H B ' ' L]
a = L L T i
| (LEVEL15 - : 1 L "
10°-0" LR \ g | | I ERp
‘ | 1 (24 | Il )
0008} Ik J [ had il GREAT ROOM f ‘,
| LEVEL 1
| 3-8
Ly _ BOTTOM OF FIN. FLOOR G
FIN. GRADE AT ENTRY AND FIN. GRADE AT ENTRY AND
____ EXTERIOR WALLS — EXTERIOR WALLS
%-0" = et Sy *OTG
CONC. PILES
SEE SSKO2
LAUNDRY
=z
} BSMNTO0704 Q
| == *.77@ L
| w
G565 o
__ ___BSMNT1100 e
S —=
o
|
‘ \—— NATURAL GRADE LINE B
| |
| (7 BUILDING SECTION —
| 14" =1-0"

|

22549 PACIFIC COAST
HWY. MALIBU, CA

RESIDENTIAL CARE
FACILITY FOR THE ELDERY
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KEYNOTES

[ no. DESCRIPTION

70007 |REINFORCED PVC ROOFING SYSTEM,
COVER3OARD “DENSDECK" OVER "SARNAFIL
G410-15" MEMBRANE OVZR "SARNATHERN 1SO"
INSULATION R30.
C00%_|&" TWO WAY CONCRETE SLAB
0070 |5 CONGRE' E SLAB ON GRADE

| No‘\ Description ‘ Date

| e s o]
S T N . _ ToPadoo /
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| T T | ma T T T Ty T - L] L1 IEEEeER AR
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RETAINING WALL WITH FREEBOARD.

REFER TO CIVIL SHEET C-130

FOR TW (TOP OF WALL) ELEVATIONS
TOP2200

(m ROOF2000
wW20-0"

TOW1809 /e cean
SEE SSKO2

oo}

[ooe7__]

(0005

e;EVF;L L5
10°-0"

CONC. PiLES

SEE SSKO2

[Come

BEDROOM 3

7 BUILDING SECTION
) 0

TOP2400

VYl
ROOF2308
Se=—s ssausaa =ama atems =g il

23

_ _ __ _ __LEVEL2
13'-?‘\;

LEVEL 1
/—'—GS. —8"

BOTTOM OF FIN. FLOOR

3.0

FIN. GRADE AT ENTRY AND
EXTERIOR WALLS
0.0

__WDW SILL.
-3-10°

BSMNTO704
s

=7

KEYNOTES

DESCRIPTION

REINFORCED PVC ROOFING SYSTEM.
COVERBOARD "DENSDECK” OVER "SARNAFIL

G410-15" MEMBRANE OVER "SARNATHERM ISO"

INSULATION R30.

8" CONCRETE WALL

8" TWO WAY CONCRETE SLAB

5" CONCRETE SLAB ON GRADE

36" HIGH GLASS GUARDRAIL

Date

RESIDENTIAL CARE
FACILITY FOR THE ELDERY

BUILDING SECTION

22549 PACIFIC COAST
HWY. MALIBU, CA

>
B
W
=

Scale

8/26/2023 11:16:31 AM




WALKWAY CONCRETE PAVI!
.

37 -6 1127

‘PROPERTY LINE LOT WIDTH 76.12'

7

/
i/ 7]/
1/1///

/] ,»//,///,

//)

/S

Pl FAF AT A
/ 1SS S S
/,/ /) /LSS

/S S

//

f'/;’.(fff’ﬁ /
f’////,{ i

ENLARGED SITE PLAN
1/8" = 1-0"

L

/)

/ ’,/ //// /

/
11777
1111 ////

FIRE TRUCK
TURN AROUND
1

Lo e i e

ALY

101 HLGIM LOT 3NT

2%
<
&

KEYNOTES

nO. | DESCRIPTION

SIDE YARD SETBACKS NOTES

LOTDEPTH = 138.25
LOT WIDTH 7.4%

FRONT YARD LOT DEPTH
138.25 X 20% = 27.85

REAR VARD LOT DEPTH
138.25 X 15% = 20.7¢

SIDE YARC LOT WIDTH
87.41X 25% = 21.85

MINIMUM SIDE YARD LOT WIDTH
87.41X 10% =8.74

DEVELOPMENT AREA. 25% OF 12,08
PROPOSED DEVELOPMENT AREA

3020.25 SF.MAX
3016.31 SF.

LEGEND

CONCRETE PAVING

PLANTER AREA / LANDSCAPE
RIP - RAP +(REFER TO C5.00 FOR DETAILS)
DC SERVICE PATH

EXISTING RETAINING WALLS

PROPOSED RETAINING WALLS

DEVELOPMENT AREA

THE AREA OF ONE ACCESS
DRIVEWAY TWENTY FEET WIDE,
AND ONE HAMMERHEAD SAFETY
TURNAROUND, AS REQUIRED BY
THE LOS ANGELES COUNTY FIRE
DEPARTMENT IS EXCLUDED
FROM THE TOTAL
DEVELOPMENT AREA AS
DEFINED IN LIP CHAPTER 2 PER
YOUR BIOLOGY REVIEW SHEET

Date

No. | Description

ENLARGED SITE PLAN

RESIDENTIAL CARE
FACILITY FOR THE ELDERY
22549 PACIFIC COAST
HWY. MALIBU, CA

G0.06

9/25/2023 5:57:36 PM



2 |
KEYNOTES 8
NO. | DESCRIPTION |
5 wln— FIRE FIGHTER ACCESS_ |
WALKWAY DG FINISH = |
(DECOMFOSB GRANITE) ke |
i T g |
\ \\\\ \\ § }
o |
S |
=z
OPEN SPACES
1. LANDSCAPING (above 40%) 2,114.07
2. TERRACE 1 MAIN FLOOR 105.00
G 4. TERRACE 3 ABOVE GARAGE  393.0
:@1 . ; ‘ 5. TERRACE 2 798.18
' © =i B
< | z§ —.’ i TOTAL OPEN SPACE/ TOTAL DEVELOPMENTAL
S\ | HH BE Q 6 AREA = 3,410.25/ 12081.00 = 28.22 %:
E i 1
Ji | i
SN IT HHH
\ w i v
\Z o o |1
2 i
: 4 =)
5 12 E 3V
Y . x
7 105.00 sf TERRACE 1 2
BELOW. SEE MAIN .=
FLOOR PLAN, SHEET &
| 2]|A1.10 \s\
i 1 ‘—( \ v
MAIN ENTRY - l . g \\
a
E 2
LANDSCAPED AREA BELOW THE|/ - ! \;—; LEGEND
CANTILEVERED TERRACE PER > i \

SHEET A0.11 < o S

OPEN SPACE AREAS

OPEN SPACE AREAS
ENLARGED SITE PLAN

Ff L ol
T & 4 -
R —

s

22549 PACIFIC COAST
HWY. MALIBU, CA

RESIDENTIAL CARE
FACILITY FOR THE ELDERY

2 G0.07
<z
~
7). ENLARGED SITE PLAN
1/8" = 1-0"

| Scale As indica(ed_




Date

No. | Description

LINE OF SIGHT AND

PHOTOSIMULATIONS:
KEY PLAN OF VIEWS

%.

ENS

22549 PACIFIC COAST
HWY. MALIBU, CA

RESIDENTIAL CARE
FACILITY FOR THE ELDERLY
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PROPERTY LINE

IRRIGATION PLAN

PROPERTY LINE

RESIDENTIAL |
CARE FACILITY
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SHALL EST,

NOTE

IRRIGATION LEGEND

umenis s e Sagummal. Al
snoun winn pased areas ave f

SO, [ Rao]  marr MODEL 4G Wil

SEE TR

anFRODSPRSEMCV

€0 PRO0.PRS K0V

STATEMENT OF COMPLIANCE

Insve compbed wim ihecntena of Malew Mancedl Cor

1759 e uppbes

nem for P12 afieient use of water n the ingaton desizn e
b

et Namz Steghen

onel Lense Desigraien  Lamiszape Architast

Broporar Sgnarre

et

Fanged

FRanded

Rengieq

Rengre

PROPERTY LINE

PROPERTY LINE

HYRDOZONE PLAN

L0000

[

TTHTIT
RESIDENTIAL ‘
CARE FACILITY

////

7777 .
//////// ///

PROPERTY LINE

eacanle’ whoe uslo
1-800-227-2600
Col 2 actking 0y b2lors you

| Metatm | TLSOV - Marul Flusn vetve

[ Nentn | Dre Comenr

S i Reicedp o
| LineSze2 1
Nbce | eVive.  UneSue2 iz
oz eraler

2200 1* Normally Open.

asier Vehe

Residential Care
Facility for the
Elderly

22549 Pacific Coast Hwy,
Malibu, California

Parcel Number: 4452-023-003
Site Area: Approx. 11,960 sf

Client

Anita Kundi

EPTDESIGN
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‘WATER EFFICIENT LANDSCAPE WORKSHEET

Reference ion (ETo) 462 Project ETAF. 055 ]
valve ] Hydrozone # /Planting | Plant Factor |Irrigation Irfigation ETAF Landscape |ETAF x Area| Estimated Total
Descriptions’ (PF) Method® | Efficiency (IE)° | (PF/IE) |Area (sq. ft.) Water Use
(Ewuy
Regular Landscape Areas
Al Low Water Use Shrub a.z_’ﬂz 3,525.30
A2 |Mod Water Use Shrub 05[Drin
A3 Low Water Use Shrub 0.2|0rip
Ad Low Water Use Shrub 0.2|Drip
AS Low Water Use Tree 0.2[Bubbler
A6 Low Water Use Turf 0.2/Spray.
A7 Low Water Use Shrub
A8 |Mod Water Use Shrub
A9 Low Water Use Shrub
A10__|Mod Water Use Tree
A1l |Mod Water Use Shrub
A12_[Low Water Use Shrud
A13  |High Water Use Shrub 0.8Spray 541.31
47,895.43
Special Landscape Areas i
1] 0| 0|
3 q 9
fl g 9
3 [} 9
3 0| 9|
Subtotals| 0 0 )
Total Landscape Area 4g36|
ETWU Total 7,895.23
ETWU [in acre-feet)| 015
Maximim Allowed Water|
Allowance (MAWA)® 74396.3792)
MAWA (in acre-feet) 0228313801
° Hydrozone/Planting Description * irrigation Method “irrigation Efficiency “ ETWU {Annual Gallans Required) =
£g. Overheod sproy or drip .25 for spray head. 101 0.62 ¥ ETAF x Area
1) Front Lown. 81 fordrip where 0.62 Is conversion factor

2) Low worer use plantings
3) Medium woter use planting

“MAWA (Annual Gallons Allowed) = (£To} (0.62)((ETAF x LA) + ((1-ETAF) x SLA))

where 0,62 15 conversion factor thot canverts gere-inches
fer ocre per year to gallon per square foot per year. LA is
the total ondscape arca in squore feer, SUA is the totol
specal londscape area in square feet, and ETAF is 0.5
Jor residentinl areas and 0.45 for non-resideatial areas

ear.

tnat converts acre-inches per acte
per year to per square foot per

GENERAL IRRIGATION NOTES

IRRIGATION CONSTRUCTION NOTES

IRRIGATION LEGEND
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2 Theenga prteried et dzument; e o b dagammsl, Al engacn cqupma, e e s

wihin pan e T deson danke <ol oy be instdled m plantng orses. bnigaton cantactor shel instsl

ey e b duryunbysiangds
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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 REVISED DATE 01/18/2022
PROJECT NUMBER: CDP 18-038

JOB ADDRESS: 22549 PACIFIC COAST HWY, Vacant

APPLICANT / CONTACT: Anita Kundi

APPLICANT ADDRESS: 12598 Central Ave
Chino, CA 91710

APPLICANT PHONE #: (951) 675-5851
APPLICANT FAX #:
APPLICANT EMAIL: anitaanita09@hotmail.com
PLANNER: Scott Lunceford
PROJECT DESCRIPTION: New Senior living facility and Zoning Map
Amendment
TO: Malibu Planning Department and/or Applicant

FROM: City Biologist, Courtney McCammon

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 project 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, and/or Shoreline Resources and therefore Requires Review by
the Environmental Review Board (ERB).

C@W\G\ M cllone — 2/9/22

Signature Date

Additional requirements/conditions may be imposed upon review of plan revision

Contact Information:
Courtney McCammon, City Biologist, biology@malibucity.org, (310) 456-2489, extension 277

Rev 05/29/2018 ATTACHMENT 3



City of Malibu

Biology « Planning Department
23825 Stuart Ranch Road - Malibu, California - 90265-4861
Phone (310) 456-2489 - Fax (310) 456-3356 - www.malibucity.org

BIOLOGY REVIEW SHEET

PROJECT INFORMATION
Applicant: Anita Kundi
(name and email) anitaanita09@hotmail.com
Project Address: 22549 PACIFIC COAST HWY
Malibu, CA 90265
Planning Case No.: CDP 18-038
Project Description: New Senior living facility and Zoning Map
Amendment
Date of Review: 2/9/22
Reviewer: Moo —
Courtney McCammon Signature: Caw“@
Contact Information: Phone: (310) 456-2489 ext 277 Email: biology@malibucity.org
SUBMITTAL INFORMATION

Site Plan: | 1/18/22

Site Survey: | 7/1/21
Landscape Plan: | 7/21/21
Hydrozone Plan: | 7/21/21
Irrigation Plan: | 7/21/21
Fuel Modification Plan:
Grading Plan: | 7/21/21
OWTS Plan:
Bio Assessment: | 7/21/21
Bio Inventory:
Native Tree Survey:
Native Tree Protection
Plan:
Miscellaneous: | Development Area 1/18/22
Previous Reviews:

REVIEW FINDINGS

INCOMPLETE: Additional information and/or a response to the listed review comments
is required.

Review Status:

APPROVED: The project has been approved with regards to biological impacts.

CANNNOT APPROVE AS SUBMITTED: The proposed project does not conform to the
requirements of the MMC and/or LCP.

M OX 0O

ERB: This project has the potential to impact ESHA and may require review by the
Environmental Review Board pursuant to LIP Section 4.4.4

Page 1 of 4 L’\

Recycled Paper



http://www.malibucity.org/

City of Malibu Biology Review Sheet

CDP 18-038
22549 Pacific Coast Highway
February 9, 2022

DISCUSSION:

1. As allowed by senior planning staff, the applicant resurveyed the subject parcel. The results were a
greater lot size, thus allowing a greater development area than previously evaluated. The newly
established lot size is 12,084.4 square feet. Therefore, the maximum allowable development area is
3,021 square feet.

2. The Maximum Applied Water Allowance (MAWA) for this project totals 82,218 gallons per year
(gpy). The Estimated Applied Water Use (EAWU) totals 62/954 gpy. Therefore, the project meets the
Landscape Water Conservation Ordinance Requirements.

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 3,021 square feet as all
feasible building areas will result in impacts to Environmentally Sensitive Habitat Area (ESHA).
The submitted development area is 3,016.29 square feet.

Pursuant to LIP Section 4.8.1, all new development shall include mitigation for unavoidable
impacts to Environmentally Sensitive Habitat Area (ESHA) from the removal, conversion, or
modification of natural habitat for new development, including required fuel modification and
brush clearance. Prior to Final Plan Check the applicant shall provide accurate area ESHA
permanent impacts resulting from the development footprint and/or Fuel Modification Zones A
and/or B) to ESHA and the area of partial impacts (Fuel Modification Zone C). One of the
following three Habitat Impact Mitigation methods shall be required: (1) habitat restoration; (2)
habitat conservation; or (3) in-lieu fee for habitat conservation. The CDP shall include conditions
setting forth the requirements for habitat mitigation. Prior to Final Plan Check the applicant shall
provide either a detailed restoration plan, a habitat conservation plan, or evidence of payment of in
lieu fees to the Santa Monica Mountains Conservancy.

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

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 off by the Building Safety Division.

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)

Page 2 of 4




City of Malibu Biology Review Sheet
CDP 18-038

22549 Pacific Coast Highway

February 9, 2022

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 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. 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).

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

J.  No trees or shrubs shall be planted where any portion of the plan is situated within five (5) feet of
any structure.

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

L. Grading shall be scheduled only during the dry season from April 1 - October 31. If it becomes
necessary to conduct grading activities from November 1 — March 31, a comprehensive erosion
control plan shall be submitted for approval prior to issuance of a grading permit and implemented
prior to initiation of vegetation removal and/or grading activities.

M. Grading/excavation/vegetation removal scheduled between February 1 - September 15 will require
nesting bird surveys by a qualified biologist prior to initiation of such 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.

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. Up-lighting is prohibited.

Page 3 of 4
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City of Malibu Biology Review Sheet
CDP 18-038

22549 Pacific Coast Highway

February 9, 2022

O. Necessary boundary fencing of any single area exceeding 2 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. 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.

3. ERB REQUIRED

Pursuant to LIP Section 4.4.4, the proposed project will require review by the Environmental Review Board
(ERB) as it has the potential to impact special status biological resources.

-00o-

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

Page 4 of 4




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

ENVIRONMENTAL HEALTH REVIEW
REFERRAL SHEET

TO: City of Malibu Environmental Health Administrator
FROM: City of Malibu Planning Department REVISED DATE 09/13/2023

PROJECT NUMBER: CDP 18-038
JOB ADDRESS: 22549 PACIFIC COAST HWY, Vacant
APPLICANT / CONTACT:  Anita Kundi

APPLICANT ADDRESS: 12598 Central Ave
Chino, CA 91710

APPLICANT PHONE #: (951) 675-5851
APPLICANT FAX #:
APPLICANT EMAIL: anitaanita09@hotmail.com
PROJECT DESCRIPTION: New Senior living facility and Zoning Map
Amendment
TO: Malibu Planning Department and/or Applicant

FROM: City of Malibu Environmental Health Reviewer

X

- 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 sheet(s) (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 sheet(s) shall be addressed prior to conformance review completion.

OWTSPlot Plan: [] NOTREQUIRED
X  REQUIRED (attached hereto) [ ] REQUIRED (not attached)

Faole Quints 10-10-2023

Signature Date

Rev 141008



City of Malibu

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

ENVIRONMENTAL HEALTH REVIEW
REFERRAL SHEET

TO: City of Malibu Environmental Health Administrator
FROM: City of Malibu Planning Department REVISED DATE 09/13/2023

The applicant must submit to the City of Malibu Environmental Health Specialist to determine whether or not an
onsite wastewater treatment system (OWTS) Plot Plan approval is required.

The Environmental Health Specialist may be contacted Tuesday and Thursday from 8:00 am to 11:00 am, or by
calling (310) 456-2489, extension 364.

Rev 141008



City of Malibu

Environmental Health ¢ Environmental Sustainability Department
23825 Stuart Ranch Road - Malibu, California - 90265-4861
Phone (310) 456-2489 - Fax (310)456-3356 - www.malibucity.org

ENVIRONMENTAL HEALTH REVIEW SHEET

PROJECT INFORMATION

Applicant: | Anita Kundi
(name and email | Anita09@hotmail.com
address)
Project Address: | 22549 Pacific Coast Hwy.

Malibu, California 90265
Planning Case No.: [ CDP 18-038
Project Description: | New senior living facility and zone amendment
Date of Review: | October 10, 2023
Reviewer: | Paolo Quinto/Matt Janousek Signature: £zele (Diend?
Contact Information: | Phone:  (310) 456-2489 ext.364 Email: pquinto@mélibucity.org

SUBMITTAL INFORMATION

Architectural Plans: | Brad Fowers dated 8-28-18. Gary Simmons dated 10-14-20.

Grading Plans: | kpff: Plan dated 8-30-23

OWTS Plan: | Larry Young: OWTS plan dated 8-18-20; revised plan dated 8-30-23
OWTS Report: | Larry Young: OWTS report dated 8-18-20
Geology Report: | Ralph Stone and Company dated 2-15-12.

TGR: Updates dated 4-14-20 and 8-13-20; OWTS Setback Reduction Letter
dated 8-31-23.
Miscellaneous: | EPD: Percolation Test Report dated 2-17-12; Limited Hydrology Reportby EPD dated
7-26-17; revised Fixture Unit Worksheet dated 8-30-23.
Gary Simmons: OWTS Setback Reduction Letter dated 9-5-23.
Solid Rock Structural Solutions: OWTS Setback Reduction Letter dated 9-6-23.
Previous Reviews: | 9-18-18, CRC dated 9-9-20 and 11-5-20

REVIEW FINDINGS

Planning Stage: | X CONFORMANCE REVIEW COMPLETE for the City of Malibu Local Coastal
Program/Local Implementation Plan (LIP) and Malibu Plumbing Code (MPC). The listed
conditions of Planning stage conformance review and plan check review comments shall
be addressed prior to plan check approval.

O CONFORMANCE REVIEW INCOMPLETE for the City of Malibu LIP and MPC.
The listed Planning stage review comments shall be addressed prior to conformance
review completion.

OWTS Plot Plan: | LI ED
DX Q (attached hereto) L] REQUIRED (not attached)

Based upon the project description and submittal information noted above, a conformance review was
completedfor a new advanced onsite wastewatertreatment system (OWTS) proposed to serve the onsite
wastewater treatment and disposal needs of the subject property. The proposed advanced OWTS meets
the minimum requirements of the Malibu Municipal Code and the City of Malibu Local Coastal Program
(LCP)/Local Implementation Plan (LIP). 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.

Pagelof 4 L’,\‘
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City of Malibu Environmental Health Review Sheet
CDP 18-038

22549 Pacific Coast Hwy.

October 10, 2023

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 by a
City Registered OWTS Designer shall 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, existing improvements,
and proposed/new improvements. The plot must fit on an 11” x 17” sheet leaving a 5” left margin clear
to provide space for a City-applied legend. If the plan scale is such that more space is needed to
clearly show construction details and/or all necessary setbacks, larger sheets may also be provided
(up to @a maximum size of 18” x 22” for review by Environmental Health).

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
designreportand construction drawings shall be submitted with the designer’s signature, professional
registration number, and stamp (if applicable).

The final report must include a discussion and design capacity for the number of residents
and employees/visitors for a commercial type wastewater discharge from a residential care
facility with employees/visitors.

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 countmust 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 the design basis for engineered systems.

Page2of 4 L,’:)
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City of Malibu Environmental Health Review Sheet
CDP 18-038

22549 Pacific Coast Hwy.

October 10, 2023

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 (gpsf). Specifications for the subsurface effluent dispersal system shall be shown
to accommodate the design hydraulicloading 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.]

3) 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.

The final architectural plans must include the location of the OWTS.

4) Traffic-Rated Slab Plan(s): All project traffic rated slab 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.

5) 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.

6) Proof of Ownership: Proof of ownership of subject property shall be submitted.

7) 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.

8) 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 original “wet signature” documents are acceptable.

9) 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 purchaserfor value that the onsite wastewater treatment
system serving subject property is an advanced method of sewage disposal pursuant to the City of

Page3 of 4 L,’:)
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City of Malibu Environmental Health Review Sheet
CDP 18-038

22549 Pacific Coast Hwy.

October 10, 2023

Malibu Municipal Code. Said covenant shall be provided by the City of Malibu Environmental Health
Administrator. Please submit a certified copy issued by the Malibu City Clerk.

10) 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.

11) City of Malibu Geologist/Geotechnical Approval: City of Malibu geotechnical staff finalapproval
of the Onsite Wastewater Treatment System plan shall be submitted to the Environmental Health
Administrator.

12) City of Malibu Planning Approval: City of Malibu Planning Department final approval of the OWTS
plan shall be obtained.

13) 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.

14) 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.

-00o-

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

Page4 of 4 L?__\
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City of Malibu

23825 Stuart Ranch Road e Malibu, California 90265-4861
(310) 456-2489 e Fax (310) 456-3356 ¢ www.malibucity.org

GEOTECHNICAL REVIEW SHEET

Project Information

Date:  November 20, 2023 4194

Site Address: 22549 Pacific Coast Highway

Lot/Tract/PM #: n/a Planning #: CDP 18-038

Applicant/Contact:  Dr. Anita Kundi, anitaanita09@hotmail.com Ref: PA 12-016
P6

BPC/GPC #:
Contact Phone #: 951-675-5851 Fax #: Planner: Allison Cook
Project Type: New senior living facility, new Onsite Wastewater Treatment System (OWTS)

Submittal Information

Consultant(s)/Report TGR Geotechnical (Govil, GE 2382; Burrows, CEG 1750):
Date(s): 11-2-2023, 9-8-2023, 5-10-2021, 4-5-2021, 2-25-2021, 1-11-2021, 8-
(Current submittal(s) in Bold.) 13-2020,
4-14-2020, 9-11-17, 7-11-17, 5-1-17, 12-5-16, 8-16-16, 2-29-16
Ref: Ralph Stone and Company, Inc.: 9-30-12, 2-15-12
EPD Consultants (Poffenbarger, RCE 69089): 7-26-17, 3-1-17,
2-17-12
Lawrence Young (REHS # 3738): 8-18-2020

Architectural plans prepared by Gary Simmons dated August 26,
2023, 30 sheets.

Grading plans prepared by KFPP Consulting Engineers dated August
30, 2023.

OWTS plan prepared by Lawrence Young dated August 18, 2020.
Limited Hydrology Study by EPD Consultants dated March 1, 2017.

Previous Reviews: 10-13-23, 6-1-2021, 1-27-21, 10-22-2020, 6-1-2020, 10-16-18,
Environmental Health Review Sheets dated 11-5-2020, 9-9-2020 and
9-18-18; Ref:10-16-17, 8-30-17, 10-12-16, 4-20-16, 4-3-15, 4-16-12

Review Findings

Coastal Development Permit Review

= The senior living facility development project is ACCEPTABLE from a geotechnical perspective.

] The senior living facility development project is NOT ACCEPTABLE from a geotechnical
perspective. The listed ‘Review Comments’ shall be addressed prior to acceptance of the project.

Building Plan-Check Stage Review

X Awaiting Building plan check submittal.

] The plans are COMPLETE from a geotechnical perspective. Please review the attached
‘Geotechnical Notes for Building Plan Check’ and incorporate into Building Plan-Check
submittals.




] The plans are NOT COMPLETE from a geotechnical perspective. Please respond to the listed
‘Building Plan-Check Stage Review Comments’ AND review and incorporate the attached
‘Geotechnical Notes for Building Plan Check’ into the plans.

Project submittals were reviewed from a geotechnical perspective for conformance with applicable codes,
guidelines, and standards of practice, including the following current City adopted standards:

e City of Malibu Local Coastal Program — Land Use Plan and Local Implementation Plan (LCP-LUP
and LCP-LIP)
Malibu Municipal Code — Title 15, Buildings and Construction

e City of Malibu Guidelines for the Preparation of Geotechnical Reports and Procedures for Report
Submittal (November 2013) referred to herein as Geotechnical Report Guidelines

In the case of conflicting requirements between the Geotechnical Guidelines and any other referenced
standards, the latest standard will apply. The Applicant is responsible for complying with the submittal
requirements for all Planning variances, as appropriate; any questions regarding variances should be
directed to the case Planner.

Remarks

The referenced response geotechnical report was reviewed by the City’s consultants from a geotechnical
perspective. The project was originally submitted to the City as a Pre-Application (PA) for City
geotechnical staff to review the geotechnical study to determine if the single-family residential project was
feasible. The development included a new single-family residence, swimming pool, retaining walls, impact
walls, soil nails, grading, and a new onsite wastewater treatment system (OWTS). Percolation of effluent
on the property was successfully demonstrated by the Project Environmental Health and Geotechnical
Consultant.

Feasibility of the residential project was demonstrated by the Project Geotechnical Consultant, and City
geotechnical staff issued a review letter dated October 16, 2017.

The applicant has revised the project from a new single-family residential development to a new senior
living facility development. The City’s geotechnical consultants reviewed the plans and update
geotechnical reports for the senior living project and accepted the project in planning in the referenced
geotechnical review letter dated 6-1-2021. The applicant has submitted revised architectural and grading
plans, as well as an update geotechnical report, that addresses the revisions to the senior living facility and
configuration of the debris/retaining walls on the site, as well as revisions to the grading on the site. The
revised project includes a new 2,597 square foot 2-story senior living facility with a garage and a 1,194
square foot basement, retaining and impact walls, and grading (1,100 yards of R & R; 874 yards of cut
under structure; 150 yards of cut for safety; 106 yards of cut and 28 yards of fill non-exempt; and 1,102
yards of export). A new Onsite Wastewater Treatment System (OWTS) will be installed on the property
that consists of a treatment tank system and one 6’ diameter x 22° Bl seepage pit with an 8’ cap with 100%
expansion.

Mitigation of the substandard surficial stability of the north-ascending slope will be provided by installing
soil nails with wire mesh to bring the factor of safety to 1.5. The north ascending slope will meet the
required factors of safety with the installation of caissons and tie-backs.

Building Plan-Check Stage Review Comments:

1. Please submit a fee of $1,179.00 to City geotechnical staff for building plan check review.

2. The Project Geotechnical Consultant should clarify if downdrag forces are accounted for in the design
of the pile foundations located within existing uncertified fill areas.

(MAL25138)




Note: The Consultant indicates in response to the above comment that “The downdrag forces are
accounted for by ignoring the end bearing capacity on bedrock.” The response is considered
incomplete for the following reason: The Consultant recommends frictional cast-in-place caissons.
End bearing is typically ignored unless a method for cleaning and maintaining the bottom of the
excavation thoroughly clean and free from any loose or sloughed materials. If the Consultant elects to
account for downdrag forces by ignoring end bearing resistance, then the consultant needs to provide
recommendations for cleaning caissons excavations from any loose and sloughed materials and the
excavations needs to be maintained clean until concrete is poured.

3. Please clearly show the Code-required minimum foundation setbacks from descending slopes and
building setbacks from ascending slopes on the plans, where applicable.

4. The Project Civil Engineer needs to review the debris flow calculations and verify that the area behind
the impact wall is adequate to contain the volume of the expected mud flow.

5. Retaining wall details with an effective backdrain system should be depicted on the appropriate project
plans.

6. Details of the proposed surficial stability mitigation measures should be provided for review and
depicted on the grading and building plans, as appropriate.

7. Tieback locations and lengths and the impact wall(s) need to be depicted on the grading and retaining
wall plans.

8. Please clearly show the restricted use area (RUA) on the site and grading plans.

9. Additional calculations and recommendations for tiebacks installation and design need to be submitted
for review (example: recommendations for minimum bonded length of anchors).

10. Include the following note on the building plans: “The Project Geotechnical Consultant shall prepare
an as-built report documenting the installation of the pile foundation elements for review by City
Geotechnical staff. The report shall include total depths of the piles, depth into the recommended
bearing material, minimum depths into the recommended bearing material, and a map depicting the
locations of the piles”.

11. One set of final electronic grading, retaining wall, impact wall, tie-back, debris fence, and senior living
facility plans (APPROVED BY BUILDING AND SAFETY) incorporating the Project Geotechnical
Consultant's recommendations and items in this review sheet must be reviewed and e-stamped and e-
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 sheet.

Please direct questions regarding this review sheet to the City’s Geotechnical consultants listed below.

7~ N
Engineering Geology Review by: ( A/ ﬁL‘{: s —1Lfi e 11-20-2023
ChristopnérDean, C.E.G. #1751, Exp. 9-30-24 Date

Engineering Geology Reviewer (408-656-3210)
Email: cdean@malibucity.org

Geotechnical Engineering Review by: 4-4' W ) / 7Z°"’,,Z i 11-20-2023
Ali Abdel-Haq, G.E. #2308, €xp. 12-31-23 Date
Geotechnical Engineering Reviewer (805-496-1222)
Email: ali@geodynamics-inc.com
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mailto:cdean@malibucity.org
mailto:ali@geodynamics-inc.com

This review sheet was prepared by representatives of Cotton, Shires and Associates, Inc. and GeoDynamics, Inc., contracted
through Cotton, Shires and Associates, Inc., as an agent of the City of Malibu.

! / ‘ ”||||\I:n’,>l\’.”» A
)/ ////W” Applied Earth Sciences

. A
L COTTON’ SHIRES AND ASSOCIATES’ INC. Geotechnical Engineering & Engineering Geology Consultants

j I GeoDynamics, Inc.
i Ay
CONSULTING ENGINEERS AND GEOLOGISTS
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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, retaining wall, debris fence, impact wall, tie-back, and senior living facility plans incorporating
the Project Geotechnical Consultant’s 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.

Show the name, address, and phone number of the Project Geotechnical Consultant(s) on the cover sheet of the
Swimming pool plans.

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.”

The Foundation Plans for the proposed swimming pool and spa shall clearly depict the embedment material and
minimum depth of embedment for the foundations in accordance with the Project Geotechnical Consultant’s
recommendations.

Show the onsite wastewater treatment system on the Site Plan.

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

A comprehensive Site Drainage Plan, incorporating the Project Geotechnical 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.
2.

Grading Plans shall clearly depict the limits and depths of overexcavation, as applicable.

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 Project Geotechnical 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.

(MAL25138)




City of Malibu

23825 Stuart Ranch Rd., Malibu, California CA 90265-4861
(310) 456-2489 FAX (310) 456-7650

PUBLIC WORKS REVIEW
REFERRAL SHEET

TO: Public Works Department

FROM: City of Malibu Planning Department REVISED DATE 06/21/2023
PROJECT NUMBER: CDP 18-038

JOB ADDRESS: 22549 PACIFIC COAST HWY, Vacant

APPLICANT / CONTACT: Anita Kundi

APPLICANT ADDRESS: 12598 Central Ave
Chino, CA 91710

APPLICANT PHONE #: (951) 675-5851
APPLICANT FAX #:
APPLICANT EMAIL: anitaanita09@hotmail.com
PROJECT DESCRIPTION: New Senior living facility and Zoning Map
Amendment
TO: Malibu Planning Department and/or Applicant
FROM: Public Works Department

The following items described on the attached memorandum shall be
addressed and resubmitted.

X 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
process.
. tr
L2y~ 7/6/2023
SIGNATURE DATE

Rev 120910



City of Malibu

MEMORANDUM

To: Planning Department

From: Public Works Department
Nathaniel McLean, Assistant Civil Engineer

Date:  July 6, 2023
Re: Proposed Conditions of Approval for 22549 Pacific Coast Hwy, CDP 18-038

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:

e Is located within or adjacent to ESHA, or
e Includes grading on slopes greater than 4:1

e 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.

3. A grading and drainage plan shall be approved containing the following information prior to
the issuance of grading permits for the project.

1 LD
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e Public Works Department General Notes

e 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).

e 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.

e 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.

e |If the property contains trees that are to be protected they shall be highlighted on
the grading plan.

e |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.

e 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.

e 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.

4. A digital drawing (AutoCAD) of the project’s private storm drain system, public storm drain
system within 250 feet of the property limits, and post-construction BMP’s shall be
submitted to the Public Works Department prior to the issuance of grading or building
permits. The digital drawing shall adequately show all storm drain lines, inlets, outlet, post-
construction BMP’s and other applicable facilities. The digital drawing shall also show the
subject property, public or private street, and any drainage easements.

STORMWATER
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 Dewatering Operations ~
2 D
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6.

7.

Waste Management | Material Delivery and Storage
Stockpile Management

Spill Prevention and Control
Solid Waste Management
Concrete Waste Management
Sanitary/Septic Waste
Management

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.

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.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 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.

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
Stormwater Sewer System (MS4) permit. The following elements shall be included within
the WQMP:

e Site Design Best Management Practices (BMP’s)

e Source Control BMP’s

e 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

e A plan for the maintenance and monitoring of the proposed treatment BMP’s for the
expected life of the structure.

e 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.

e The WQMP shall be submitted to Public Works Department and the fee applicable
at time of submittal for the review of the WQMP shall be paid prior to the sta'g\of the
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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 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.

. 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:

e The discharge water is dechlorinated, debrominated or if the water is disinfected
using ozonation;

e There are sufficient BMPs in place to prevent soil erosion; and

e 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
issuance of any permits, the applicant shall indicate the method of disinfection and the
method of discharging.

COMMERCIAL DEVELOPMENT

10. Prior to the approval of any grading and drainage permit, the applicant shall submit a PDF

of the final plans. If there are further modifications to the plans, the applicant shall provide
the City with an updated PDF.
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City of Malibu

23825 Stuart Ranch Rd., Malibu, California CA 90265-
4804

LOS ANGELES COUNTY WATERWORKS DISTRICTS REVIEW

REFERRAL SHEET

FROM: City of Malibu Planning Department DATE: 08/14/2020
PROJECT NUMBER: CDP 18-038
JOB ADDRESS: 22549 PACIFIC COAST HWY, Vacant
APPLICANT / CONTACT: Anita Kundi
APPLICANT EMAIL: anitaanita09@hotmail.com
APPLICANT PHONE #: (951) 675-5851
PLANNER: Allison Cook
PROJECT DESCRIPTION: New Senior living facility and Zoning Map

Amendment

TO: Malibu Planning Department and/or Applicant
FROM: LACWD No. 29, Malibu
Compliance with the conditions checked below is required prior to Waterworks District approval

The project DOES NOT require any system improvements for domestic and/or fire flow conditions
The project DOES NOT require capital improvement fees and/or participation fees

The project DOES require a Will Serve Letter (Final Waterworks Districts approval) X
The project DOES require capital improvement fees and/or participation fees X

The project DOES require the owner to execute an agreement and participate financially in the
design and construction of a future water system to increase local storage and conveyance
capacity in the event of an interruption of the primary water supply

The project DOES require private contract water system improvements for domestic and/or fire

flow conditions X
The required fire flow for this project set by the Fire Department is 1,250 gallons
per minute at 20 pounds per square inch for a 1 hour duration

Scope of water system improvements required:
One 20-inch check valve assembly and bypass on the existing 20-inch water line, 18-inch and 16-inch pipe spools in

the existing manifold, in a vault within the Caltrans right-of-way of Topanga Canyon Blvd. north of Pacific Coast
Highway, one connection to the existing 20-inch water main, and all other necessary appurtenances and connections.

Note: Los Angeles County Waterworks District No. 29, Malibu approval expires upon the earfiest of the following: 1) Two years from
the date of this form; 2) Expiration date of the City Planning permit(s), or 3) Date County adopts changes to the county of Los
Ange/es Fire Code an makes revisions to appli le ire Department regulations and standards.

K///” | 2 /62029
#/ DATE

SIGNATURE

Additional requirements/conditions may be imposed upon review of complete architectural plans.
Los Angeles County Waterworks District No. 29, Malibu may be contacted by phone at (310) 317-1389 or at the Waterworks Public Counter:
23533 Civic Center Way, Malibu CA 90265; Hours: Monday-Thursday 8:00am — 12:00pm



RESIDENTIAL CARE FACILITY FOR THE ELDERY
22549 PACIFIC COAST HWY. MALIBU, CA

Date

06/29/2020

BKO02

No. | Description

2

1. ALL CONSTRUCTION SHALL COMPLY WITH THE 2019 CRC, CDC, CMC, CPC,
CEC, CGBC, THE 2019 TITLE 24 ENERGY STANDARDS AND THE 2019
CALIFORNIA ENERGY EFFICIENT STANDARD. CODES AND LOCAL
AMENDMENTS.

PROJECT SHALL COMPLY WITH NPDES, SUSMP, AND BMP REQUIREMENTS

ALL WORK SHALL BE IN ACCORDANCE WITH THE CODES OF THE GOVERNING

AUTHORITY AND SPECIAL REQUIREMENTS OF THE BUILDING PERMIT.

4. ALL WORKMANSHIP AND MATERIALS SHALL COMPLY WITH THE LATEST

EDITION OF THE CALIFORNIA BUILDING CODES, APLICABLE CBC STANDARDS

AND / OR ALL ADDITIONAL REQUIREMENTS OF THE CITY OF TUSTIN

PROJECT MUST COMPLY WITH LATEST STATE TITLE 24 ENERGY STANDARDS.

EXTERIOR WALLS SHALL BE APPROVED NONCOMBUSTIBLE OR IGNITION

RESISTANT MATERIAL, HEAVY TIMBER, OR LOG WALL CONSTRUCTION OR

SHALL PROVIDE PROTECTION FROM THE INTRUSION OF FLAMES AND EMBERS

IN ACCORDANCE WITH STANDARD SFM 12-7A-1 (704A.3.1)

7. FIRE BLOCKS AT THE FOLLOWING LOCATIONS PER SECTION 2516 (F):

7.1. IN CONCEALED SPACES OF STUD WALLS AND PARTITIONS (INCLUDING
FURRED SPACES) AT THE CEILING AND FLOOR LEVELS AND AT 10FT
INTERVALS BOTH VERTICALLY AND HORIZONTALLY.

AT ALL INTERCONNECTIONS BETWEEN CONCEALED VERTICAL AND

HORIZONTAL SPACES SUCH AS OCCUR AT SOFFITS, DROPPED AND

COVED CEILINGS.

IN CONCEALED SPACES BETWEEN STAIR STRINGERS AT THE TOP AND

BOTTOM OF THE RUN AND BETWEEN STUDS ALONG WITH AND IN LINE

WITH THE RUN OF THE STAIRS, IF THE WALLS UNDER THE STAIRS ARE

UNFINISHED.

IN OPENINGS AROUND VENTS, PIPES, DUCTS, CHIMNEYS, FIREPLACES

AND SIMILAR OPENINGS WHICH AFFORD A PASSAGE FOR FIRE AT CEILING

AND FLOOR LEVELS.

AT OPENINGS BETWEEN ATTIC SPACES AND CHIMNEY CHASES FOR

FACTORY BUILT CHIMNEYS.

8. ARTIFICIAL LIGHT SHALL BE PROVIDED THAT IS ADEQUATE TO PROVIDE AN
AVERAGE ILLUMINATION OF 10 FOOT- CANDLES (107 LUX) OVER THE AREA OF
THE ROOM AT A HEIGHT OF 30 INCHES (762mm) ABOVE THE FLOOR LEVEL.
1205.3

9. STAIRWAYS WITHIN DWELLING UNITS AND EXTERIOR STAIRWAY SERVING A

W N

o o

7.2.

7.3.

7.4.

7.5.

1. ANY OMISSIONS AND CONFLICTS BETWEEN THE VARIOUS ELEMENTS OF THE
WORKING DRAWINGS AND /OR SPECIFICATIONS SHALL BE BROUGHT TO THE
ATTENTION OF THE DESIGNER BEFORE PROCEEDING WITH ANY OF THE
WORK SO INVOLVED. ALL WORK IS TO BE CO-ORDINATED SO THAT THE
CO-OPERATION BETWEEN ALL TRADES, WHERE REQUIRED, IS
ACCOMPLISHED.

2. CONTRACTOR TO VERIFY ALL CONDITIONS AND DIMENSIONS IN THE FIELD,
REPORT ANY DISCREPANCIES TO DESIGNER PRIOR TO STARTING WORK AND
CONTRACTOR SHALL MAKE AND ADD ALL CORRECTIONS NECESSARY DUE TO
NEGLIGENT FIELD VERIFICATION AT HIS SOLE EXPENSE.

3. CONTRACTOR TO VERIFY SIZE OF ALL FRAMED OPENINGS UPON
COMPLETION OF FRAMING AND PRIOR TO ORDERING.

4. THE CONTRACTOR SHALL AT ALL TIMES KEEP THE PREMISES CLEAR OF THE

ACCUMULATION OF WASTE MATERIALS OR RUBBISH CAUSED BY HIS

EMPLOYEES OR WORK AND AT THE COMPLETION OF THE WORK, SHALL

REMOVE ALL RUBBISH, DEBRIS EQUIPMENT AND SURPLUS MATERIALS FROM

IN AND AROUND THE BUILDING AND LEAVE THE WORK "BROOM CLEAN".

PROVIDE PEDESTRIAN PROTECTION

PATCH AND REPAIR ALL SURFACES DISRUPTED OR DAMAGED DURING

CONSTRUCTION TO EXACTLY MATCH EXISTING ADJACENT SURFACES.

7. OWNERS OF ADJACENT PROPERTIES THAT MUST UNDERPIN THEIR
BUILDINGS DUE TO THE PROPOSED EXCAVATION SHALL BE NOTIFIED IN
WRITING TEN DAYS PRIOR TO BEGINNING THE EXCAVATION. COPIES OF
THESE NOTIFICATION LETTERS SHALL BE PROVIDED TO THE CITY PRIOR TO
BEGINNING THE EXCAVATION.

8. RESPONSIBLE CERTIFIED ENGINEERING GEOLOGIST WILL INSPECT AND
APPROVE ALL GRADING AND EXCAVATIONS PRIOR TO PLACEMENT OF
FORMS, REBAR OR CONCRETE

9. LICENSED ENGINEER THAT PREPARED THE DRAINAGE PLAN SHALL CERTIFY
AT THE COMPLETION OF THE PROJECT THAT THE SITE DRAINAGE IS IN
SUBSTANTIAL COMPLIANCE WITH THE APPROVED DRAINAGE PLAN.

10. DESIGNER EXPRESSLY RESERVES ITS COMMON LAW COPYRIGHT AND
OTHER PROPERTY RIGHTS IN THE ATTACHED DRAWINGS LISTED. THESE
DRAWINGS ARE NOT TO BE REPRODUCED, CHANGED OR COPIED IN ANY
FORM OR MANNER WHATSOEVER NOR ARE THEY TO BE ASSIGNED TO ANY
THIRD PARTY WITHOUT FIRST OBTAINING THE EXPRESSED WRITTEN

@ O

1. In the case of emergency, call

at Work Phone #

or Home Phone #

2. Sediment from areas disturbed by construction shall be retained on site using structural
controls to the maximum extent practicable.

3. Stockpiles of soil shall be properly contained to minimize sediment transport from the
site to streets, drainage facilities or adjacent properties via runoff, vehicle tacking, or
wind.

4. Appropriate BMP’s for construction related materials, wastes, spills shall be
implemented to minimize transport from the site to streets, drainage facilities, or
adjoining properties by wind or runoff.

5. Runoff from equipment and vehicle washing shall be contained at construction sites
unless treated to reduce or remove sediment and other pollutants.

6. All construction contractor and subcontractor personnel are to be made aware or the
required best management practices and good housekeeping measures for the project
site and any associated construction staging areas.

7. At the end of each day of construction activity all construction debris and waste
materials shall be collected and properly disposed in trash or recycle bins.

8. Construction sites shall be maintained in such a condition that an anticipated storm
does not carry wastes or pollutants off the site. Discharges of material other than
stormwater only when necessary for performance and completion of construction
practices and where they do not: cause or contribute to a violation of any water
quality standard; cause or threaten to cause pollution, contamination, or nuisance; or
contain a hazardous substance in a quantity reportable under Federal Regulations
40 CFR Parts 117 and 302.

9. Potential pollutants include but are not limited to: solid or liquid chemical spills; wastes
from paints, stains, sealants, glues, limes, pesticides, herbicides, wood preservatives
and solvents; asbestos fibers, paint flakes or stucco fragments; fuels, oils, lubricants,
and hydraulic, radiator or battery fluids; fertilizers, vehicle/equipment wash water and
concrete wash water; concrete, detergent or floatable wastes; wastes from any
engine/equipment steam cleaning or chemical degreasing and superchlorinated
potable water line flushing.

During construction, permittee shall dispose of such materials in a specified and
controlled temporary area onsite, physically separated from potential stormwater
runoff, with ultimate disposal in accordance with local, state and federal
requirements.

10. Dewatering of contaminated groundwater, or discharging contaminated soils via

////
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SEPARATE APPROVAL REQUIRED FOR:

To schedule an inspection, please email [ Underground fire line plans

DWELLING SHALL HAVE AN ILLUMINATION LEVEL ON TREAD RUNS OF NOT : : : :
LESS THAN 1 FOOT-CANDLE (11LUX). 1205.4 PERMISSION OF THE DESIGNER. surface erosion is prohibited. Dewatering of noncontaminated groundwater requires Flre-FPCalabasas@flre.Iacounty.gov %/E:ig Zg;pnklslgg!sans E
10. SMOKE DETECTORS: a National Pollutant Discharge Elimination System Permit from the respective State Provide at least one set of the approved

10.1. HARD-WIRED SMOKED DETECTORS WITH A BATTERY BACKUP ARE BM PS Regional Water Quality Control Board. plans to them prior to the inspection. SUBMIT PLANS TO: LL
REQUIRED ON THE CEILING OR WALL OUTSIDE OF EACH SEPARATE 11. Graded areas on the permitted area perimeter must drain away from the face of [V Fire Sprinkler Plan Check Unit I
SLEEPING AREA IN THE IMMEDIATE VICINITY OF BEDROOMS. SHOW ALL slopes at the conclusion of each working day. Drainage is to be directed toward [ Fire Alarm Plan Check Unit 0p)
LOCATIONS WITH A SYMBOL ON THE PLAN [907.2.10.1.2] desilting facilities. Square Footage Of Various Project Site Elements: nd

10.2. HARD-WIRED SMOKE DETECTORS WITH A BATTERY BACKUP ARE PROJECT ADDRESS 12. The permittee and contractor shall be responsible and shall take necessary LLI
REQUIRED IN EACH ROOM USED FOR SLEEPING PURPOSES. SHOW ALL 22549 PACIFIC COAST HWY. MALIBU, CA precautions to prevent public trespass onto areas where impounded water creates a Buildings 2 976.00 15.43%, >
LOCATIONS WITH A SYMBOL ON THE PLAN [907.2.10.1.2 hazardous condition. ! e '

10.3. HARD-WIRED SMOKE DETECTORS WITH A B[ATTERY BA]CKUP ARE LEGAL DESCRIPTION 13. The permittee and contractor shall inspect the erosion control work and insure that the Pedestrian Paths 357.00 2.96% O
REQUIRED IN EACH STORY WITHIN A DWELLING UNIT, INCLUDING 4452-023-003 work is in accordance with the approved plans. Patio/Decks not part of Building 0.00 COUNTY OF LOS ANGELES O
BASEMENTS BUT NOT INCLUDING CRAWL SPACES AND UNINHABITABLE PROJECT DESCRIPTION 14. The permittee shall notify all general contractors, subcontractors, material suppliers, Driveway 249.00 7 00% FIRE DEPARTMENT
ATTICS. IN DWELLINGS OR DWELLING UNITS WITH SPLIT LEVELS AND - ASSISTED LIVING FACILITY FOR AMBULATORY SENIOR RESIDENTS. lessees, and property owners: that dumping of chemicals into the storm drain system _ FIRE PREVENTION ENGINEERING
WITHOUT AN INTERVENING DOOR BETWEEN THE ADJACENT LEVELS, A - BASEMENT WITH, LAUNDRY, STAFF RESTROOM, STORAGE, MECHANICAL or the watershed is prohibited. Fire Truck Turnaround £,100.00 17.40% APPROVED
SMOKE ALARM INSTALLED ON THE UPPER LEVEL SHALL SUFFICE FOR ROOM AND INCLUDES 2 DOUBLE OCCUPANCY BEDROOMS, ATTACHED 15. Equipment and workers for emergency work shall be made available at all times Landscaping 6,022.00 49.85%

THE ADJACENT LOWER LEVEL PROVIDED THAT THE LOWER LEVEL IS BATHROOMS AND GREAT ROOM. during the rainy season. Necessary materials shall be available on site and Retaining Walls 198.00 1.64% /72/}41@
LESS THAT ONE FULL STORY BELOW THE UPPER LEVEL. SHOW ALL * ENTR\(()'C-)EVELCWCLUSDES éOBBY’OELEVATOR AND gTAlRS- 00 stockpiled at convenient locations to facilitate rapid construction of temporary Easement 329.00 2 72% By £ 2 : :
LOCATIONS WITH A SYMBOL ON THE PLAN [907.2.10.1.2] . '1I'SEtR|’:I|?_AC§ INCLUDES KITCHEN FOR MEAL PREP., GREAT ROOM AND devices when rain is imminent. | | : . ire Prevention Engineer

10.4. WHERE MORE THAN ONE SMOKE ALARM IS REQUIRED TO BE INSTALLED . 2nd FLOOR INCLUDES 2 DOUBLE OCCUPANCY BEDROOMS, ATTACHED 16. All removable erosion prptectlve d_e_\/lces shall be in place a:: the end of each working Date 11/16/2023
WITHIN AN INDIVIDUAL DWELLING UNIT, THE SMOKE ALARMS SHALL BE BATHROOMS AND THE ROOF TERRACE. day when the 5 Day Rain Probability Forecast exceeds 40%. TOTAL 12,081.00 100% >
INTERCONNECTED IN SUCH A MANNER THAT THE ACTIVATION OF ONE 17. Sediments from areas disturbed by construction shall be retained on site using an
ALARM WILL ACTIVATE ALL OF THE ALARMS IN THE INDIVIDUAL UNIT. THE effective combination of erosion and sediment controls to the maximum extent m
ALARM SHALL BE CLEARLY AUDIBLE IN ALL BEDROOMS OVER practicable, and stockpiles of soil shall be properly contained to minimize sediment LI LL (|7)
BACKGROUND NOISE LEVELS WITH ALL INTERVENING DOORS CLOSED. transport from the site to streets, drainage facilities or adjacent properties via runoff,

BACKGRC S ransport rom th site o SITE PLAN W/ YARD SETBACKS | 2 2 <«

11. PRIOR TO ISSUANCE OF PERMIT OF ANY EXCAVATION A MEETING SHALL BE CODE: CBC 2019, CRC, CEC, CMC, CPC, CALIFORNIA GREEN BUILDING 18. Appropriate BMPs for constructionrelated materials, wastes, spills or residues shall be GENERAL << W O O

HELD AT THE SITE THAT WILL BE ATTENDED BY THE PROJECT ENGINEERING STANDARDS CODE AND 2016 ENERGY EFFICIENCT STANDARDS. CODES AND implemented and retained on site to minimize transport from the site to streets, OWNER: G0.00 'COVERSHEET O O —

GEOLOGIST AND PROJECT ENGINEERING GEOLOGIST, PROJECT BUILDING LOCAL AMENDMENTS drainage facilities, or adjoining property by wind or runoff. ANITA KUNDI CI\}IL ] LL D

INSPECTOR, GENERAL CONTRACTOR AND SHORING CONTRACTOR CONSTRUCTION TYPE: Il B 12598 CENTRAL AVE. #219 001 TITLE SHEET e L OMm

12. CONTACT DIG ALERT PRIOR TO ANY EXCAVATION OCCUPANCY: R-3.1 NPDES NOTES CHINO. CA91710 : =~F T3

13. THERE SHALL BE NO TRENCHES OR EXCAVATIONS 5 FEET OR MORE IN DEPTH | ZONE: CC - COMMUNITY COMMERCIAL C-110 EROSION CONTROL PLAN Foy =<
STORIES: 2 ARCHITECT: C-130 GRADING PLAN AND DRAINAGE PLAN @)

INTO WHICH A PERSON IS REQUIRED TO DESCEND, OR OBTAIN PERMIT FROM FIRE SPRINKLER: YES GARY SIMMONS Z e s
STATE OF CALIFORNIA, DIVISION OF OCCUPATIONAL SAFETY AND HEALTH ' 114 N ENCANTO ST. C-131 GRADING PLAN w7 <C

(CAL/OSHA). THIS PERMIT AND ANY OTHER SAFETY PERMIT SHALL BE BUILDING LOT AREA ORANGE, CA 92869 C-300 FIRE LANE ROADWAY PROFILE N Al >_'
OBTAINED PRIOR TO COMMENCE OF ANY WORK. LOT AREA: 12,081 SF TEL. 714.293.4271 C-301 FIRE LANE ROADWAY ALIGMENT —_ > >»

13.1.  IF SHORING IS REQUIRED, OBTAIN SHORING PERMIT PRIOR TO ISSUANCE BUILDING HEIGHT: 24'-0" CONTACT: HARBANS GHATAODE C-500 DETAILS N < ;
OF BUILDING PERMIT. DEVELOPMENT AREA 25% OF 12,081= 3020.25 SF. MAX TEL. 949.922.2194 C-501 DETAILS L — 0 T

13.2. A BOND IN THE AMOUNT OF SHORING COST IS REQUIRED. PROPOSED DEVELOPMENT AREA = 3016.09 SF. ARCHITECTURAL ¥ =

14. VERIFY ALL LOCATIONS OF EXISTING UTILITIES WITH SERVING UTILITY PRIOR CIVIL ENGINEER: @) AN
TO COMMENCEMENT OF ANY WORK AND VERIFY LOCATION WITH DESIGNER BUILDING AREA kpff A0.10 SITE PLAN <
14.1.  IF NECESSARY UNDERGROUND ALL UTILITY LINES TO THE NEAREST PROPOSED BASEMENT (EXEMPT): 1,194 SF e i) 18400 VON KARMAN AVE A0.11 ENLARGED SITE PLAN L
EXISTING UTILITY POLE. ENTRY LEVEL: 294 SF - GARAGE (EXEMPT): 805 SF 0o SUITE 600 A1.00 BASEMENT FLOOR PLAN
15. A SEPARATE PERMIT IS REQUIRED FOR ALL RETAINING WALLS, GARDEN Al = VA AR e IRVINE, CA 92612 A1.05 ENTRY LEVEL FLOOR PLAN
WALLS, POOLS, SPAS, FENCES, ENCROACHMENT INTO PUBLIC RIGHTS OF ' @ fiesanee A1.10 FIRST FLOOR PLAN
WAY (IE. DRIVEWAYS, SIDEWALKS ETC.) TOTAL EXCLUDING BSMT: 1,792 SF (MAX ALLOWABLE FAR -9 7 A1.20 SECOND FLOOR PLAN
16. MAINTAIN A MINIMUM OF 5% POSITIVE DRAIN AWAY FROM THE BUILDING FOR AND GARAGE 1812.15 SF) g - iaSl 2130 ROOF PLAN
A MINIMUM OF DISTANCE OF 10 FT.
17. THE LARGEST RISE OR RUN IN A FLIGHT OF STAIRS MAY NOT EXCEED THE CAPACITY AND AMBULATORY STATUS et A3.10 WEST ELEVATION
SMALLEST BY MORE THAN 3/8". BEDROOM #1: (2) AMBULATORY RESIDENTS A3.20 EAST ELEVATION O O O
BEDROOM #2: (2) AMBULATORY RESIDENTS A3.30 NORTH AND SOUTH ELEVATION .
GRADING A4.10 BUILDING SECTION
REFER TO CIVIL ENGINEERING PLANS A4.20 BUILDING SECTION
A4.30 BUILDING SECTION
GENERAL NOTES PROJECT SUMMARY VICINITY MAP PROJECT TEAM SHEET INDEX >

8/26/2023 11:16:33 AM



CITY OF MALIBU PUBLIC WORKS DEPARTMENT GENERAL NOTES:

1.

10.

1.

12.
13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

ALL WORK SHOWN ON THESE PLANS SHALL BE CONSTRUCTED IN ACCORDANCE WITH THE CURRENT EDITION OF THE STANDARD
SPECIFICATIONS FOR PUBLIC WORKS CONSTRUCTION (SSPWC) ‘GREEN BOOK.”

CONTRACTORS SHALL COMPLY WITH ALL APPLICABLE DIVISION OF INDUSTRIAL REGULATIONS (CAL—OSHA) SAFETY STANDARDS. IF
REQUESTED BY THE INSPECTOR, THE CONTRACTOR SHALL PROVIDE PROOF OF A PERMIT FROM SAID DIVISION.

CONTRACTOR SHALL CALL THE PUBLIC WORKS INSPECTOR AT (310) 456-2489, EXT. 341 FOR PRE—CONSTRUCTION MEETING
PRIOR TO THE COMMENCEMENT OF ANY CONSTRUCTION OR GRADING OPERATIONS. CONTRACTOR SHALL NOTIFY THE CITY PUBLIC
WORKS INSPECTOR 48 HOURS PRIOR TO COMMENCING ANY CONSTRUCTION AND 24 HOURS IN ADVANCE OF SPECIFIC INSPECTION
NEEDS DURING THE COURSE OF THE WORK.

NO IMPROVEMENTS ARE PROPOSED WITHIN THE PUBLIC RIGHT-OF—WAY.

STORAGE OF ANY CONSTRUCTION MATERIALS, CONSTRUCTION TRAILER, AND/OR PARKING AND ANY WORK WITHIN THE CITY PUBLIC

RIGHT OF WAY SHALL REQUIRE A CITY ENCROACHMENT PERMIT. CALL THE PUBLIC WORKS INSPECTOR AT (310) 456-2489,
EXT. 341 TO APPLY FOR A PERMIT.

STORAGE OF ANY CONSTRUCTION MATERIALS, CONSTRUCTION TRAILER, AND/OR PARKING AND ANY WORK WITHIN THE
CALTRANS PUBLIC RIGHT OF WAY SHALL REQUIRE A CALTRANS ENCROACHMENT PERMIT. SUBMIT A COPY OF THE CALTRANS
ENCROACHMENT PERMIT TO THE PUBLIC WORKS DEPARTMENT.

ALL WORK SHALL BE PERFORMED DURING CITY WORKING HOURS AND IN COMPLIANCE WITH THESE PLANS.

CONTRACTOR SHALL VERIFY ALL CONDITIONS AND DIMENSIONS AND SHALL REPORT ANY DISCREPANCIES TO THE ENGINEER PRIOR
TO THE COMMENCEMENT OF ANY WORK.

CONTRACTOR SHALL LOCATE, PROTECT, AND SAVE ANY AND ALL SURVEY MONUMENTS THAT WILL BE OR MAY BE DAMAGED OR
DESTROYED BY THEIR OPERATIONS. ONCE FOUND, THE CONTRACTOR SHALL THEN NOTIFY BOTH THE DEVELOPER'S
SUPERVISING CIVIL ENGINEER AND THE PUBLIC WORKS INSPECTOR. THE SUPERVISING CIVIL ENGINEER SHALL RESET ALL SAID
MONUMENTS PER THE REQUIREMENTS OF THE PROFESSIONAL LAND SURVEYOR'S ACT.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROTECTING ALL PUBLIC AND PRIVATE PROPERTY INSOFAR AS IT MAY BE
AFFECTED BY THESE OPERATIONS.

EXISTING TRAFFIC SIGNS ARE NOT TO BE REMOVED WITHOUT PRIOR NOTIFICATION AND APPROVAL OF THE CITY ENGINEER. AS A
MINIMUM, CONSTRUCTION WORK ZONE TRAFFIC SIGNS AND STRIPING SHALL BE FURNISHED, INSTALLED, AND MAINTAINED IN
ACCORDANCE WITH THE “WORK AREA TRAFFIC CONTROL HANDBOOK’ (THE “WATCH MANUAL"), PUBLISHED BY BNI BUILDING NEWS,
INC. A TRAFFIC CONTROL PLAN, PREPARED BY THE DEVELOPER, MAY BE REQUIRED BY THE CITY.

DUST CONTROL SHALL BE MAINTAINED AT ALL TIMES.

EROSION CONTROL PLANS SHALL BE PROVIDED FOR ALL PROJECTS. GRADING AND CLEARING IS PROHIBITED FROM NOVEMBER 1
TO MARCH 31 FOR ALL DEVELOPMENTS WITHIN OR ADJACENT TO ESHA AND/OR INCLUDING GRADING ON SLOPES GREATER THAN
4:1.

ALL UNDERGROUND UTILITIES AND SERVICE LATERALS SHALL BE INSTALLED PRIOR TO CONSTRUCTION OF CURBS, GUTTERS,
SIDEWALKS, AND PAVING UNLESS OTHERWISE PERMITTED BY THE CITY ENGINEER.

THE DEVELOPER SHALL COMPLY WITH NPDES REQUIREMENTS. THE STORM WATER POLLUTION PREVENTION PLAN (SWPPP) SHALL
BE AVAILABLE AT THE CONSTRUCTION SITE AT ALL TIMES AND SHALL BE KEPT UPDATED.

ALL RECOMMENDATIONS MADE BY THE GEOTECHNICAL/SOILS ENGINEER (AND ENGINEERING GEOLOGIST, WHERE EMPLOYED), AND
CONTAINED IN THE REPORTS REFERENCED HEREON, AS APPROVED OR CONDITIONED BY THE CITY, SHALL BE CONSIDERED A
PART OF THE GRADING PLAN.

ALL STORM DRAIN PIPE WITHIN THE PUBLIC RIGHT—OF—WAY AND EASEMENTS SHALL BE REINFORCED CONCRETE PIPE (RCP).
TERRACE DRAINS, INTERCEPTOR DRAINS, AND DOWN DRAINS SHALL BE CONSTRUCTED OF 3"P.C.C. REINFORCED WITH 6'X6” X #10
W.W.M. AND SHALL BE EITHER SEMICIRCULAR OR TRIANGULAR  CROSS SECTION. CONCRETE COLOR SHALL BE "OMAHA TAN’OR
APPROVED EQUIVALENT.

GRADING QUANTITIES:

CUT: 1,680 CY
FILL: 578 CY
IMPORT: 0 CY
EXPORT: 1,102 CY

TOTAL DISTURBED AREA:
(INCLUDING GRADING, CLEARING, AND LANDSCAPING AREA)

12,081SF OR 0.28 ACRES

TOTAL EXISTING IMPERVIOUS SURFACE AREA: 776 SQ. FT.
TOTAL PROPOSED IMPERVIOUS SURFACE AREA: 5,730 SQ. FT.
FLOOD ZONE ON FIRM: ZONE D

BASE FLOOD ELEVATION: UNDETERMINED

ALL SLOPES ON PRIVATE PROPERTY ADJOINING STREETS, DRAINAGE CHANNELS, OR OTHER PUBLIC FACILITIES SHALL BE GRADED
NOT STEEPER THAN 2:1 FOR CUT AND FILL UNLESS SPECIFICALLY APPROVED BY THE CITY ENGINEER ON RECOMMENDATION OF
THE PROJECT'S GEOTECHNICAL/SOILS CONSULTANT.

THE APPLICANT SHALL LABEL ALL CITY/COUNTY STORM DRAIN INLETS WITHIN 250 FEET FROM EACH PROPERTY LINE PER THE
CITY OF MALIBU'S STANDARD LABEL TEMPLATE.

GENERAL NOTES:

Orited March >

6
-Fill __550 : | : I__28 : |__5
Total | o |  eecur | tsocur] 7scur |
mport | o | o | o |
Expot J o | s« ] 150 |

City of Malibu

23825 Stuart Ranch Road - Malibu, California - 90265-4861
Phone (310) 456-2489 - Fax (310) 456-7650 - www.malibucity.org

TOTAL GRADING YARDAGE VERIFICATION CERTIFICATE
PLANNING DEPARTMENT REVIEW LEVEL

1900079
22549 Pacific Coast Highway, Malibu, CA 90265

PROJECT NUMBER:
PROJECT ADDRESS:

All projects proposing land form alteration which involves more than 100 cubic yards of grading
shall complete this form. The completed form must be provided at the time of Planning
Department application for grading approval. All applicable cubic yardages shall be completed
in the table. All calculations utilized to estimate the cubic yardages indicated shall be
attached to this form. This form and the required calculations must be prepared by a State of

California Licensed Civil Engineer. The form and the calculations shall be stamped and wet
signed by the preparing party.

m
emedia ota
Understructure Exempt

(T N 7S TN TR I W
78

All quantities indicated shall be in cubic yards only.

R&R = Removal and Recompaction — R&R must be balanced.

Safety Grading is required grading for L.A. County Fire Department access approval beyond the 15 foot minimum
access and may include turnouts, hammerheads, turnarounds, and access roadway widening.

Remedial grading is grading recommended by a full site geotechnical or soils report prepared by a licensed
geologist or soils engineer which is necessary to correct physical deficiencies on the site for the construction of a
primary residential structure or access to the lot.

Imported means soil that is brought on to the site. Exported means soil that is leaving the site. This information will
be used to calculate the number of truck trips required for site preparation.

PREPARED BY: ALl KHAMSI, RCE

PRINT NAME

/W‘
SIGN NAME

8/30/2023

DATE:

Page 1 of 1

LEGEND: ABBREVIATIONS:
GENERAL AC ASPHALTIC CONCRETE (N) NORTH
mem W mm mmm CIVIL LIMITS OF WORK BW BACK OF WALK NTS NOT TO SCALE
BLDG BUILDING
= SHEET MATCH LINE PA PLANTER AREA
BOS BOTTOM OF STAIRS POC POINT OF CONNECTION
BMP BEST MANAGEMENT PRACTICES PIV POST INDICATOR VALVE
ANNOTATION cB CATCH BASIN PCC PORTLAND CEMENT CONCRETE
100.00 XX SURFACE ELEVATION/UTILITY ELEVATION cL, ¢ CENTER LINE PVC POLYVINYL CHLORIDE
100.00 XX EXISTING SURFACE ELEVATION/UTILITY ELEVATION CMU CONCRETE MASONRY UNIT PL R PROPERTY LINE
Co CLEANOUT R= RADIUS
CONSTRUCTION NOTE
/_@ CONC CONCRETE RW, R/W RIGHT—OF —WAY
2.0% FLOW (DIRECTION AND GRADE) CF CURB FACE s) SOUTH
DW DOMESTIC WATER
21 SLOPE (DIRECTION AND RUN:RISE) © AT S= SLOPE EQUALS
/—xx HORIZONTAL CONTROL POINT LABEL EG EDGE OF GUTTER SD STORM  DRAIN
SSMH SANITARY SEWER MANHOLE
CURVE DATA LABEL EL., ELEV ELEVATION ss SANITARY SEWER
FF=100.00 PAD/FINISHED FLOOR ELEVATION EX., EXIST. EXISTING STD STANDARD
: FDC FIRE DEPARTMENT CONNECTION SDMH STORM DRAIN MANHOLE
FF FINISHED FLOOR Tc TOP OF CURB
SITE FG FINISHED GRADE (LANDSCAPE) TEL TELEPHONE
CURB/BACK OF CURB/GUTTER FS FINISHED SURFACE (HARDSCAPE) 16 TOP OF GRATE
FH FIRE HYDRANT T0S TOP OF STAIRS
| = mm
RETAINING WALL/SITE WALL FL FLOW LINE ™ TOP OF WALL
—— — — ———  PROPERTY LINE/RIGHT OF WAY oV GATE VALVE TYP TYPICAL
B CENTER LINE FW FIRE WATER VIF VERIFY IN FIELD
GPM GALLONS PER MINUTE VCP VITRIFIED CLAY PIPE
FENCE HP, @P) HIGH POINT W) WEST
) ) TO BE DEMOLISHED INV. INVERT W WATER
LP, LOW POINT WM WATER METER
GRADING MH MANHOLE WV WATER VALVE
100 PROPOSED MAJOR CONTOUR
102 PROPOSED MINOR CONTOUR PATTERN LEGEND:
—oee e FLOW LINE ... .1  CONCRETE PAVING
- CRADE BREAK LINE S, 07« (REFER TO SHEET C-500 FOR DETAILS)
R RIDGE LINE
hOooonooa GRASSCRETE
HHHHHHHHH EARTHEN SWALE OooooEEs (REFER TO SHEET C-501 FOR DETAILS)
———————— SAWCUT v v v PLANTER AREA/LANDSCAPE
LU (PER SEPARATE PERMIT)
UTILITY
SD STORM DRAIN RIP—RAP
N (REFER TO SHEET C—500 FOR DETAILS)
) UTILITY CLEANOUT
® AREA/PLANTER DRAIN DECOMPOSED GRANITE
(REFER TO ARCHITECTURAL PLANS FOR DETAILS)
SHEET INDEX
—"—<2-]  REINFORCED CONCRETE DRIVEWAY
SHEET NUMBER SHEET TITLE #.5 " J]  (REFER TO SHEET C-500 FOR DETALS)
C-001 TITLE SHEET
C-110 EROSION CONTROL PLAN
C-130 GRADING & DRAINAGE PLAN SITE AREAS:
C-131 GRADING & DRAINAGE PLAN
300 RE LANE ROADWAY PROFILE SEE G0.00 FOR SITE AREA BREAKDOWN
C-301 FIRE LANE ROADWAY ALIGNMENT
C-500 DETAILS
C-501 DETAILS

1.

10.

1.

12.

13.

WORK SHOWN HEREON SHALL BE DONE IN ACCORDANCE WITH THE "STANDARD SPECIFICATIONS FOR PUBLIC WORKS

CONSTRUCTION,” LATEST EDITION AND SUPPLEMENTS, THE UNIFORM BUILDING CODE (EXCAVATION AND GRADING), AND CITY OF
MALIBU LOCAL ORDINANCES AS APPLICABLE.

ALL GRADING WORK SHALL BE PERFORMED IN ACCORDANCE WITH THE REQUIREMENTS AND RECOMMENDATIONS CONTAINED IN
THE PROJECT GEOTECHNICAL REPORT.

EXISTING TOPOGRAPHY SHOWN HEREON WAS TAKEN FROM A SURVEY DATED JANUARY 30, 2019 BY HENNON SURVEY &
MAPPING, INC.

THE CONTRACTOR SHALL ASSUME SOLE AND COMPLETE RESPONSIBILITY FOR THE JOB SITE CONDITIONS, INCLUDING SAFETY OF
ALL PERSONS AND PROPERTY, DURING THE COURSE OF CONSTRUCTION OF THIS PROJECT. THIS REQUIREMENT SHALL APPLY
CONTINUOUSLY, AND SHALL NOT BE LIMITED TO NORMAL WORKING HOURS.

PRIOR TO COMMENCING CONSTRUCTION, THE CONTRACTOR SHALL VERIFY ALL JOIN CONDITIONS FOR GRADING AND DRAINAGE. IF
CONDITIONS DIFFER FROM THOSE SHOWN ON THE PLANS, THE CONTRACTOR SHALL NOTIFY THE ENGINEER AND SHALL NOT BEGIN
CONSTRUCTION UNTIL THE CHANGED CONDITIONS HAVE BEEN EVALUATED.

ALL DRAWINGS ARE CONSIDERED TO BE A PART OF THE CONTRACT DOCUMENTS. THE CONTRACTOR SHALL BE RESPONSIBLE FOR
THE REVIEW AND COORDINATION OF ALL DRAWINGS AND SPECIFICATIONS PRIOR TO THE START OF CONSTRUCTION. ANY
DISCREPANCIES THAT OCCUR SHALL BE BROUGHT TO THE ATTENTION OF THE ARCHITECT PRIOR TO THE START OF CONSTRUCTION
SO THAT A CLARIFICATION CAN BE ISSUED. ANY WORK PERFORMED IN CONFLICT WITH THE CONTRACT DOCUMENTS OR ANY CODE
REQUIREMENTS SHALL BE CORRECTED BY THE CONTRACTOR AT THEIR OWN EXPENSE AND AT NO EXPENSE TO THE OWNER OR
ARCHITECT.

THE ENGINEER PREPARING THESE PLANS WILL NOT BE RESPONSIBLE FOR, OR LIABLE FOR, UNAUTHORIZED CHANGES TO OR
USES OF THESE PLANS. ALL CHANGES TO THE PLANS MUST BE IN WRITING AND MUST BE APPROVED BY THE PREPARER OF
THESE PLANS.

NOTES AND DETAILS ON DRAWINGS SHALL TAKE PRECEDENCE OVER GENERAL NOTES AND TYPICAL DETAILS. WHERE NO DETAILS
ARE GIVEN, CONSTRUCTION SHALL BE AS SHOWN FOR SIMILAR WORK.

THE EXISTENCE, LOCATION AND CHARACTERISTICS OF UNDERGROUND UTILITY INFORMATION SHOWN ON THESE PLANS HAVE BEEN
OBTAINED FROM A REVIEW OF AVAILABLE RECORD DATA. NO REPRESENTATION IS MADE AS TO THE ACCURACY OR COMPLETENESS
OF SAID UTILITY INFORMATION. THE CONTRACTOR SHALL TAKE PRECAUTIONARY MEASURES TO PROTECT THE UTILITY LINES SHOWN
AND ANY OTHER LINES NOT OF RECORD OR NOT SHOWN ON THESE PLANS.

IF AT ANY TIME DURING GRADING OPERATIONS, ANY UNFAVORABLE GEOLOGICAL CONDITIONS ARE ENCOUNTERED, GRADING IN THAT
AREA WILL STOP UNTIL APPROVED CORRECTIVE MEASURES ARE OBTAINED.

THE PROPOSED GRADE IS THE FINAL GRADE AND NOT THE ROUGH GRADE. THE CONTRACTOR SHALL SUBTRACT THE THICKNESS
OF THE PAVED SECTION AND/OR LANDSCAPE TOPSOIL SECTION TO ARRIVE AT THE ROUGH GRADE ELEVATION.

STRAIGHT GRADE SHALL BE MAINTAINED BETWEEN CONTOUR LINES AND SPOT ELEVATIONS UNLESS OTHERWISE SHOWN ON THE
PLANS.

ALL FILL SOILS OR SOILS DISTURBED OR OVEREXCAVATED DURING CONSTRUCTION SHALL BE COMPACTED PER THE
REQUIREMENTS OF THE SOILS REPORT BUT NOT LESS THAN 90% MAXIMUM DENSITY AS DETERMINED BY A.S.T.M. SOIL

14.

15.
16.

17.

18.

20.
21.

26.

27.

. THE CONTRACTOR SHALL REPLACE ALL EXISTING IMPROVEMENTS DAMAGED DURING CONSTRUCTION TO MATCH EXISTING, INCLUDING

. ALL CURB DIMENSIONS AND RADII ARE TO PAVEMENT FACE OF CURB.
. CONTRACTOR TO BE AWARE OF ALL OVERHEAD LINES AT ALL TIMES, SO AS NOT TO DISTURB THEM.
. WATER SHALL BE PROVIDED ONSITE AND USED TO CONTROL DUST DURING CONSTRUCTION OPERATIONS.

COMPACTION TEST D-1557.

THE CONTRACTOR SHALL OBTAIN AN O.S.H.A. PERMIT FROM THE CALIFORNIA DIVISION OF INDUSTRIAL SAFETY PRIOR TO THE
CONSTRUCTION OF TRENCHES OR EXCAVATIONS WHICH ARE FIVE FEET OR DEEPER.

DIMENSIONS TO PIPELINES ARE TO CENTERLINE UNLESS OTHERWISE NOTED.

ALL WATER LINES SHALL BE INSTALLED WITH 36" MINIMUM COVER FROM TOP OF PIPE TO FINISHED GRADE, UNLESS OTHERWISE
NOTED.

BASIS OF BEARINGS:

P Forms\COUNTER FORMS\Planning\PLN Grading Verification Certificate_1307071.doc

PROJECT DIRECTORY:

CIVIL_ENGINEER:

KPFF CONSULTING ENGINEERS
18400 VON KARMAN, SUITE 600
IRVINE, CA 92612

TEL: 949.252.1022

FAX: 949.252.8082

CONTACT: ALl KHAMSI

ARCHITECT:

GARY SIMMONS

114 N. ENCANTO ST.
ORANGE, CA 92869

TEL. 714.293.4271

CONTACT: HARBANS GHATAODE
TEL. 949.922.2194

GEOTECHNICAL ENGINEER:
TGR GEOTECHNICAL, INC.
3037 S. HARBOR BLVD.
SANTA ANA, CA 92704
TEL. 714.641.7189

FAX. 714.641.7190
CONTACT: SANJAY GOVIL

SURVEYOR:

HENNON SURVEY & MAPPING, INC.
601 E. GLENOAKS BLVD., SUITE 208
GLENDALE, CA 91207

TEL. 818.243.0640

FAX. 818.243.0650

CONTACT: ROB HENNON

THRUST BLOCKS SHALL BE INSTALLED AT WATERLINE HORIZONTAL AND VERTICAL BENDS, TEES, CAPPED ENDS AND REDUCERS

ACCORDING TO THE DETAILS PROVIDED ON THESE PLANS. THE BEARING OF N86'01°00"E ALONG THE CENTERLINE

PACIFIC COAST HIGHWAY AS SHOWN ON MAP OF
RECORD OF SURVEY FILED IN BOOK 105, PAGE 68 OF
RECORDS OF SURVEYS AND IS THE BASIS OF BEARINGS
FOR THIS PROJECT.

CONSTRUCTION STAKING FOR IMPROVEMENTS SHOWN ON THESE PLANS SHALL BE PERFORMED BY A LICENSED LAND SURVEYOR.

PERMANENT TRENCH RESURFACING.
CONTRACTOR TO CONTACT UNDERGROUND SERVICE ALERT 811 PRIOR TO EXCAVATION.

ALL DIMENSIONS ARE IN FEET OR DECIMALS THEREOF.
PROJECT BENCHMARK:

VICINITY MAP

ELEVATIONS SHOWN HERON ARE RELATIVE TO THE
NATIONAL GEODETIC VERTICAL DATUM OF 1929 (NGVD29)
COUNTY OF LOS ANGELES YEAR 1990 ADJUSTMENT PER
THE FOLLOWING COUNTY BENCHMARK:

. CONTRACTOR SHALL OBTAIN ANY NECESSARY PERMITS FROM THE CITY OF MALIBU FOR ALL WORK WITHIN THE PUBLIC

RIGHT—OF—-WAY. LA COUNTY BM DY5387

STORM DRAINAGE SYSTEMS SHOWN ON THESE PLANS HAVE BEEN DESIGNED FOR THE FINAL SITE CONDITION AT COMPLETION OF ELEV=13.811 FT. NGVD29 YEAR 1990

THE PROJECT. THE CONTRACTOR IS RESPONSIBLE FOR MAINTAINING ADEQUATE DRAINAGE OF THE SITE, DURING INTERIM

CONDITIONS OF CONSTRUCTION. US&GS MON IN CONC WALK SOUTH SIDE PACIFIC COAST

HIGHWAY, 4 FT N. OF N/W CORNER HOUSE NO. 22416,
0.8 MILES WEST OF CARBON CANYON ROAD, 50 FT S.
CENTERLINE PACIFIC COAST HIGHWAY, STAMPED

"S-576 1939”

CONTRACTOR SHALL OBTAIN ALL REQUIRED PERMITS, INCLUDING NPDES, FROM THE APPROPRIATE JURISDICTIONAL AGENCIES FOR
DISCHARGE OF GROUNDWATER THAT MAY BE NECESSARY TO ACCOMPLISH EXCAVATIONS SHOWN ON THESE PLANS.

ANY USER OF ELEVATIONS AND/OR COORDINATES

SHOWN HEREON FOR THE CONTROL OF CONSTRUCTION,
SHALL VERIFY AT LEAST 3 POINTS SHOWN HEREON, FOR
THE MATHEMATICAL CONSISTENCY PRIOR TO SUCH USE.

NOT TO SCALE

CALIFORNIA 811
CALL UNDERGROUND SERVICE
ALERT OF SOUTHERN CALIFORNIA
FOR UNDERGROUND LOCATING
48 HOURS BEFORE YOU DIG!

www.digalert.org

IMPORTANT NOTICE

SECTION 4216/4217 OF THE GOVERNMENT CODE
REQUIRES A DIGALERT IDENTIFICATION NUMBER

BE ISSUED BEFORE A "PERMIT TO EXCAVATE”

WILL BE VALID. FOR YOUR DIGALERT 1.D.
NUMBER CALL UNDERGROUND SERVICE ALERT
TOLL FREE 811 TWO WORKING DAYS BEFORE
YOU DIG
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LEGEND:

—— — — —— PROPERTY LINE
WS WEmN Wmmm mm=.OLIMIT LINE OF EROSION CONTROL
SF SILT FENCE

_> EXISTING DIRECTION OF FLOW

OO - GRAVEL BAG

EROSION CONTROL NOTES:
* FINAL BMP LOCATION TO BE DETERMINED BY THE CONTRACTOR.

(E1) PLACE SILT FENCE PER CASQA BMP SE-1.

@ STABILIZED CONSTRUCTION ENTRANCE PER CASQA BMP TC-1.

@ SANITARY/SEPTIC WASTE MANAGEMENT PER CASQA BMP
WM-9.

MATERIAL DELIVERY AND STORAGE PER CASQA BMP WM-1.
@ SOLID WASTE MANAGEMENT PER CASQA BMP WM-5.

CONCRETE WASTE MANAGEMENT PER CASQA BMP WM-8.

BMP NOTES:

THE FOLLOWING BMPS AS OUTLINED IN, BUT NOT LIMITED TO, THE BEST MANAGEMENT
PRACTICE HANDBOOK, CALIFORNIA STORMWATER QUALITY TASK FORCE, SACRAMENTO,
CALIFORNIA 2009, OR THE LATEST REVISED EDITION, MAY APPLY DURING THE

CONSTRUCTION OF THIS PROJECT (ADDITIONAL MEASURES MAY BE REQUIRED IF DEEMED
APPROPRIATE BY CITY INSPECTORS):

EROSION CONTROL NON—STORMWATER MANAGEMENT
EC1—SCHEDULING NS1—-WATER CONSERVATION PRACTICES
EC2—PRESERVATION OF EXISTING VEGETATION  NS2-DEWATERING OPERATIONS
EC3—HYDRAULIC MULCH NS3—PAVING—AND—CRINDING—OPERATIONS
EC4—HYDROSEEDING NS4—FEMPORARY—STREAM—CROSSING
EE5—SOILBINDERS NS5—CLEAR WATERDIVERSION
ECH—STRAW-MULCH
EC7—GEOTEXTILES NS7-POTABLE WATER/IRRIGATION
EC8—WOOD MULCHING NSB—VEHICHE—ANB—EQUIPMENT—CLEANING
ECO—EARTH DIKES AND DRAINAGE SWALES NSS—VEHICEE—AND—FEQUIPMENT—FUEHING
EC10-VELOCITY DISSIPATION DEVICES NSHO—VEHICLEAND—EQUIPMENTMAINTENANCE
EC11-SLOPE DRAINS NS11—PILE DRIVING OPERATIONS
EC12—-STREAMBANK STABILIZATION NS12—CONCRETE CURING
ECHS—POLYCRYLAMIDE NS13—CONCRETE FINISHING
NSH—MATERIAL—OVER—WATER
TEMPORARY SEDIMENT CONTROL NS+5—BEMOLHON—ABIACENT—FO—WATER
NSH6—TEMPORARY—BATEHPLANTS
SE1-SILT FENCE
SE2—SEDIMENT—BASHN WASTE MANAGEMENT & MATERIALS
SES—SEDIMENT-TRAR POLLUTION CONTROL
SE4—CHECK DAM
SES-FIBER ROLLS WM1—MATERIAL DELIVERY AND STORAGE
SE6—GRAVEL BAG BERM WM2—MATERIAL USE
SE7—-STREET SWEEPING AND VACUUMING WM3—STOCKPILE MANAGEMENT
SE8—SANDBAG BARRIER WM4—SPILL PREVENTION AND CONTROL
SE9—STRAW BALE BARRIER WM5—SOLID WASTE MANAGEMENT
SE10—STORM DRAIN INLET PROTECTION WM6—HAZARDOUS WASTE MANAGEMENT
SEH—CHEMICALTREATMENT WM7—CONTAMINATED SOIL MANAGEMENT
WM8—CONCRETE WASTE MANAGEMENT
EQUIPMENT TRACKING CONTROL WM9—SANITARY /SEPTIC WASTE MANAGEMENT

WM10-LIQUID WASTE MANAGEMENT
TC1—STABILIZED CONSTRUCTION ENTRANCE/EXIT

FE2—STABILIZED—CONSTRUCHONROADWAY
FE3—ENTRANCEAOUTHETF—HRE—WASH

WIND EROSION CONTROL
WE1—-WIND EROSION CONTROL

BMP NOTES:

1. THE CONTRACTOR SHALL BE RESPONSIBLE FOR CLEANUP OF ALL SILT AND MUD ON
ADJACENT STREET(S), DUE TO CONSTRUCTION VEHICLES OR ANY OTHER CONSTRUCTION
ACTIVITY, AT THE END OF EACH DAY, OR AFTER A STORM EVENT THAT CAUSES A
BREECH IN INSTALLED CONSTRUCTION BMP’S WHICH MAY COMPROMISE STORM WATER
QUALITY WITHIN ANY STREET(S).

2. ALL STOCKPILES OF SOIL AND/OR BUILDING MATERIALS THAT ARE INTENDED TO BE
LEFT FOR A PERIOD GREATER THAN SEVEN CALENDAR DAYS ARE TO BE COVERED. ALL
REMOVABLE BMP DEVICES SHALL BE IN PLACE AT THE END EACH WORKING DAY WHEN
FIVE DAY RAIN PROBABILITY FORECAST EXCEEDS 40%.

3. A CONCRETE WASHOUT SHALL BE PROVIDED ON ALL PROJECTS WHICH PROPOSE THE
CONSTRUCTION OF ANY CONCRETE IMPROVEMENTS WHICH ARE TO BE POURED IN
PLACE ON SITE.

4. THE CONTRACTOR SHALL RESTORE ALL EROSION/SEDIMENT CONTROL DEVICES TO
WORKING ORDER AFTER EACH RUN-OFF PRODUCING RAINFALL OR AFTER ANY MATERIAL
BREACH IN EFFECTIVENESS.

5. ALL SLOPES THAT ARE CREATED OR DISTURBED BY CONSTRUCTION ACTIVITY MUST BE
PROTECTED AGAINST EROSION AND SEDIMENT TRANSPORT AT ALL TIMES.

6. THE STORAGE OF ALL CONSTRUCTION MATERIALS AND EQUIPMENT MUST BE PROTECTED
AGAINST ANY POTENTIAL RELEASE OF POLLUTANTS INTO THE ENVIRONMENT.
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N 1. EXPORTED SOIL FROM A SITE SHALL BE TAKEN TO THE COUNTY LANDFILL OR TO A SITE WITH ACTIVE GRADING PERMIT AND THE
8 ABILITY TO ACCEPT THE MATERIAL IN COMPLIANCE WITH SECTION 8.3 OF THE MALIBU LOCAL COASTAL PLAN. IT SHALL BE THE
GRADING CONTRACTORS RESPONSIBILITY TO DOCUMENT THE TRANSPORT AND DEPOSIT OF THE EXPORT SOILS. THIS
(5.0%) DOCUMENTATION SHALL BE SUBMITTED WITH THE CONTRACTORS SIGNED STATEMENT AT ROUGH GRADING.
2. CLEARING AND GRADING DURING THE RAINY SEASON (EXTENDING FROM NOVEMBER 1 TO MARCH 31) SHALL BE PROHIBITED FOR
20") WIDE DEVELOPMENT LIP SECTION 17.3.1 THAT IS LOCATED WITHIN OR ADJACENT TO AN ENVIRONMENTALLY SENSITIVE HABITAT AREA
( 55 /EGRESS (ESHA), INCLUDES GRADING ON SLOPES GREATER THAN 4:1, OR APPROVED GRADING FOR DEVELOPMENT THAT IS LOCATED WITHIN
INGRE SEMENT OR ADJACENT TO ESHA OR ON SLOPES GREATER THAN 4:1 SHALL NOT BE UNDERTAKEN UNLESS THERE IS SUFFICIENT TIME TO
EA COMPLETE GRADING OPERATIONS BEFORE THE RAINY SEASON. IF GRADING OPERATIONS ARE NOT COMPLETE 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.
— = Date: 8/30/2023
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1. REFER TO ARCHITECTURAL PLANS FOR CONCRETE COLOR, PATTERN,

TEXTURE, AND FINISH.
2. SEE PLAN FOR LOCATION OF CONTROL JOINTS.

3. CONCRETE MIX DESIGN SHALL CONFORM TO SSPWC 560-C-3250.
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Standard Sub-base

[—_ = Paving depth or 100mm, whichever is greater

* Assuming an allowable ground bearing of 45kN/m?.
For typical sub grades, the following guideline can
be considered:

CBR 4%+
CBR2-4%
CBR <2%

150mm Thick
250 - 200mm Thick
300mm + Thick min.

20mm sand blind**

** The sand blinding layer is intended to create a
uniform seating for the Grasscrete formers and to
prevent the loss of soil into the sub-base. It is not to
be a regulating layer.

GC1 A193 - min 150mm thick sub-base*
GC1 A252 - min 150mm thick sub-base*
GC2 A252 - min 150mm thick sub-base*
GC2 A393 - min 200mm thick sub-base*
(UK Specification Clause 803 Type 1)

Standard Sub-base with optional drainage blanket

[—v = Paving depth or 100mm, whichever is greater

20mm sand blind**

GC1 A193 - min 150mm thick sub-base*
GC1 A252 - min 150mm thick sub.

GC2 A252 - mi
- min 200mm thick sub-base”
(UK Specification Clause 803 Type 1)

40mm single sized granular material for drainage
blanket. Depth to be determined by ground
conditions and attenuation requirements.

Formation to be cut level for infiltration into sub-strata
or cut to falls for rainwater harvesting

Geotextile membrane

—— Needle punched geotextile membrane

G raSSCO n Cl’ete www.grasscrete.com
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NOT USED

A193 Mesh Reinforcement
(200 x 200 x 7mm@)

— 10.8 Tonnes GVW
GC1: 100mm Thick

A252 Mesh Reinforcement
(200 x 200 x 8Bmm@)

—— 13.3 Tonnes GVW

A252 Mesh Reinforcement
(200 x 200 x 8mm®@)

—————  30.0 Tonnes GVW
GC2: 150mm Thick

A393 Mesh Reinforcement
(200 x 200 x 10mm®@)

— 40.0 Tonnes GVW

Design Philosophy

An emergency situation isn't the time to test the suitability of an emergency
access road. "It might never be used” shouldn't feature in the design
appraisal and neither should a reliance upon secondary factors such as grass
growth and favourably dry ground conditions which may not be evident in an
emergency situation.
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GENERAL NOTES

1. APPROVED BUILDING ADDRESS NUMBERS,
BUILDING NUMBERS OR APPROVED BUILDING
\ IDENTIFICATION SHALL BE PROVIDED AND

MAINTAINED SO AS TO BE PLAINLY VISIBLE AND
LEGIBLE FROM THE STREET FRONTING THE
7 \ \ \ o . 7 7 \ \ . - 7 7 - - & PROPERTY. THE NUMBERS SHALL CONTRAST
o* WITH THEIR BACKGROUND, BE ARABIC
o ** ‘ NUMERALS OR ALPHABET LETTERS, AND BE A
EE“‘ ??’Q\ MINIMUM OF 4 INCHES HIGH WITH A MINIMUM
. STROKE WIDTH OF 0.5 INCH. FIRE CODE 505.1

PROPERTY LINE
PROPERTY L) 0 @P‘g

Date

=

D

3 ‘ [ 2. WHEN SECURITY GATES ARE PROVIDED,

o | MAINTAIN A MINIMUM ACCESS WIDTH OF 20
4 ‘ FEET. THE SECURITY GATE SHALL BE
< ! PROVIDED WITH AN APPROVED MEANS OF

‘ EXISTING VARIABLE WIDTH EASEMENT IN EMERGENCY OPERATION, AND SHALL BE
EX| MAINTAINED OPERATIONAL AT ALL TIMES AND
STING VARIABLE WIDT REPLACED OR REPAIRED WHEN DEFECTIVE.

No. Description

H
CONTROL OF STORM WaTER POWPE';; LINES, POLES CONIZ%\ISTEMggVT/ a5 PROVIDED. SHALL BE LISTED IN AGCO
| 220" . ES AND INCIDENTAL PURPOSES S PROVIDED, SHALL BE LISTED IN ACCORDANCE |
-61/ SES WITH UL 325. GATES INTENDED FOR

S ‘ AUTOMATIC OPERATION SHALL BE DESIGNED,
3 | FIRE HYDRANT 2 CONSTRUCTED AND INSTALLED TO COMPLY
S
4
5
=

PROPOSED RESIDENTIAL
\ CARE FACILITY

‘ DISTANCE TO WITH THE REQUIREMENTS OF ASTM F220.

PROPERTY LINE GATES SHALL BE OF THE SWINGING OR SLIDING
50’ TYPE. CONSTRUCTION OF GATES SHALL BE OF
MATERIALS THAT ALLOW MANUAL OPERATION
BY ONE PERSON. FIRE CODE 503.6.

‘ 220'- 6 1/4" 100

‘ 3. THE REQUIRED FIRE FLOW FOR FIRE

‘ HYDRANTS AT THIS LOCATION IS 1,250 GPM, AT
20 PSI RESIDUAL PRESSURE, FOR A DURATION

OF ONE (1) HOURS OVER AND ABOVE MAXIMUM

DAILY DOMESTIC DEMAND. FIRE CODE 507.3

AND APPENDIX B105.1 APPENDIX B.

L 4
".
2 4
4
L4
L 4
L4
L4
,
OTEANI] 3d0¥d

PROPERTY LINE

CONCRETE RETA

| SEPARATE APPROVAL REQUIRED FOR: o QAR FIRE HYDRANTS FBU-WATER &

| To schedule an inspection, please email M Underground Tire fine plans e SRASS OR BRONSE. CONFORMING 10

Fire-FPCalabasas@fire.lacounty.gov M Fire sprinkler plans AMERICAN WATER WORKS ASSOCIATION

| . [] Fire alarm plans STANDARD C503, OR APPROVED EQUAL.
| Provide at least one set of the approved ' P

| [ I I SUBMIT PLANS TO: ) 5. PROVIDE AN APPROVED AUTOMATIC FIRE
| plans to them prior to the inspection. SPRINKLER SYSTEM AG SET FORTH B

‘ [ Fire Alarm Plan Check Unit SHALL BE SUBMITTED TO THE SPRINKLER PLAN
‘ CHECK UNIT FOR REVIEW AND APPROVAL

‘ PRIOR TO INSTALLATION REASON: BUILDING
CODE 435.7.1,FIRE CODE 903.2.8 AND 903.2.11.7.
LOCATION: RCFE AND GARAGE TYPE OF FIRE
SPRINKLER SYSTEM : FIRE CODE 903.3.1.3 -

‘ NFPA 13D.

WALL S
N

CONCRETE
Tive

‘ 6. HOUSEHOLD FIRE ALARM SYSTEMS INSTALLED
COUNTY OF LOS ANGELES IN ACCORDANCE WITH NFPA 72 THAT INCLUDE
5 ‘ FIRE DEPARTMENT SMOKE ALARMS', OR A COMBINATION OF
5 % ‘ FIRE PREVENTION ENGINEERING SMOKE DETECTOR AND AUDIBLE NOTIFICATION
DEVICE INSTALLED AS REQUIRED BY THIS

PN
Q@\\\Z@Zﬁ%\‘é .
# S ‘ AP P R OVE D SECTION FOR SMOKE ALARMS, SHALL BE
' PERMITTED. THE HOUSEHOLD FIRE ALARM
) SYSTEM SHALL PROVIDE THE SAME LEVEL OF
By / M SMOKE DETECTION AND ALARM AS REQUIRED

: : : BY THIS SECTION FOR SMOKE ALARMS. WHERE

Fire Prevention Engineer A HOUSEHOLD FIRE WARNING SYSTEM IS

INSTALLED USING A COMBINATION OF SMOKE

> | pate  11/16/2023 DETECTOR AND AUDIBLE NOTIFICATION

o> | DEVICE, IT SHALL BECOME A PERMANENT

* FIXTURE OF THE OCCUPANCY AND OWNED BY

7777777777777777777777 RERN : A SERRERE : ) THE HOMEOWNER. THE SYSTEM SHALL BE
MONITORED BY AN APPROVED SUPERVISING
STATION AND BE MAINTAINED IN ACCORDANCE

5735

I
EASHA BUFFER

A0.11 WITH NFPA 72. RESIDENTIAL CODE R314.2

57

7. WHEN MORE THAN ONE SMOKE ALARM IS
REQUIRED TO BE INSTALLED WITHIN AN
INDIVIDUAL DWELLING UNIT THE ALARM

S

S g DEVICES SHALL BE INTERCONNECTED IN SUCH
T
——
T

A MANNER THAT THE ACTUATION OF ONE
ALARM WILL ACTIVATE ALL OF THE ALARMS IN
THE INDIVIDUAL UNIT. RESIDENTIAL CODE
R314.3

EASEMENT FOR INGRESS AND EGRESS

SITE PLAN

8. SMOKE ALARMS SHALL RECEIVE THEIR
PRIMARY POWER FROM THE BUILDING WIRING
PROVIDED THAT SUCH WIRING IS SERVED
FROM A COMMERCIAL SOURCE AND SHALL BE
EQUIPPED WITH A BATTERY BACKUP.
RESIDENTIAL CODE R314.4

AN APPROVED CARBON MONOXIDE ALARM

— SHALL BE INSTALLED IN DWELLING UNITS AND
IN SLEEPING UNITS WITHIN WHICH FUEL-

BURNING APPLIANCES ARE INSTALLED AND IN

DWELLING UNITS THAT HAVE ATTACHED

Wl bl
©

1443

GARAGES. REQUIRED CARBON MONOXIDE
ALARMS SHALL RECEIVE THEIR PRIMARY
POWER FROM THE BUILDING WIRING WHERE
SUCH WIRING IS SERVED FROM A COMMERCIAL
l_ SOURCE AND SHALL BE EQUIPPED WITH A
BATTERY BACK-UP. WHERE MORE THAN ONE
(/) CARBON MONOXIDE ALARM IS REQUIRED TO BE
INSTALLED WITHIN THE DWELLING UNIT OR
<E WITHIN A SLEEPING UNIT THE ALARM SHALL BE
INTERCONNECTED IN A MANNER THAT
ACTIVATION OF ONE ALARM SHALL ACTIVATE
O ALL OF THE ALARMS IN THE INDIVIDUAL UNIT.
O RESIDENTIAL CODE R315.1.2, BUILDING CODE
420.4.1

BUILDING ADRESS NUMBERS
(SEE GENERAL NOTE 1)

. O 10. SINGLE- AND MULTIPLE- STATION CARBON
¢ MONOXIDE ALARMS SHALL BE LISTED AS
COMPLYING WITH THE REQUIREMENTS OF UL
FIRE HYDRANT 1 2034. CARBON MONOXIDE DETECTORS SHALL
D - DISTANCE TO BE LISTED AS COMPLYING WITH THE
PROPERTY LINE O REQUIREMENTS OF UL 2075. CARBON
351.20¢ MONOXIDE ALARMS REQUIRED BY (SECTIONS
_— R315.1 AND R315.2) OR (SECTIONS 420.4.1 AND
LL 420.4.2) SHALL BE INSTALLED IN THE
FOLLOWING LOCATIONS: 1. OUTSIDE OF EACH
— SEPARATE DWELLING UNIT SLEEPING AREA IN
OWNER: . THE IMMEDIATE VICINITY OF THE BEDROOM(S).
] a O 2. ON EVERY LEVEL OF A DWELLING UNIT

do13

56.35 FS

LEGAL DESCRIPTION

As

- | APN: 4452-023-003 176'- g"

HWY. MALIBU, CA

SS
7

RESIDENTIAL CARE
FACILITY FOR THE ELDERY

ANITA KUNDI -
12598 CENTRAL AVE. #219 INCLUDING BASEMENTS. 3. FOR R-1 ONLY. A. ON
CHINO,CA 91710 THE CEILING OF SLEEPING UNITS WITH
PERMANENTLY INSTALLED FUEL-BURNING
50' 100' APPLIANCES. RESIDENTIAL CODE R315.3,

22549 PACIFIC COAST

20.00"

INGRESS/EGH
EASEMEN
N

; 50° BUILDING CODE 420.4.3
00
1. ROOF GUTTERS SHALL BE PROVIDED WITH A
] i MEANS TO PREVENT THE ACCUMULATION OF
D LEAVES AND DEBRIS IN THE GUTTER.
(RESIDENTIAL CODE R327.534 AND BUILDING
] CODE 705A.4)
12, CLEARANCE OF BRUSH AND VEGETATIVE
. GROWTH SHALL BE MAINTAINED PER FIRE
- / S CODE 325

13. ALL ROOF COVERINGS SHALL BE CLASS "A" AS
SPECIFIED IN BUILDING CODE 1505.1.1 |
(RESIDENTIAL CODE R327.5.2 & R902)

AN 14.  ELEVATORS, ESCALATORS AND MOVING WALKS
1) SITE PLAN ‘ SHALL COMPLU WITH THE REQUIREMENTS SET
1/16" = 1'-0" FORTH IN BUILDING CODE CHAPTER 30 —
N Scale As indicated

8/30/2023 11:48:40 AM




KEYNOTES

NO. DESCRIPTION

Date

5' WIDE FIRE FIGHTER ACCESS

WALKWAY DG FINISH

(DECOMPOSED GRANITE)

NO OPENINGS IN EXTERIOR WALLS D)
5' WIDE FIRE FIGHTER ACCESS
WALKWAY CONCRETE PAVING
PROPERTY LINE DEPTH 134.71'
= " | |
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|
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D ANV (NN )4
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! 27.65

SIDE YARD SETBACKS NOTES

T T
i} "
S A

LOT DEPTH =138.25
LOT WIDTH =87.42

FRONT YARD LOT DEPTH
4 CAR GARAGE

138.25 X 20% = 27.65

L - .08
1-.08

PROPERTY LINE LOT WIDTH 76 12%
37'-6 112 I [\I\‘T
A, I I
per
e e ]
ST
— S gij
o ;3%;
|
. e
7
GVD+162 SEA LEVEL DATUM.
No. Description

ELEVATION

TERRACE

REAR YARD LOT DEPTH
138.25 X 15% = 20.74

m
il

SIDE YARD LOT WIDTH
87.42 X 25% = 21.86

‘ BSMT BELOW

NOTE

= | LoBBY

) MINIMUM SIDE YARD LOT WIDTH
87.42 X10% = 8.74

}E‘\/
T
|

—

m

—

m

<

i Ll — 138.25 LI s |
= B ]
69110 T —— || ‘ s .
- 1172 ¢ B f

: Y4 |

8| _ Oll 8| _ Oll \\

DEVELOPMENT AREA: 25% OF 12,081 = 3020.25 SF.MAX
PROPOSED DEVELOPMENT AREA = 3016.31 SF.

~__—
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1 ALY3do¥d

\
—
87.41

\/\’1l;<7
— — VIR
e e | IR dl -
k2 _ 4 i

= 1 | MAINENT. 7 |

|

87-6 172"
0 i
WALL

17101 HLAQIM 101 aNI
\

LEGEND
/ ] /
FIRE TRUCK

TURN AROUND

CONCRETE PAVING

CONCRETE PAVING
-SRASSERETE-

CONCRETE RETA

PLANTER AREA / LANDSCAPE

—7 |

=T

— o
PROP — 5

ERTyL”\.I I Se— - BB PROPOSED RETAINING WALLS
ELor DEp —— - .
TH 142 g5 = oo

SEPARATE APPROVAL REQUIRED FOR:

0S
lIL-I()9

uL_I

RIP - RAP +(REFER TO C5.00 FOR DETAILS)

DG SERVICE PATH

OO®O®®® EXISTING RETAINING WALLS

ENLARGED SITE PLAN

> > M Underground fire line plans
2> [V Fire sprinkler plans
[] Fire alarm plans

Q‘ SUBMIT PLANS TO:

S P [V Fire Sprinkler Plan Check Unit
5 \f§\ §~ O Fire Alarm Plan Check Unit

S1.35

COUNTY OF LOS ANGELES
FIRE DEPARTMENT
FIRE PREVENTION ENGINEERING

e, APPROVED
’ oy ﬂ%ﬂf«b

Fire Prevention Engineer

bate  11/16/2023

RESIDENTIAL CARE
FACILITY FOR THE ELDERY
22549 PACIFIC COAST
HWY. MALIBU, CA

Fire-FPCalabasas@fire.lacounty.gov
Provide at least one set of the approved
= plans to them prior to the inspection.

>._
<
pS
Ll
z
% To schedule an inspection, please email
Q
Ll
>
<
Qo
\__-

AN -
<
N
1 ENLARGED SITE PLAN
1/8" = 1'-0"

Scale As indicated

8/30/2023 11:48:40 AM




KEYNOTES
NO. DESCRIPTION

Date

No. | Description

LEGEND

4 @ CARBON MONOXIDE DETECTOR / FIRE ALARM

| CONCRETE

e STORAGE
- 32 SF o-5
ol BATH e MECH . d
?1 44 SF 70 SF . -

\

T—
B
1
O
I

<.
/A - P

° —— 0 a

Ve - - a9, =

E B N g 1
. - N2 N N Lo . - . I N S N i S - TN 2 N - L P _ - o~
- /A (N NP . R N a4 ] ~ .- ~ BN LT - N EAN a- o, >

< 42, . 4 e B S . vy ; oL . a0, s e

a o< g
A g

LAUNDRY \ - I, 9-0" I

@ 60 SF

R ELev [ I 1

A3.10 | 1 : = s b | | [ R aeEEEEEEEE BEDROOM 1 i - 1] A3.20

I i - B | — i ———— 177 SF

17

&
CLR

E . DN S — - 107" To schedule an inspection, please email
u - ) S E— & Fire-FPCalabasas@fire.lacounty.gov
4'-10" iy 0 | 2 AMBULATORY PATIENTS Provide at least one set of the approved
CLR ) plans to them prior to the inspection.

A4.20

N
-

GREAT ROOM f;i \
386 SF

< l\ l\
= ]D | o L SEPARATE APPROVAL REQUIRED FOR:

BASEMENT FLOOR PLAN

74"
<* N 13D
a . 5 [V Underground fire line plans
62I5F - . K [V Fire sprinkler plans

[] Fire alarm plans

SUBMIT PLANS TO:

— - :D 3-8
B 7 . M Fire Sprinkler Plan Check Unit

— : [ Fire Alarm Plan Check Unit

L 2 AMBULATORY PATIENTS

——UP———— o **0One printed set of stamped
— — - approved plans is required to be
’ brought to the jurisdictional Fire

BEDROOM 2 B

Lk Inspection office upon approval and
188 SF / : 48 hours prior to any inspection
- e requests.**

12

11'- 10"

Y D COUNTY OF LOS ANGELES
BATH T B i| s FIRE DEPARTMENT
@ S i FIRE PREVENTION ENGINEERING
_ 60 SF e a P
- :::::::::I\,“
e —T—— - — 1} APPROVED
PR q}AA\ >7\ - ,\A - ’:/A\/\q, - ) \— q: N ) B \/'A\Af : \ A ) 3\\ ) ,\AS < A /\q: N w\; q . g,q\—g N /\ A\q A A A . A e E A_
or  R3.1/U

7 C) OCCUPANCY QNLY
| \Aa10) o \A4.30/ - s 1970

Fite Prevention Engineer

HWY. MALIBU, CA

RESIDENTIAL CARE
FACILITY FOR THE ELDERY

22549 PACIFIC COAST

bate  11/16/2023

IZ/Subject to field inspection approval.

IZ/Subject to conditions on plans.

A3.30 FEPC2018-01738

The stamping of this plan and specifications

SHALL NOT be held to permit or to be an
approval of the violation of any provisions of
any County/City Ordinance or State Law.
|

N>

4

1 BASEMENT FLOOR PLAN

1/4" = 1'-0 Scale As indicated

8/26/2023 11:16:25 AM
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ENTRY LEVEL FLOOR PLAN
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1
A3.30

A3.20

X

4

D

1/4" = 10"

GENERAL NOTES

NO. DESCRIPTION

1 EXTERIOR WINDOWS, WINDOW WALLS,GLAZED
DOORS, AND GLAZED OPENINGS WITHIN EXTERIOR
DOORS SHALL BE MULTI-PANE GLAZING UNITS WITH
A MINIMUM OF ONE TEMPERED PANE.

Date

2 EXTERIOR DOOR ASSEMBLIES :THE EXTERIOR
SURFACE OR CLADDING SHALL BE OF NON
COMBUSTIBLE OR IGNITION-RESISTANT MATERIAL.

3 CANTILEVERED AND OVERHANGING APPENDAGES
AND FLOOR PROJECTIONS THAT EXTENDS OVER
AN EXTERIOR WALLS SHALL BE PROTECTED BY
NONCOMBUSTIBLE MATERIAL.

4 UNDERFLOOR AREAS SHALL BE ENCLOSED TO THE
GRADE WITH EXTERIOR WALLS OR SHALL BE OF
NON-COMBUSTIBLE MATERIAL.

No. | Description

KEYNOTES

NO. DESCRIPTION

0003 |1 HOUR BARRIER BETWEEN THE "U" OCCUPANCY
AND THE "R-3.1" OCCUPANCY. REFER TO BUILDING
SECTION 1/A4.10

LEGEND

@ CARBON MONOXIDE DETECTOR / FIRE ALARM

74

" | CONCRETE

ENTRY LEVEL FLOOR PLAN

RESIDENTIAL CARE
FACILITY FOR THE ELDERY

22549 PACIFIC COAST
HWY. MALIBU, CA

A1.05

Scale

As indicated

8/26/2023 11:16:26 AM



GENERAL NOTES

NO. DESCRIPTION

1 EXTERIOR WINDOWS, WINDOW WALLS,GLAZED
DOORS, AND GLAZED OPENINGS WITHIN EXTERIOR
DOORS SHALL BE MULTI-PANE GLAZING UNITS WITH
A MINIMUM OF ONE TEMPERED PANE.

2 EXTERIOR DOOR ASSEMBLIES :THE EXTERIOR
SURFACE OR CLADDING SHALL BE OF NON
COMBUSTIBLE OR IGNITION-RESISTANT MATERIAL.

3 CANTILEVERED AND OVERHANGING APPENDAGES
AND FLOOR PROJECTIONS THAT EXTENDS OVER
AN EXTERIOR WALLS SHALL BE PROTECTED BY
NONCOMBUSTIBLE MATERIAL.

4 UNDERFLOOR AREAS SHALL BE ENCLOSED TO THE
GRADE WITH EXTERIOR WALLS OR SHALL BE OF
NON-COMBUSTIBLE MATERIAL.

Date

No. | Description

g GARAGE P

T . BELOW

-

23! _ 6"

00
9

1!_6" N ~\‘

KEYNOTES

NO.

DESCRIPTION

I LEGEND

@ 4! _ 3|| Ol _ 6" 4! _ 3||

@ CARBON MONOXIDE DETECTOR / FIRE ALARM

—

" | CONCRETE

— - | ELEV [} |
A3.10 | 1 - ,,,,,,,,,, I

13!_ 1||

I KITCHEN

4 A3.20

1

FIRST FLOOR PLAN

— — ——

| S| e e e
Il
Il

GREAT ROOM

&

194

3! _ 8"

4| _ 7||

8! _ 2"

15!_ 1||

2! _ 6"

TERRACE

5! _ 7"

A3.30

X

4

D

1/4" = 1'-0"

f:::ﬁé To schedule an inspection, please email

Fire-FPCalabasas@fire.lacounty.gov

Provide at least one set of the approved

plans to them prior to the inspection.

SEPARATE APPROVAL REQUIRED FOR:

[ Underground fire line plans

¥ Fire sprinkler plans
[] Fire alarm plans

SUBMIT PLANS TO:

M Fire Sprinkler Plan Check Unit
[] Fire Alarm Plan Check Unit

**0One printed set of stamped
approved plans is required to be
brought to the jurisdictional Fire

Inspection office upon approval and
48 hours prior to any inspection
requests.**

COUNTY OF LOS ANGELES
FIRE DEPARTMENT
FIRE PREVENTION ENGINEERING

APPROVED
R R3.1/U

7 s

Fite Prevention Engineer

bate  11/16/2023

IZ/Subject to field inspection approval.

IZ/Subject to conditions on plans.
FEPC2018-01738

The stamping of this plan and specifications
SHALL NOT be held to permit or to be an
approval of the violation of any provisions of
any County/City Ordinance or State Law.

FIRST FLOOR PLAN

RESIDENTIAL CARE
FACILITY FOR THE ELDERY
22549 PACIFIC COAST
HWY. MALIBU, CA

A1.10

Scale As indicated

8/26/2023 11:16:26 AM



GENERAL NOTES

NO. DESCRIPTION

1 EXTERIOR WINDOWS, WINDOW WALLS,GLAZED
DOORS, AND GLAZED OPENINGS WITHIN EXTERIOR
DOORS SHALL BE MULTI-PANE GLAZING UNITS WITH
A MINIMUM OF ONE TEMPERED PANE.

2 EXTERIOR DOOR ASSEMBLIES :THE EXTERIOR
SURFACE OR CLADDING SHALL BE OF NON
COMBUSTIBLE OR IGNITION-RESISTANT MATERIAL.

3 CANTILEVERED AND OVERHANGING APPENDAGES
AND FLOOR PROJECTIONS THAT EXTENDS OVER
AN EXTERIOR WALLS SHALL BE PROTECTED BY
NONCOMBUSTIBLE MATERIAL.

4 UNDERFLOOR AREAS SHALL BE ENCLOSED TO THE
— A3.30 — GRADE WITH EXTERIOR WALLS OR SHALL BE OF
NON-COMBUSTIBLE MATERIAL.

Date

No. Description

WINDOWS DELETED

. . -
4
t [SEREA
‘ o
:%ﬁ .
BN L4
= B
o
o N R
11
1 N S
S

l_oll

1/4" |

CLOSET é?

0006

KEYNOTES

— o NO. DESCRIPTION
AN O 0006 |ROOF DRAIN.

TERRACE e

|
RN
\

BEDROOM 3
CARETAKER BEDROOM

1/4" 1 1'-0"

LEGEND

LOBBY \A4.20) -
Wan [ SEPARATE APPROVAL REQUIRED FOR:

1378 = .
L/ 13D
% 2 e = [¥" Underground fire line plans
\
\
|
|

@ AN OPEN /
N/ 10'- 0" ]
X - | BATH 4
/N @ CARBON MONOXIDE DETECTOR / FIRE ALARM
PN . o ]D | : Z
/ \ , DN | - : <
/ Nl o o [ 1T ] | < . - | CONCRETE |
‘ ELEV., |'}|—— l :,,,,, ,,,,, al
A3.10 | 1 i Y | N 1] A3.20 To schedule an inspection, please email Y
’ b [ | I ' - Fire-FPCalabasas@fire.lacounty.gov @)
3N | (1 I BEDROOM 4 Provide at least one set of the approved ®)
] CARETAKER BEDROOM a plans to them prior to the inspection. I
LL
A
5
L
0p)

¥ Fire sprinkler plans
[ Fire alarm plans

SUBMIT PLANS TO:

n T [V Fire Sprinkler Plan Check Unit

] Fire Alarm Plan Check Unit

**0One printed set of stamped
approved plans is required to be
brought to the jurisdictional Fire

Inspection office upon approval and
48 hours prior to any inspection
requests.**

TERRACE
13'-8" COUNTY OF LOS ANGELES
65 FIRE DEPARTMENT
FIRE PREVENTION ENGINEERING

APPROVED

ror  R3.1U
OCCUPANCY Y

= ' By /}ﬂmt

Fite Prevention Engineer

bate  11/16/2023

IZ/Subject to field inspection approval.

HWY. MALIBU, CA

RESIDENTIAL CARE

FACILITY FOR THE ELDERY
22549 PACIFIC COAST

n n IZ/Subject to conditions on plans.
FEPC2018-01738

w w The stamping of this plan and specifications
SHALL NOT be held to permit or to be an

1 approval of the violation of any provisions of
any County/City Ordinance or State Law.

A3.30

A1.20

NP

4

1 SECOND FLOOR PLAN

1/4" = 1'-0" Scale As indicated

8/30/2023 11:48:41 AM
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ROOF PLAN
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0004
) — [ 0007 ||

0004

1/4" | 1'-0"

TERRACE BELOW

A3.30

A3.20

1/4" = 1'-0"

X

4

D

GENERAL NOTES

ROOF GUTTERS SHALL BE PROVIDED WITH A
MEANS TO PREVENT THE ACCUMULATION OF
LEAVES AND DEBRIS IN THE GUTTER.
(RESIDENTIAL CODE R327.534 AND BUILDING
CODE 705A.4)

VENTS SHALL RESIST THE INTRUSION OF
FLAME AND EMBERS AND FLAME THROUGH THE
VENTILATION OPENINGS. VENT OPENINGS
SHALL BE PROTECTED BY CORROSION-
RESISTANT, NONCOMBUSTIBLE WIRE MESH
WITH A MINIMUM 1/16TH INCH OPENINGS AND
SHALL NOT EXCEED 1/8TH INCH. VENTS SHALL
NOT BE INSTALLED IN EAVES OR CORNICES.
(RESIDENTIAL CODE R327.6.1 AND BUILDING
CODE 706A.1)

Date

No. | Description

KEYNOTES

NO.

DESCRIPTION

0004

VENT TUBE.

0005

P.V. PANELS. 6'-0"- 5'-5" X 3'-3", SLOPED 15D ANGLE,
MAX T.0. PANEL 24'-0" HEIGHT LIMIT.

0006

ROOF DRAIN.

0007

REINFORCED PVC ROOFING SYSTEM,;
COVERBOARD "DENSDECK" OVER "SARNAFIL
G410-15" MEMBRANE OVER "SARNATHERM ISO"
INSULATION R30.

ROOF PLAN

RESIDENTIAL CARE
FACILITY FOR THE ELDERY

22549 PACIFIC COAST
HWY. MALIBU, CA

A1.30

Scale

As indicated

8/26/2023 11:16:27 AM



1

X LEVEL 1.5

/

77

NATURAL GRADE LINE

10' - Oll

WEST ELEVATION

To schedule an inspection, please emalil
Fire-FPCalabasas@fire.lacounty.gov
Provide at least one set of the approved
plans to them prior to the inspection.

SEPARATE APPROVSL REQUIRED FOR:

M Underground fire line plans

[V Fire sprinkler plans
L1 Fire alarm plans

SUBMIT PLANS TO:

[V Fire Sprinkler Plan Check Unit
[ Fire Alarm Plan Check Unit

COUNTY OF LOS ANGELES
FIRE DEPARTMENT
FIRE PREVENTION ENGINEERING

APPROVED
By /ﬂﬂ%@

Fire Prevention Engineer

oate | 11/16/2023

LEVEL 2

713! _ 8"

LEVEL 1
3' - 8"

~ BOTTOM OF FIN. FLOOR

 —_— = — — — — — — — — — & = /= = == =

- = — — - — (- T - o T == -

-

3' - Oll

FIN. GRADE AT ENTRY AND
EXTERIOR WALLS

Ol - Oll

BSMNT0704

=T,

_7' - 4"

BSMNT1100

_11' _Oll

Date

No. | Description

1/4" = 10"
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1/4" = 1'-0"

8/26/2023 11:16:28 AM



o &
© S
alfs
O
o
c
i)
e
ke
[ -
o
SEPARATE APPROVAL REQUIRED FOR: 8 N
To schedule an inspection, please email [V Underground fire line plans Ox
Fire-FPCalabasas@fire.lacounty.gov [ Fire sprinkler plans ;
: L1 Fire alarm plans O
Provide at least one set of the approved >
plans to them prior to the inspection. SUBMIT PLANS TO: N

M Fire Sprinkler Plan Check Unit
L1 Fire Alarm Plan Check Unit

COUNTY OF LOS ANGELES
FIRE DEPARTMENT
FIRE PREVENTION ENGINEERING

WINDOWS DELETED APPROVED
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ANTHONY C. MARRONE
FIRE CHIEF
FORESTER & FIRE WARDEN

“Proud Protectors of Life,
the Environment, and Property”

March 21, 2024

Dear Applicant:

COUNTY OF LOS ANGELES
FIRE DEPARTMENT

FUEL MODIFICATION UNIT
605 NORTH ANGELENO AVENUE
AZUSA, CA 91702
(626) 969-5205
forestryfuelmodification@fire.lacounty.gov
www.fire.lacounty.gov/forestry-division/forestry-fuel-
modification/

S b4
Cayror\®

BOARD OF SUPERVISORS

JANICE HAHN, CHAIR
FOURTH DISTRICT

HILDA L. SOLIS HOLLY J. MITCHELL
FIRST DISTRICT SECOND DISTRICT

LINDSEY P. HORVATH KATHRYN BARGER
THIRD DISTRICT FIFTH DISTRICT

FUEL MODIFICATION PLAN = 22549 PACIFIC COAST HIGHWAY ., CITY OF MALIBU
PARCEL #4452-023-003 FM PROJECT #8774 — FFFM #202100037

The Final Fuel Modification Plan has been reviewed and approved. Occupancy is subject to onsite
inspection and approval of required fuel modification. Inspections are to be performed by Forestry

Division personnel.

Questions regarding this response should be directed to the Fuel Modification Unit. Office hours are
Monday through Thursday, from 8:00 a.m. to 4:00 p.m. Plan checkers are available 8:00 a.m. to 10:00
a.m. and by appointment. The Fuel Modification Unit may best be reached by email using our office
email (forestryfuelmadification@fire.lacounty.gov).

Very truly yours,

A

WILLIAM ROMO, ASSISTANT CHIEF, FORESTRY DIVISION
PREVENTION SERVICES BUREAU

WR:lp

Enclosures

SERVING THE UNINCORPORATED AREAS OF LOS ANGELES COUNTY AND THE CITIES OF:

AGOURA HILLS CARSON
ARTESIA CERRITOS
AZUSA CLAREMONT
BALDWIN PARK COMMERCE
BELL COVINA

BELL GARDENS CUDAHY
BELLFLOWER DIAMOND BAR
BRADBURY DUARTE

CALABASAS

EL MONTE INGLEWOOD LAWNDALE
GARDENA IRWINDALE LOMITA
GLENDORA LA CANADA-FLINTRIDGE LYNWOOD
HAWAIIAN GARDENS LA HABRA MALIBU
HAWTHORNE LA MIRADA MAYWOOD
HERMOSA BEACH LA PUENTE NORWALK
HIDDEN HILLS LAKEWOOD PALMDALE
HUNTINGTON PARK LANCASTER

INDUSTRY

PARAMOUNT

PALOS VERDES ESTATES

PICO RIVERA SIGNAL HILL
POMONA SOUTH EL MONTE
RANCHO PALOS VERDES SOUTH GATE
ROLLING HILLS TEMPLE CITY
ROLLING HILLS ESTATES VERNON
ROSEMEAD WALNUT

SAN DIMAS WEST HOLLYWOOD

SANTA CLARITA WESTLAKE VILLAGE

WHITTIER


mailto:forestryfuelmodification@fire.lacounty.gov
http://www.fire.lacounty.gov/forestry-division/forestry-fuel-modification/
http://www.fire.lacounty.gov/forestry-division/forestry-fuel-modification/

Story Pole Photos
22549 PCH
(CDP No. 18-038)

1 -View from Entrance SW of Site Looking NE
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2 -View from NW on Site Looking SE



3 - View from SW on Site Looking NE



4 - View from PCH, West of Site, Looking NE



5 -View from PCH Across from Site



6 - View from PCH, East of Site, Looking NW



Environmental Review Board — Summary of Comments and Responses
Project/Site: 22549 Pacific Coast Highway, CDP 18-038
ERB Meeting Date: 6-7-23

Attendees:

ERB: Clark Stevens, Jennifer Brent, Barbara Coffman, Patrick Kaufman

City Staff: Richard Mollica, Adrian Fernandez, Courtney McCammon, Allison Cook
Applicant Team: Anita Kundi (Applicant/Owner), and applicant’s architect

Comments are from ERB members. Responses are from Planning Department staff
and/or the applicant team.

1.

Consider the feasibility of a bioswale-type element on the upslope behind the
retaining wall on the north slope.

Response: Bioswales are not recommended because they could affect the
integrity of the retaining wall.

Is the slope setback requirement in the State Building Code being met for the
ascending slope on the north? Is an “H over 2” requirement necessary to meet?
Provide the necessary wall setback.

Response: The “H over 2” slope setback distance requirement does not apply to
this project. Issues relating to slope setback have been addressed with the City
geotechnical consulting staff. The slope setback will be reviewed as part of
building plan check to ensure compliance with appropriate codes and standards.
The Building Safety Department structural engineer consultant reviewed the
proposed 24-foot-tall retaining wall on the northern edge of the project site and
accepted the design on a conceptual basis on December 17, 2024.

Integrate native planting into the landscape area. Fuel modification Zone A can
have native plants.

Response: The applicant is supportive of incorporating native species. A project
condition of approval has been added in the Resolution to include native species
in landscaped planter areas along the borders of the site, which would be near
natural habitat.

It will be the adjacent neighbors’ responsibility to clear vegetation on their own
land, as determined by the County Fire Department. Regarding the habitat
mitigation the City requires for habitat impacts due to fuel modification, does it
account for off-site fuel modification?

Response: The City considers the potential for fuel modification/vegetation
thinning and removal on off-site properties when the fuel modification zones for a
project extend beyond the project site. The City Biological Consultant requires a
project condition (see conditions in Resolution) whereby the applicant would

ATTACHMENT 5



mitigate for the habitat impacts from fuel modification, including that which may
occur off-site by neighboring property owners.

5. From where on the site is height measured?

Response: Pursuant to the definition of “Height, Non-Beachfront Lot” in LIP
Chapter 2 — Definitions, building height is measured between the top of the
structure and the natural grade (existing grade) or finished grade, whichever
results in a lower building height allowance.

6. When was the last vegetation delineation conducted on the site?

Response: The biological assessment was conducted in 2018 by Forde
Biological Consultants.

7. lIs the ravine located off-site or on-site?

Response: The ravine is off-site, to the east of the project site, and will not be
affected by the project.

8. Ensure that the project lighting is night-sky compliant.

Response: No exterior lighting is proposed as part of the project. If lighting is
proposed at a later date, it will need to be evaluated for compliance with all
lighting regulations of the City.

9. The natural drainage pattern appears to descend to the west and then to PCH.
How will the storm water drain upon development of the site? Concern for
altering the existing drainage pattern was expressed.

Response: Existing drainage flows over the hillside onto the vacant undeveloped
pad area and over the southerly hillside or sheet flows over the paved shared
driveway to PCH. With the project, hillside runoff would continue to flow down the
easterly side (Discharge Point #1 on Civil Sheet C-130) and the westerly side
(Discharge Point #3) of the site. As in the existing condition, Discharge Point #3
will sheet flow down the existing shared driveway and fire lane (via an access
agreement for the westerly residences at 22605 PCH) to an existing trench drain
at the base of the shared driveway. The proposed fire truck turnaround and
paved areas on-site would also sheet flow down the shared driveway, mimicking
existing conditions. Minor walkway and planter drains would be conveyed to a
storm drain pipe that discharges at the southeast corner of the site (Discharge
Point #2).

10.Consider permeable pavers and planters for water infiltration as storm water Best
Management Practices.

Response: The Public Works Department requires the applicant to prepare a
Local Storm Water Pollution Prevention Plan (including Erosion and Sediment
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Control Plan) and a Water Quality Management Plan, along with Best
Management Practices (BMPs). The BMPs will be evaluated in the Building and
Safety plan check phase of the project and approved by the Public Works
Department.

. The project appears to be compliant with the Americans with Disabilities Act

(ADA) for the allowed percent slope on the site. Is there a requirement to provide
ADA travel to the on-site parking areas or to the right-of-way?

Response: The project will be assessed for compliance with the ADA, including

access to parking areas, driveways and any roads, during the Building and
Safety plan check review phase.

*kkkk



City Of Malibu

23825 Stuart Ranch Road
Malibu, CA 90265

Phone (310) 456-2489

www.malibucitv.org

COMMUNITY DEVELOPMENT DEPARTMENT
NOTICE OF PuBLIC HEARING AND
AVAILABILITY OF LCP AMENDMENT MATERIALS

NoTICE OF PuBLIC HEARING AND OF AVAILABILITY OF
LocAL COASTAL PROGRAM AMENDMENT MATERIALS

The Malibu Planning Commission will hold a public hearing on Tuesday, December 16, 2025, at 6:30 p.m. in the Council Chambers, Malibu City Hall,
23825 Stuart Ranch Road, Malibu, CA for the project identified below. Public comment can be submitted ahead of the public hearing to
planningcommission@malibucity.org for inclusion in the public record. To participate during the public hearing, please review the meeting agenda posted at
MalibuCity.org/AgendaCenter and follow the directions for public participation.

LOCAL COASTAL PROGRAM AMENDMENT NO. 23-003, ZONING MAP AMENDMENT NO. 18-001, COASTAL DEVELOPMENT PERMIT NO. 18-038
VARIANCE NOS. 21-001, 21-002, 21-003, SITE PLAN REVIEW NO. 18-044 AND CONDITIONAL USE PERMIT NO. 19-002 - An application to change
the land use designation and rezone the property from Commercial Neighborhood to Community Commercial and construct a two-story 1,792 square foot
residential care facility for assisted senior living with an additional 1,194 square-foot basement and 805 square-foot attached four-car garage, onsite
wastewater treatment system, retaining walls, landscaping, and associated development; including variances for retaining wall and other wall heights,
construction on slopes, and development and fuel modification into Environmentally Sensitive Habitat Area (ESHA) and EHSA buffer, a site plan review for
structure height above 18 feet, and a conditional use permit to allow a residential care facility for the elderly in the Community Commercial zone

LOCATION / APN / ZONING: 22549 Pacific Coast Hwy / 4452-023-003 / Commercial Neighborhood (CN)

APPLICANT / OWNER: Anita Kundi

ENVIRONMENTAL REVIEW: Statutory Exemption CEQA Guidelines Section 15265 and Categorical Exemption CEQA Guidelines Section
15303(a) & (e)

APPLICATION FILED: September 5, 2018

CASE PLANNER: Allison Cook, Contract Planner, capstonecityplan@gmail.com

(805) 415-1991

A written staff report will be available at or before the hearing for the project. All persons wishing to address the Planning Commission regarding these
matters will be afforded an opportunity in accordance with the Planning Commission’s procedures.

AVAILABILITY OF DOCUMENTS - Copies of all related documents can be reviewed by any interested person at City Hall, Malibu Public Library, and the
CCC District office during regular business hours. Oral and written comments may be presented to the Planning Commission on, or before, the date of the
meeting and to the City Council on, or before, the date of a future noticed public hearing.

LOCAL APPEAL & COASTAL COMMISSION APPEAL - This is a recommendation hearing where the Planning Commission will provide its
recommendation to the City Council regarding the project. As decisionmaker, the City Council would consider the project at a future noticed public hearing.
Therefore, there is no local appeal to the City Council. If the project is approved by the City Council, the LCPA must be certified by the California Coastal
Commission (CCC) before it takes effect. For a coastal development permit (CDP) that is appealable to the CCC, an aggrieved person may appeal an
approval by the City Council to the CCC within 10 working days of the issuance of the City’s Notice of Final Action (NOFA). A NOFA on the CDP would not
be issued unless and until the LCPA is certified by the CCC. Appeal forms may be found online at www.coastal.ca.gov or in person at the CCC South
Central Coast District office located at 89 South California Street in Ventura, or by calling 805-585-1800. Such an appeal must be filed with the CCC, not
the City.

IF YOU CHALLENGE THE CITY’S ACTION IN COURT, YOU MAY BE LIMITED TO RAISING ONLY THOSE ISSUES YOU OR SOMEONE ELSE
RAISED AT THE PUBLIC HEARING DESCRIBED IN THIS NOTICE, OR IN WRITTEN CORRESPONDENCE DELIVERED TO THE CITY, AT OR PRIOR
TO THE PUBLIC HEARING.

YOLANDA BUNDY, Community Development Director Date: November 20, 2025
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