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Letter No. C-1 Anonymous [My Beach] 

Response C-1-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection, were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project, and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-2 Anonymous [alamhere] 

Response C-2-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-3 Joan and Paul Almond 

Response C-3-1 

Please refer to Topical Response 1. 
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Letter No. C-4 Tom Anderson 

Response C-4-1 

Please refer to Topical Response 1. 
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Letter No. C-5 Vicky Arnold 

Response C-5-1 

Please refer to Topical Response 1. 
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Letter No. C-6 Deirdre Battarra 

Response C-6-1 

Please refer to Topical Response 1. 
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Letter No. C-7 Bernie Beldner 

Response C-7-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-8a Karen Blackmore and Joe Gareri 

Response C-8a-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 

  

2.0-82



2.0-83



2.0 Responses to Comments 

Impact Sciences, Inc.  Whole Foods and the Park Shopping Center Project Final EIR 
0592.003  May 2015 

Letter No. C-8b Karen Blackmore and Joe Gareri 

Response C-8b-1 

Please refer to Topical Response 1. 
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Letter No. C-8c Karen Blackmore and Joe Gareri 

Response C-8c-1 

Please refer to Topical Response 1. 
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Letter No. C-9 Sharleen Bright 

Response C-9-1 

Please refer to Topical Response 1. 
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Letter No. C-10a Candace Brown 

Response C-10a-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-10b Candace Brown 

Response C-10b-1 

Please refer to Topical Response 1. 
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Letter No. C-10c Candace Brown 

Response C-10c-1 

Please refer to Topical Response 1. 
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Letter No. C-11 John and Sarah Burke 

Response C-11-1 

This comment is a set of general introductory remarks expressing opposition to the proposed project. The 

comment does not raise a specific environmental issue within the meaning of CEQA, and therefore no 

further response is provided. The comment will be included as part of the record and made available to 

the decision makers prior to a final decision on the proposed project. 

Response C-11-2 

Please refer to Topical Response 1. 

Response C-11-3 

Please refer to Topical Response 1. 

Response C-11-4 

This comment expresses concerns about three-axle truck traffic utilizing the private section of Cross 

Creek Road, north of its intersection with Civic Center Way. As described in the Draft EIR Section 3.13, 

Traffic and Circulation, the proposed project would generate 2,290 weekday vehicle trips with 101 AM 

peak hour trips and 154 PM peak hour trips. In addition, the proposed project would generate an 

estimated 2,528 weekend trips with 226 weekend mid-day trips. Truck deliveries were included in these 

estimated trip generation figures. The Civic Center Way driveway would serve as the main entrance and 

exit for the shopping center. The driveway exit would have a stop sign at its intersection with Civic 

Center Way. The driveway would accommodate vehicular access to all on-site parking and to the service 

road located along the westerly property line which also provides truck access to the loading docks 

located behind the proposed Whole Foods market. Full access would be provided at the Civic Center 

Way driveway (i.e., left-turn and right-turn ingress and egress). The project design accommodations 

combined with the required intersection improvements would ensure that traffic impacts resulting from 

truck deliveries would be less than significant. In addition, the City of Malibu will be including 

operational conditions of approval restricting the timing of truck deliveries to the project site to off-peak 

periods, restricting the truck traffic on the private section of Cross Creek Road (north of Civic Center 

Way), and restricting the use of Cross Creek Road (south of Civic Center Way) as a travel routes for large 

delivery trucks to off-peak periods. These restrictions will be enforced by the property owner as part of 

the project’s covenants, codes, and restrictions (CC&Rs) or by another appropriate legal instrument as a 

condition of approval. 
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Response C-11-5 

Please refer to Topical Response 1 and Topical Response 2. 

Response C-11-6 

Draft EIR Section 3.13, Traffic and Circulation, identified the intersection of Cross Creek Road and Civic 

Center Way as a four way intersection. Please refer to Figures 3.13-2 through 3.14-4, Figures 3.13-8 

through 3.13-16, and Figures 3.13-20 through 3.13-25. The anticipated volume of vehicle trips utilizing the 

“driveway cut” proposed on the private section of Cross Creek Road during the AM/PM peak hour 

periods was analyzed in the Draft EIR. 

Response C-11-7 

As required by CEQA, the technical analysis contained in each topic section in the Draft EIR examines 

both project-specific impacts and the potential environmental effects associated with cumulative 

development. A listing and a map (Figure 3.0-1, Location of Related Projects) of the 39 related projects 

considered in this cumulative analysis is provided in Section 3.0, Environmental Impact Analysis, pages 

3.0-3 through 3.0-5. 

Please also refer to Topical Response 1 and Response to Comment B-1d-9. 
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Letter No. C-12 Chris and Barbara Catlin 

Response C-12-1 

Please refer to Topical Response 1. 
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Letter No. C-13 Camille Cerio 

Response C-13-1 

Please refer to Topical Response 1. 
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Letter No. C-14a Dana Christiaansen 

Response C-14a-1 

Please refer to Topical Response 1 and Topical Response 2. 
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Letter No. C-14b Dana Christiaansen 

Response C-14b-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-15 Brian Clark 

Response C-15-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-16 Marshall Coben 

Response C-16-1 

Please refer to Topical Response 1. 
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Letter No. C-17 Leon Cooper 

Response C-17-1 

This comment is a set of general remarks and a statement in opposition to the project. The comment does 

not raise a specific environmental issue within the meaning of CEQA, and therefore no further response 

is provided. The comment will be included as part of the record and made available to the decision 

makers prior to a final decision on the proposed project. 

Please also refer to Topical Response 1. 
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Letter No. C-18 Mariana Costa-Schechter 

Response C-18-1 

This comment is a set of general remarks and opinions, as well as a statement in support of the project. 

The comment does not raise a specific environmental issue within the meaning of CEQA, and therefore 

no further response is provided. The comment will be included as part of the record and made available 

to the decision makers prior to a final decision on the proposed project. 
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Letter No. C-19 Stacie Cox 

Response C-19-1 

This comment is a set of general remarks and opinions, as well as a statement in support of the project. 

The comment does not raise a specific environmental issue within the meaning of CEQA, and therefore 

no further response is provided. The comment will be included as part of the record and made available 

to the decision makers prior to a final decision on the proposed project. 
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Letter No. C-20 Cecilia Dan 

Response C-20-1 

Please refer to Topical Response 1. 
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Letter No. C-21 D. Day 

Response C-21-1 

Please refer to Topical Response 1. As required by CEQA, the technical analysis contained in each topic 

section in the Draft EIR examines both project-specific impacts and the potential environmental effects 

associated with cumulative development. A listing and a map (Figure 3.0-1, Location of Related Projects) 

of the 39 related projects considered in this cumulative analysis is provided in Section 3.0, Environmental 

Impact Analysis, pages 3.0-3 through 3.0-5. 

  

2.0-120



2.0-121



2.0 Responses to Comments 

Impact Sciences, Inc.  Whole Foods and the Park Shopping Center Project Final EIR 
0592.003  May 2015 

Letter No. C-22 Judi Devin 

Response C-22-1 

This comment is a set of general remarks and opinions. The comment does not raise a specific 

environmental issue within the meaning of CEQA, and therefore no further response is provided. The 

comment will be included as part of the record and made available to the decision makers prior to a final 

decision on the proposed project. 

Please also refer to Topical Response 1. 
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Letter No. C-23 Claudia Divito 

Response C-23-1 

This comment is a set of general remarks and opinions. The comment does not raise a specific 

environmental issue within the meaning of CEQA, and therefore no further response is provided. The 

comment will be included as part of the record and made available to the decision makers prior to a final 

decision on the proposed project. 
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Letter No. C-24 Joshua Donen 

Response C-24-1 

Please refer to Topical Response 1. 
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Letter No. C-25 Nicolette Donen 

Response C-25-1 

Please refer to Topical Response 1. 
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Letter No. C-26 Laura Doughty 

Response C-26-1 

Please refer to Topical Response 1. 

Response C-26-2 

Please refer to Topical Response 1. 

Response C-26-3 

Please refer to Topical Response 1. 
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Letter No. C-27a Wendi Dunn 

Response C-27a-1 

Please refer to Topical Response 1. 
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Letter No. C-27b Wendi Dunn 

Response C-27b-1 

This comment includes a summary of recent standards adopted by the County of Los Angeles and a 

summary of preliminary discussions that have occurred in recent Malibu City Council and California 

Coastal Commission public hearings regarding the use of insecticides, herbicides, anti-coagulant 

rodenticides or other toxic chemicals with the potential to degrade biological resources in coastal 

environments. The comment does not raise a specific environmental issue within the meaning of CEQA, 

and therefore no further response is provided. The comment will be included as part of the record and 

made available to the decision makers prior to a final decision on the proposed project. 

However, the applicant team, construction contractors and future tenants of the project have expressed a 

commitment to use and handle all pesticides at the project site in compliance with applicable local, state, 

and federal standards and regulations, including the pending City ban on the use of anticoagulant 

rodenticides. 

The applicant is committed to using an Integrated Pest Management (IPM) approach at the project site 

and the use of IPM will be required as a condition of approval. IPM is a managed pest management 

system that: 

 eliminates or mitigates economic and health damage caused by pests; 

 minimizes the use of pesticides and the risk to human health and the environment associated with 
pesticide applications; and, 

 uses integrated methods, site or pest inspections, pest population monitoring, an evaluation of the 
need for pest control, and one or more pest control methods, including sanitation, targeted exclusion 
techniques, mechanical and living biological controls, other non-chemical methods, and, if nontoxic 
options are unreasonable and have been exhausted, the use of least toxic pesticides. 
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Letter No. C-27c Wendi Dunn 

Response C-27c-1 

Please refer to Response to Comment C-27b-1. 
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Letter No. C-28 Kathy Eldon 

Response C-28-1 

Please refer to Topical Response 1 for a detailed discussion of traffic counts taken to support the Draft 

EIR’s conclusions with respect to traffic impacts. 

As required by CEQA, the technical analysis contained in each topic section in the Draft EIR examines 

both project-specific impacts and the potential environmental effects associated with cumulative 

development. A listing and a map (Figure 3.0-1, Location of Related Projects) of the 39 related projects 

considered in this cumulative analysis is provided in Section 3.0, Environmental Impact Analysis, pages 

3.0-3 through 3.0-5. These 39 related projects include pending and/or proposed development within the 

vacant parcels located along Civic Center Way. 
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Letter No. C-29 Carol Elkind 

Response C-29-1 

Please refer to Topical Response 1. 
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Letter No. C-30 Lisa Marie Elwes 

Response C-30-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-31 R.L. Embree 

Response C-31-1 

Please refer to Topical Response 2. 

Response C-31-2 

This comment expresses concerns about three-axle truck traffic utilizing the private section of Cross 

Creek Road, north of its intersection with Civic Center Way. As described in the Draft EIR Section 3.13, 

Traffic and Circulation, the proposed project would generate 2,290 weekday vehicle trips with 101 AM 

peak hour trips and 154 PM peak hour trips. In addition, the proposed project would generate an 

estimate 2,528 weekend trips with 226 weekend mid-day trips. Truck deliveries were included in these 

estimated trip generation figures. The Civic Center Way driveway would serve as the main entrance and 

exit for the shopping center. The driveway exit would have a stop sign at its intersection with Civic 

Center Way. The driveway would accommodate vehicular access to all on-site parking and to the service 

road located along the westerly property line which also provides truck access to the loading docks 

located behind the proposed Whole Foods market. Full access would be provided at the Civic Center 

Way driveway (i.e., left-turn and right-turn ingress and egress). The project design accommodations 

combined with the required intersection improvements would ensure that traffic impacts resulting from 

truck deliveries would be less than significant. In addition, the City of Malibu will be including 

operational conditions of approval restricting the timing of truck deliveries to the project site to off-peak 

periods, restricting the truck traffic on the private section of Cross Creek Road (north of Civic Center 

Way), and restricting the use of Cross Creek Road (south of Civic Center Way) as a travel routes for large 

delivery trucks to off-peak periods. These restrictions will be enforced by the property owner as part of 

the project’s covenants, codes, and restrictions (CC&Rs) or by another appropriate legal instrument as a 

condition of approval. 

Response C-31-3 

Section 3.10, Noise, of the Draft EIR addresses the potential noise impacts that could result from 

construction and operation of the proposed project. The proposed project includes Mitigation Measure 

3.10-10 which limits all truck deliveries and all maintenance operations to between the hours of 7:00 AM 

and 7:00 PM. 
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Letter No. C-32 Dawn Navarro Ericson 

Response C-32-1 

Please refer to Topical Response 1. 
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Letter No. C-33 Linda Euler 

Response C-33-1 

Please refer to Topical Response 1. 
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Letter No. C-34 John Evans 

Response C-34-1 

Please refer to Topical Response 1. 
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Letter No. C-35 Steve Fink 

Response C-35-1 

Please refer to Topical Response 1. 
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Letter No. C-36 Jae Flora-Katz 

Response C-36-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 

  

2.0-157



2.0-158



2.0 Responses to Comments 

Impact Sciences, Inc.  Whole Foods and the Park Shopping Center Project Final EIR 
0592.003  May 2015 

Letter No. C-37 Jack and Jo Foley 

Response C-37-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-38 R. Jeffrey Follert 

Response C-38-1 

This comment is a set of general introductory remarks and opinions. The comment does not raise a 

specific environmental issue within the meaning of CEQA, and therefore no further response is provided. 

The comment will be included as part of the record and made available to the decision makers prior to a 

final decision on the proposed project. 

Response C-38-2 

Please refer to Topical Response 1. As required by CEQA, the technical analysis contained in each topic 

section in the Draft EIR examines both project-specific impacts and the potential environmental effects 

associated with cumulative development. A listing and a map (Figure 3.0-1, Location of Related Projects) 

of the 39 related projects considered in this cumulative analysis is provided in Section 3.0, Environmental 

Impact Analysis, pages 3.0-3 through 3.0-5. 

Response C-38-3 

Please refer to Topical Response 1. 

Response C-38-4 

This comment expresses concerns about three-axle truck traffic utilizing the private section of Cross 

Creek Road, north of its intersection with Civic Center Way. As described in the Draft EIR Section 3.13, 

Traffic and Circulation, the proposed project would generate 2,290 weekday vehicle trips with 101 AM 

peak hour trips and 154 PM peak hour trips. In addition, the proposed project would generate an 

estimated 2,528 weekend trips with 226 weekend mid-day trips. Truck deliveries were included in these 

estimated trip generation figures. The Civic Center Way driveway would serve as the main entrance and 

exit for the shopping center. The driveway exit would have a stop sign at its intersection with Civic 

Center Way. The driveway would accommodate vehicular access to all on-site parking and to the service 

road located along the westerly property line which also provides truck access to the loading docks 

located behind the proposed Whole Foods market. Full access would be provided at the Civic Center 

Way driveway (i.e., left-turn and right-turn ingress and egress). The project design accommodations 

combined with the required intersection improvements would ensure that traffic impacts resulting from 

truck deliveries would be less than significant. In addition, the City of Malibu will be including 

operational conditions of approval restricting the timing of truck deliveries to the project site to off-peak 

periods, restricting the truck traffic on the private section of Cross Creek Road (north of Civic Center 

Way), and restricting the use of Cross Creek Road (south of Civic Center Way) as a travel routes for large 
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delivery trucks to off-peak periods. These restrictions will be enforced by the property owner as part of 

the project’s covenants, codes, and restrictions (CC&Rs) or by another appropriate legal instrument as a 

condition of approval. 

Please also refer to Topical Response 1 and Topical Response 2. 

Response C-38-5 

This comment requests that the EIR classify the project as a supermarket with adjacent ancillary uses. 

Pages 2.0-10 through 2.0-29 of the Draft EIR (Project Description) provides a detailed characterization of 

the proposed collection of commercial uses, including the identification of the Whole Foods Market as the 

“anchor tenant” occupying 24,549 square feet. The ancillary commercial uses and on-site recreational uses 

are also described as ancillary uses to the proposed market. 

Response C-38-6 

Please refer to response C-38-4. 

Response C-38-7 

The proposed unenclosed recreational spaces are considered “ancillary” uses to the proposed commercial 

retail uses. As a result, their use would be a result of patrons already frequenting the proposed 

commercial shopping center use. Therefore, any vehicle trips associated with these ancillary uses were 

appropriately captured in the trip generation estimates for the proposed commercial uses. Assigning a 

separate trip generation for these ancillary uses in addition to the shopping center trip generation would 

result in an overestimation of the expected number of project trips. Please refer to Draft EIR page 3.13-19 

for a discussion of the project’s average daily trips and AM/PM peak hour trips. 

Response C-38-8 

Please refer to Topical Response 2. 

Response C-38-9 

Please refer to Topical Response 1 and Topical Response 2. 
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Letter No. C-39 Lili Foster 

Response C-39-1 

Please refer to Topical Response 1. 
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Letter No. C-40 Deborah Frankel 

Response C-40-1 

Please refer to Topical Response 1. 
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Letter No. C-41 Ben Franklin 

Response C-41-1 

This comment is a set of general introductory remarks and opinions. The comment does not raise a 

specific environmental issue within the meaning of CEQA, and therefore no further response is provided. 

The comment will be included as part of the record and made available to the decision makers prior to a 

final decision on the proposed project. 

Response C-41-2 

This comment states that the proposed project will have no impact on the intersection of Civic Center 

Way and Cross Creek Road. Draft EIR Section 3.13, Traffic and Circulation, Tables 3.13-5, 3.13-6, and 3.13-

9 calculate the traffic impacts at the intersection of Civic Center Way and Cross Creek Road. Impacts 

would be less than significant under Existing (2012) Plus Project Conditions, Future (2017) Plus Project 

Conditions, and Future (2030) Plus Project Conditions. 

Response C-41-3 

Please refer to Topical Response 2. 

Response C-41-4 

Draft EIR Section 3.13, Traffic and Circulation, identified the intersection of Cross Creek Road and Civic 

Center Way as a four way intersection. Please refer to Figures 3.13-2 through 3.14-4, Figures 3.13-8 

through 3.13-16, and Figures 3.13-20 through 3.13-25. The anticipated volume of vehicle trips utilizing the 

“driveway cut” proposed on the private section of Cross Creek Road during the AM/PM peak hour 

periods was analyzed in the Draft EIR. 

Response C-41-5 

As required by CEQA, the technical analysis contained in each topic section in the Draft EIR examines 

both project-specific impacts and the potential environmental effects associated with cumulative 

development. A listing and a map (Figure 3.0-1, Location of Related Projects) of the 39 related projects 

considered in this cumulative analysis is provided in Section 3.0, Environmental Impact Analysis, pages 

3.0-3 through 3.0-5. 
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Response C-41-6 

Mitigation measures for traffic improvements included in the Draft EIR state that “The pro-rata share of 

the improvement costs shall be determined by the City of Malibu prior to the issuance of building 

permits. The City shall verify that all pro-rata funds have been received for the improvements prior to 

issuance of building permits. Additionally, the City shall verify that the improvements have been 

constructed prior to final Planning Department inspection.” 

Please also refer to Topical Response 1 and Topical Response 2. 
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Letter No. C-42 Jane and M.B. Franz 

Response C-42-1 

Please refer to Topical Response 1. 
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Letter No. C-43a Judith Stein Friedman 

Response C-43a-1 

Please refer to Topical Response 1. 
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Letter No. C-43b Judith Stein Friedman 

Response C-43b-1 

Please refer to Topical Response 1. 

Response C-43b-2 

This comment is a set of general remarks and opinions and a statement in opposition to the project. The 

comment does not raise a specific environmental issue within the meaning of CEQA, and therefore no 

further response is provided. The comment will be included as part of the record and made available to 

the decision makers prior to a final decision on the proposed project. 

  

2.0-177



2.0-178



2.0 Responses to Comments 

Impact Sciences, Inc.  Whole Foods and the Park Shopping Center Project Final EIR 
0592.003  May 2015 

Letter No. C-44 Charlotte M. Frieze 

Response C-44-1 

Please refer to Topical Response 1. 
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Letter No. C-45 Carol Gable 

Response C-45-1 

Please refer to Topical Response 1. 
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Letter No. C-46 Elizabeth Gabler 

Response C-46-1 

This comment is a set of general introductory remarks and opinions. The comment does not raise a 

specific environmental issue within the meaning of CEQA, and therefore no further response is provided. 

The comment will be included as part of the record and made available to the decision makers prior to a 

final decision on the proposed project. 

Response C-46-2 

Please refer to Topical Response 1 and Topical Response 2. 
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Letter No. C-47 Lisa Garrett 

Response C-47-1 

This comment is a set of general remarks and opinions, as well as a statement in support of the project. 

The comment does not raise a specific environmental issue within the meaning of CEQA, and therefore 

no further response is provided. The comment will be included as part of the record and made available 

to the decision makers prior to a final decision on the proposed project. 
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Letter No. C-48 Patricia Gartland 

Response C-48-1 

Please refer to Topical Response 1. 
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Letter No. C-49 Sara Gepp 

Response C-49-1 

Please refer to Topical Response 1. 
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Letter No. C-50 Linda Gibbs 

Response C-50-1 

Please refer to Topical Response 1. 
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Letter No. C-51 Jo Giese 

Response C-51-1 

This comment is a set of general remarks and opinions, as well as a statement in support of the project. 

The comment does not raise a specific environmental issue within the meaning of CEQA, and therefore 

no further response is provided. The comment will be included as part of the record and made available 

to the decision makers prior to a final decision on the proposed project. 
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Letter No. C-52 Errol Ginsberg 

Response C-52-1 

This comment is a set of general introductory remarks and opinions. The comment does not raise a 

specific environmental issue within the meaning of CEQA, and therefore no further response is provided. 

The comment will be included as part of the record and made available to the decision makers prior to a 

final decision on the proposed project. 

Please also refer to Topical Response 2. 

Response C-52-2 

Please refer to Topical Response 1. As required by CEQA, the technical analysis contained in each topic 

section in the Draft EIR examines both project-specific impacts and the potential environmental effects 

associated with cumulative development. A listing and a map (Figure 3.0-1, Location of Related Projects) 

of the 39 related projects considered in this cumulative analysis is provided in Section 3.0, Environmental 

Impact Analysis, pages 3.0-3 through 3.0-5. 

Response C-52-3 

Please refer to Topical Response 1. 

  

2.0-197



2.0-198



2.0 Responses to Comments 

Impact Sciences, Inc.  Whole Foods and the Park Shopping Center Project Final EIR 
0592.003  May 2015 

Letter No. C-53 Georgia Goldfarb and Walter Zelman 

Response C-53-1 

Please refer to Topical Response 1. 
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Letter No. C-54 Charles Gondell 

Response C-54-1 

Please refer to Topical Response 1. 
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Letter No. C-55 Victor and Deirdre Grenner 

Response C-55-1 

Please refer to Topical Response 1. 
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Letter No. C-56 Azel Griswold 

Response C-56-1 

Please refer to Topical Response 1. 

Response C-56-2 

This comment is a set of general remarks and opinions and a statement in opposition to the project. The 

comment does not raise a specific environmental issue within the meaning of CEQA, and therefore no 

further response is provided. The comment will be included as part of the record and made available to 

the decision makers prior to a final decision on the proposed project. 
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Letter No. C-57 Carol Hahn 

Response C-57-1 

Please refer to Topical Response 1. 

Response C-57-2 

This comment is a set of general remarks and opinions. The comment does not raise a specific 

environmental issue within the meaning of CEQA, and therefore no further response is provided. The 

comment will be included as part of the record and made available to the decision makers prior to a final 

decision on the proposed project. 
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Letter No. C-58a Patt Healy 

Response C-58a-1 

Please refer to Topical Response 1. 
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Letter No. C-58b Patt Healy 

Response C-58b-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-58c Patt Healy 

Response C-58c-1 

Please refer to Topical Response 1. 
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Letter No. C-58d Patt Healy 

Response C-58d-1 

This comment is a set of general introductory remarks and opinions. The comment does not raise a 

specific environmental issue within the meaning of CEQA, and therefore no further response is provided. 

The comment will be included as part of the record and made available to the decision makers prior to a 

final decision on the proposed project. 

Response C-58d-2 

EIR mitigation measure 3.3-5 requires mitigation for the removal of the eight sycamore trees on the 

project site. With mitigation, impacts would be less than significant. The applicant will be planting 80 

sycamores to replace the eight to be removed under the proposed project, which complies with 

requirements under City’s LCP and Local Implementation Plan (LIP). 

The eight sycamore trees on site have not been documented as monarch butterfly over-wintering sites. 

This insect typically uses eucalyptus or cypress trees arranged in clusters that protect the roosting areas 

from winds and long-term direct sunlight, often near open fresh water; because of the existing 

arrangement of trees, there would be no impact to overwintering monarch butterflies. 

Response C-58d-3 

The responses to comments contain additional information, clarifications and minor revisions that will be 

added to the text of the Final EIR. City of Malibu staff has reviewed this material and determined that the 

incorporation of this additional information as part of the Final EIR will not require recirculation of the 

Draft EIR. This new material will not result in a significant new environmental impact not previously 

disclosed in the Draft EIR. Additionally, this material will not result in a substantial increase in the 

severity of a previously identified environmental impact that will not be mitigated, or that there would be 

any of the other circumstances requiring recirculation described in Section 15088.5. 
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Letter No. C-59 Anna Belle Heiss 

Response C-59-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-60a Kathy Heshmatpour 

Response C-60a-1 

Please refer to Topical Response 1. 
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Letter No. C-60b Kathy Heshmatpour 

Response C-60b-1 

Please refer to Topical Response 1. 
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Letter No. C-61 Tiffany Holman 

Response C-61-1 

Please refer to Topical Response 1. 
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Letter No. C-62 Judi Hutchinson and Robert Hutchinson 

Response C-62-1 

Please refer to Topical Response 1. 
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Letter No. C-63 Nanci and John Iannone 

Response C-63-1 

Please refer to Topical Response 1. 
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Letter No. C-64 Judith Israel 

Response C-64-1 

Please refer to Topical Response 1. 
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Letter No. C-65 Ron Jenny 

Response C-65-1 

This comment is a set of general remarks and opinions, as well as a statement in support of the project. 

The comment does not raise a specific environmental issue within the meaning of CEQA, and therefore 

no further response is provided. The comment will be included as part of the record and made available 

to the decision makers prior to a final decision on the proposed project. 
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Letter No. C-66 Peter C. Jones 

Response C-66-1 

Please refer to Topical Response 1. 
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Letter No. C-67 Beatrice Jordan 

Response C-67-1 

Please refer to Topical Response 1. 
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Letter No. C-68 Lori E. Kantor 

Response C-68-1 

Please refer to Topical Response 1. 
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Letter No. C-69 Anne Karam 

Response C-69-1 

Please refer to Topical Response 1. 
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Letter No. C-70 Jae and Jeff Katz 

Response C-70 

Please refer to Topical Response 1. 

  

2.0-241



2.0-242



2.0 Responses to Comments 

Impact Sciences, Inc.  Whole Foods and the Park Shopping Center Project Final EIR 
0592.003  May 2015 

Letter No. C-71 Nancy A. Kearson 

Response C-71-1 

Please refer to Topical Response 1. 
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Letter No. C-72 Cynthia Kesselman 

Response C-72-1 

Please refer to Topical Response 1. 
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Letter No. C-73 John Kingsbury 

Response C-73-1 

Please refer to Topical Response 1. 
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Letter No. C-74 Hans and Anneliese Knur 

Response C-74-1 

This comment is a set of general introductory remarks and opinions. The comment does not raise a 

specific environmental issue within the meaning of CEQA, and therefore no further response is provided. 

The comment will be included as part of the record and made available to the decision makers prior to a 

final decision on the proposed project. 

Please refer to Topical Response 1. 

Response C-74-2 

This comment is a statement in opposition to the project. The comment does not raise a specific 

environmental issue within the meaning of CEQA, and therefore no further response is provided. The 

comment will be included as part of the record and made available to the decision makers prior to a final 

decision on the proposed project. 

Response C-74-3 

Please refer to Topical Response 1. The Civic Center Way driveway would serve as the main entrance 

and exit for the shopping center. The driveway exit would have a stop sign at its intersection with Civic 

Center Way. The driveway would accommodate vehicular access to all on-site parking and to the service 

road located along the westerly property line which also provides truck access to the loading docks 

located behind the proposed Whole Foods market. Full access would be provided at the Civic Center 

Way driveway (i.e., left-turn and right-turn ingress and egress). The project design accommodations 

combined with the required intersection improvements would ensure that traffic impacts resulting from 

truck deliveries would be less than significant. In addition, the City of Malibu will be including 

operational conditions of approval restricting the timing of truck deliveries to the project site to off-peak 

periods, restricting the truck traffic on the private section of Cross Creek Road (north of Civic Center 

Way), and restricting the use of Cross Creek Road (south of Civic Center Way) as a travel routes for large 

delivery trucks to off-peak periods. These restrictions will be enforced by the property owner as part of 

the project’s covenants, codes, and restrictions (CC&Rs) or by another appropriate legal instrument as a 

condition of approval. 
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Response C-74-4 

This comment suggests the adoption of a new traffic mitigation measure for the intersection of Serra 

Road and PCH, which would require the installation of a traffic signal at the intersection. However, this 

suggested mitigation measure does not correspond with any project specific or cumulative traffic impacts 

identified in the Draft EIR and therefore this mitigation measure was not required. The comment will be 

included as part of the record and made available to the decision makers prior to a final decision on the 

proposed project. 

Please refer to Response C-74-3 for a discussion of project design elements that could alleviate potential 

truck traffic impacts along Cross Creek Road, north of Civic Center Way. 

Response C-74-5 

Please refer to Topical Response 1 and Response to Comment B-1d-9. 
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Letter No. C-75 Mrs. A. Kochounian 

Response C-75-1 

This comment is a set of general remarks and opinions, as well as a statement in support of the project. 

The comment does not raise a specific environmental issue within the meaning of CEQA, and therefore 

no further response is provided. The comment will be included as part of the record and made available 

to the decision makers prior to a final decision on the proposed project. 
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Letter No. C-76 Kristin Kohn 

Response C-76-1 

This comment is a set of general remarks and opinions and a statement in opposition to the project. The 

comment does not raise a specific environmental issue within the meaning of CEQA, and therefore no 

further response is provided. The comment will be included as part of the record and made available to 

the decision makers prior to a final decision on the proposed project. 

Please also refer to Topical Response 1. 
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Letter No. C-77 Cyndy Kuipers and Charles Kuipers 

Response C-77-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-78 Jason LaBerg 

Response C-78-1 

This comment is a set of general remarks and opinions and a statement in opposition to the project. The 

comment does not raise a specific environmental issue within the meaning of CEQA, and therefore no 

further response is provided. The comment will be included as part of the record and made available to 

the decision makers prior to a final decision on the proposed project. 

Please also refer to Topical Response 1. 
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Letter No. C-79 Hans Laetz, J.D. 

Response C-79-1 

This comment is a set of general introductory remarks and opinions, as well as a statement in support of 

the project. The comment does not raise a specific environmental issue within the meaning of CEQA, and 

therefore no further response is provided. The comment will be included as part of the record and made 

available to the decision makers prior to a final decision on the proposed project. 

Response C-79-2 

This comment requests a more detailed description of Cross Creek Road, Civic Center Way and Pacific 

Coast Highway (PCH) road segments. It also suggests that the Draft EIR does not sufficiently address the 

traffic impacts caused by the proposed project. A detailed description of Cross Creek Road driveway is 

provided on page 3.13-1 of the Draft EIR and a description of the Civic Center Way roadway segment is 

provided on Page 3.13-3 of the Draft EIR. A detailed description of the PCH roadway segment is 

provided on page 3.13-3. A detailed description of the traffic safety and other ancillary uses of PCH 

(including its use by beachgoers for pedestrians, bicyclists, and accident history) is provided on pages 

3.13-3 and 3.13-4 under the Traffic Safety and Operations on PCH heading in the Draft EIR. Together, these 

descriptions characterize the current roadway geometry and supporting roadway infrastructure 

surrounding the proposed project and were used to analyze the potential project specific and cumulative 

traffic impacts. 

Response C-79-3 

This comment summarizes the Draft EIR’s description of the traffic impact measurement criteria (Level of 

Service) and states that the Draft EIR does not describe “delays or congestion in terms of average number 

of seconds of delay” at signalized intersections.” The comment also reinterprets the CEQA Guidelines 

Initial Study Checklist questions posed under Section XVI (Transportation/Traffic). Draft EIR Section 3.13, 

Traffic and Circulation, summarizes the results of traffic flow analysis completed in accordance with the 

City of Malibu Traffic Impact Analysis Guidelines. Please refer to Topical Response 1. 

Response C-79-4 

This comment asks that the City explain the rationale for failing to anticipate actual delays or increased 

congestion and questions the validity of utilizing “level of service” instead of “average number of 

seconds of delay” to determine traffic and circulation system impacts. The methodology used to 

determine project specific and cumulative traffic and circulation impacts in the City of Malibu is 

governed by the City’s Traffic Impact Analysis Guidelines. Accordingly, the traffic conditions analysis 
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was conducted using the Intersection Capacity Utilization (ICU) methods for the study intersections. The 

ICU procedure uses a ratio of the traffic volume to the intersection capacity (V/C ratio). The V/C ratios 

provide an appropriate means for quantifying intersection operating characteristics. Once the intersection 

V/C ratio has been calculated, a level of service grade (A through F) is assigned to estimate the level of 

congestion and the quality of traffic flow at a signalized intersection. Definitions of level of service 

grades, from the City’s General Plan Circulation Element, are described below. 

 LOS A – Excellent: Free flow conditions with low traffic density 

 LOS B – Very Good: A stable flow of traffic 

 LOS C – Good: Light congestion but stable, occasional backups behind left-turning vehicles 

LOS D – Fair: Approaching instability, drivers are restricted from freely changing lanes. Vehicles 

may be required to wait through more than one cycle. 

LOS E – Poor: At or near capacity with some lines for left-turning vehicles. Blockage of 

intersection may occur if traffic signal does not provide for protected turning movements. 

LOS F – Failure: Jammed conditions with stoppages of long duration and long queues. 

For unsignalized intersections within the project area (e.g., Civic Center Way and Cross Creek Road and 

Webb Way/Stuart Ranch Road and Civic Center Way, a delay-based analysis was conducted using 

procedures based on the Highway Capacity Manual (HCM). This procedure calculates the delay as the 

total elapsed time from the time a vehicle stops at the end of the queue to the time the vehicle departs 

from the intersection. Using this procedure, the LOS is evaluated on the basis of total delay per vehicle. 

The definitions of the LOS grades for stop controlled intersections as defined by the Transportation 

Research Board are shown below. 

 LOS A – Less than or equal to 10 seconds of delay 

 LOS B – Between 10-15 seconds of delay 

 LOS C – Between 15-25 seconds of delay 

 LOS D - Between 25-25 seconds of delay 

 LOS E – Between 35-50 seconds of delay 

 LOS F – Greater than 50 seconds of delay 

Please refer to Topical Response 1.  

2.0-291



2.0 Responses to Comments 

Impact Sciences, Inc.  Whole Foods and the Park Shopping Center Project Final EIR 
0592.003  May 2015 

Response C-79-5 

This comment asks that the City explain the rationale for failing to anticipate actual delays or increased 

congestion by reliance solely on LOS instead of the average number of seconds of delay to determine 

consistency with the City’s General Plan Conservation Policies. Please refer to Response No. C-79-4 

above and to Draft EIR Section 3.13, Traffic and Circulation. 

Response C-79-6 

This comment asks that the City explain the rationale for failing to anticipate actual delays or increased 

congestion by reliance solely on LOS instead of the average number of seconds of delay to determine 

consistency with the City’s General Plan Conservation Policies. Please refer to Response No. C-79-4 

above and to Draft EIR Section 3.13, Traffic and Circulation. 

Response C-79-7 

This comment asks that the City explain the rationale for failing to anticipate actual delays or increased 

congestion by reliance solely on LOS instead of the average number of seconds of delay to determine 

consistency with the City’s General Plan Conservation Policies. Please refer to Response No. C-79-4 

above and to Draft EIR Section 3.13, Traffic and Circulation. 

Response C-79-8 

This comment asks that the City explain the rationale for failing to anticipate actual delays or increased 

congestion by reliance solely on LOS instead of the average number of seconds of delay to determine 

consistency with the City’s General Plan Conservation Policies. Please refer to Response No. C-79-4 

above and to Draft EIR Section 3.13, Traffic and Circulation. 

Response C-79-9 

This comment is a general reference to traffic and circulation thresholds of significance contained within 

the CEQA Guidelines. The comment does not raise a specific environmental issue within the meaning of 

CEQA, and therefore no further response is provided. The comment will be included as part of the record 

and made available to the decision makers prior to a final decision on the proposed project. 

Response C-79-10 

This comment suggests that the peak weekend traffic measurements were taken during a cool and foggy 

day in July and therefore the traffic counts do not accurately represent a highly congested or a peak 
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summer season traffic condition in the City of Malibu. While it is acknowledged that meteorological 

conditions may be a factor affecting traffic counts in the City of Malibu, it is not the only factor. Given the 

high degree of weather pattern variability in the Southern California region, the City concluded that the 

collection of traffic counts on July 14, 2012 would provide a reasonable characterization of baseline traffic 

conditions on a weekend during the summer season. It is important to note that the analysis of traffic 

impacts presented in Draft EIR Section 3.13, Traffic and Circulation, is based not only upon these baseline 

traffic counts, but also project-related vehicle trips, cumulative growth factors, and other pending projects 

with the potential to increase traffic within the project study area. All of these factors were combined to 

assess a conservative estimate of traffic impacts under existing (2012), future (2017), and full buildout 

(2030) scenarios. Please refer to Topical Response 1. 

Response C-79-11 

This comment requests an explanation as to how the Draft EIR conclusions with respect to traffic impacts 

can be considered sufficient given the “arbitrary and scientifically unsound” selection of traffic count 

periods. Please refer to Topical Response 1. 

Response C-79-12 

This comment requests that the V/C ratio and the average number of seconds of delay be computed for 

peak periods using “accurate baseline peak beach day conditions or projects for future peak beach day 

congestion.” Both the weekday and weekend traffic counts were utilized as the basis for completing an 

analysis of AM and PM weekday peak hour and weekend traffic impacts at the study area intersections. 

The impacts at each intersection were calculated for existing conditions (2012), future conditions (2017), 

and General Plan buildout conditions (2030). Please refer to Topical Response 1. 

Response C-79-13 

This comment requests the analysis of traffic impacts during Saturday mornings using the V/C ratio and 

average number of seconds of delay. Saturday AM peak hour traffic is typically much lighter when 

compared to weekday AM peak hour traffic and therefore its analysis would not provide an appropriate 

characterization of traffic impacts in the City of Malibu. Please refer to Topical Response 1.  

Response C-79-14 

This comment requests the analysis of traffic impacts during Saturday afternoons using the V/C ratio and 

average number of seconds of delay. Saturday afternoon traffic (mid-day) was analyzed as part of the 

Draft EIR in accordance with the City’s Traffic Impact Analysis Guidelines. Please refer to Tables 3.13-5, 
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3.13-6, and 3.13-9, which show traffic impacts at each intersection during the Saturday mid-day period. 

Please also note that 24-hour traffic counts completed in the City of Malibu along Pacific Coast Highway 

east of Cross Creek Road show that the Saturday mid-day period is within the peak hour period. Please 

refer to Topical Response 1.  

Response C-79-15 

This comment requests the analysis of traffic impacts during Sunday mornings, afternoons, or evenings 

using the V/C ratio and average number of seconds of delay. Sunday traffic is highly variable and 

therefore its analysis would not provide an appropriate characterization of traffic impacts in the City of 

Malibu. Saturday afternoon traffic (mid-day) was analyzed as part of the Draft EIR in accordance with the 

City’s Traffic Impact Analysis Guidelines. Please refer to Tables 3.13-5, 3.13-6, and 3.13-9, which show 

traffic impacts at each intersection during the Saturday mid-day period. Please also note that 24-hour 

traffic counts completed in the City of Malibu along Pacific Coast Highway east of Cross Creek Road 

show that the Saturday mid-day period is within the peak hour period. Please refer to Topical Response 

1.  

Response C-79-16 

This comment requests the analysis of traffic impacts during holidays using the V/C ratio and average 

number of seconds of delay. Holiday traffic is highly variable and infrequent and therefore its analysis 

would not provide an appropriate characterization of traffic impacts in the City of Malibu. Saturday 

afternoon traffic (mid-day) was analyzed as part of the Draft EIR in accordance with the City’s Traffic 

Impact Analysis Guidelines. Please refer to Tables 3.13-5, 3.13-6, and 3.13-9, which show traffic impacts at 

each intersection during the Saturday mid-day period. Please also note that 24-hour traffic counts 

completed in the City of Malibu along Pacific Coast Highway east of Cross Creek Road show that the 

Saturday mid-day period is within the peak hour period. Please refer to Topical Response 1. 

Response C-79-17 

Please refer to Topical Response 1 

Response C-79-18 

This comment questions how the proposed project would further safe, environmentally sensitive and 

efficient transportation for the City and suggests that the City’s Traffic Impact Analysis Guidelines are 

considered “unreliable, unscientific, and misleading.” The Traffic Impact Analysis prepared for the 
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proposed project was reviewed by the City of Malibu Public Works Department. This study was deemed 

consistent with the City’s Traffic Impact and Analysis Guidelines. Please refer to Topical Response 1 

Response C-79-19 

This comment suggests that the July 2012 traffic counts are insufficient because they did not include 

vehicle trips generated by Pepperdine University and the Santa Monica-Malibu Unified School District 

employees, students and parents. The City of Malibu Public Works Department considered previously 

completed traffic counts for the Malibu region during the summer and non-summer periods prior to 

initiating traffic counts in July 2012 for the Whole Foods and the Park project. After reviewing all of the 

background traffic count data, the City of Malibu determined that the collection of traffic counts during 

July 2012 at area intersections would sufficiently establish a baseline traffic condition. Please refer to 

Topical Response 1 

Response C-79-20 

This comment asks the City to confirm that the Draft EIR conclusions are sufficient given that the traffic 

counts were conducted in the summer (July 2012) when local schools are not in session. The City of 

Malibu Public Works Department considered previously completed traffic counts for the Malibu region 

during the summer and non-summer periods prior to initiating traffic counts in July 2012 for the Whole 

Foods and the Park project. After reviewing all of the background traffic count data, the City of Malibu 

determined that the collection of traffic counts during July 2012 at area intersections would sufficiently 

establish a baseline traffic condition. It is important to note that the analysis of traffic impacts at area 

intersections presented in Draft EIR Section 3.13, Traffic and Circulation, was based not only upon these 

baseline traffic counts, but also project-related vehicle trips, cumulative growth factors, and other 

pending projects with the potential to increase traffic within the project study area. All of these factors 

were combined to assess traffic impacts under existing (2012), future (2017), and full buildout (2030) 

scenarios. Please refer to Topical Response 1. 

Response C-79-21 

This comment asks the City to confirm whether V/C ratios would increase if traffic counts were collected 

when Santa Monica-Malibu Unified School District (SMMUSD) schools are in session and requests an 

analysis of traffic impacts using average number of seconds of delay. After reviewing all of the 

background traffic count data, the City of Malibu determined that the collection of traffic counts during 

July 2012 at area intersections would sufficiently establish a baseline traffic condition. It is important to 

note that the analysis of traffic impacts at area intersections presented in Draft EIR Section 3.13, Traffic 

and Circulation, was based not only upon these baseline traffic counts, but also project-related vehicle 
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trips, cumulative growth factors, and other pending projects with the potential to increase traffic within 

the project study area. All of these factors were combined to assess traffic impacts under existing (2012), 

future (2017), and full buildout (2030) scenarios. Please refer to Topical Response 1. 

Response C-79-22 

This comment suggests that Draft EIR improperly excludes pedestrians and bicyclists for its analysis of 

traffic impacts. Pedestrian and bicycle trips through the project study area intersections are considered in 

the calculation of V/C ratios and LOS in the Traffic Impact Analysis, as these types of trips move through 

intersections along with vehicle traffic and thus are accommodated in the traffic signal timing. 

Response C-79-23 

This comment requests that the Draft EIR describe the current and projected pedestrian and bicycle 

traffic. Please refer to Draft EIR Section 3.13, Threshold 3.13-6. The proposed project would facilitate 

alternative transportation by providing 16 bike racks, four golf carts, and two electric vehicle charging 

stations. Pedestrian movement on the site would be facilitated by interior walkways as well as a 

pedestrian connection to the adjacent La Paz project. Therefore, impacts related to bicycle and pedestrian 

facilities would be less than significant. 

Response C-79-24 

This comment requests that the Draft EIR traffic section include an analysis of potential increases in 

pedestrian hazards. Please refer to Draft EIR Section 3.13, Threshold 3.13-6. The project would construct 

on-site improvements, which would not adversely impact the ability of pedestrians or bicyclists to utilize 

the existing pedestrian and/or bicycle infrastructure within the Civic Center Area. 

Response C-79-25 

This comment requests that the Draft EIR traffic section include an analysis of increases in hazards to 

bicyclists. Please refer to Draft EIR Section 3.13, Threshold 3.13-6. The project would construct on-site 

improvements, which would not adversely impact the ability of pedestrians or bicyclists to utilize the 

existing pedestrian and/or bicycle infrastructure within the Civic Center Area. 

Response C-79-26 

This comment asks whether the Draft EIR mitigation measures would adequately mitigate impacts to 

pedestrians and bicyclists. The project would construct on-site improvements, which would not 

adversely impact the ability of pedestrians or bicyclists to utilize the existing pedestrian and/or bicycle 
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infrastructure within the Civic Center Area. The Draft EIR concluded that impacts to pedestrian and 

bicycles and the supporting infrastructure would be less than significant. Therefore, no mitigation 

measures were required. 

Response C-79-27 

The commenter asks whether the baseline description of PCH is inadequate. Please refer to page 3.13-3 of 

the Draft EIR for a discussion of the physical characteristics of PCH in the vicinity of the project site. 

Response C-79-28 

This comment suggests that the baseline description of PCH is inadequate. Please refer to page 3.13-3 of 

the Draft EIR for a discussion of the physical characteristics of PCH in the vicinity of the project site. 

Response C-79-29 

This comment is a general request and a reiteration of previously submitted scoping comments. The 

comment does not raise a specific environmental issue within the meaning of CEQA, and therefore no 

further response is provided. The comment will be included as part of the record and made available to 

the decision makers prior to a final decision on the proposed project. 

Response C-79-30 

This comment requests an analysis of impacts to the “mainline” segment of PCH using the average 

number of seconds of delay. Impacts to the PCH roadway segment were analyzed in Draft EIR Section 

3.13. The street segments analyzed in the Draft EIR include: 

 Pacific Coast Highway east of Cross Creek Road; and 

 Pacific Coast Highway west of Malibu Canyon Road. 

Please refer to Draft EIR Table 3.13-11 for the results of the PCH segment impact analysis. The proposed 

project’s impacts on PCH segments located east of Cross Creek Road and west of Malibu Canyon Road 

would be less than significant. Delay was measured using a volume to capacity V/C ratio to calculate a 

Level of Service metric. The Level of Service methodology is a national standardize method, which 

provides consistency of application for all projects. The methodology is consistent with the City of Malibu 

Traffic Impact Analysis Guidelines and was independently reviewed by the City’s traffic consultants, 

Kimley-Horne and Associates. Please refer to Topical Response 1. 
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Response C-79-31 

This comment requests an analysis of impacts to PCH, I-405, & US 101 segments resulting from the 

proposed project and other cumulative development. The proposed project would not exceed the arterial 

traffic impact significance thresholds of 5 percent at any study area street segments, including I-405 and 

US 101. Therefore, impacts were considered less than significant.  

Response C-79-32 

This comment asks why intersection capacity was used instead of average seconds of delay to determine 

traffic impacts. Delay was measured using a volume to capacity V/C ratio to calculate a Level of Service 

metric. The Level of Service methodology is a national standardize method, which provides consistency 

of application for all projects. The methodology is consistent with the City of Malibu Traffic Impact 

Analysis Guidelines and was independently reviewed by the City’s traffic consultants, Kimley-Horne and 

Associates. Please refer to Topical Response 1. 

Response C-79-33 

This comment suggests that the average number of seconds of delay methodology is superior to LOS V/C 

methodology. Delay was measured using a volume to capacity V/C ratio to calculate a Level of Service 

metric. The Level of Service methodology is a national standardize method, which provides consistency 

of application for all projects. The methodology is consistent with the City of Malibu Traffic Impact 

Analysis Guidelines and was independently reviewed by the City’s traffic consultants, Kimley-Horne and 

Associates. Please refer to Topical Response 1. 

Response C-79-34 

This comment requests that the traffic impact analysis be redone using average number of seconds of 

delay methodology rather than LOS V/C methodology. Delay was measured using a volume to capacity 

V/C ratio to calculate a Level of Service metric. The Level of Service methodology is a national 

standardize method, which provides consistency of application for all projects. The methodology is 

consistent with the City of Malibu Traffic Impact Analysis Guidelines and was independently reviewed 

by the City’s traffic consultants, Kimley-Horne and Associates. Please refer to Topical Response 1. 

Response C-79-35 

This comment suggests that the project could “bifurcate” the City and requests that the traffic impact 

analysis utilize the average number of seconds of delay methodology to determine the significance of this 

impact. The proposed project would not construct any physical barriers or construct any roadway 
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improvements that would physically divide an established community. However, the project specific and 

cumulative traffic impacts were analyzed in Draft EIR Section 3.13, Transportation and Traffic. The 

intersection capacity and level of service at each PCH intersection was calculated in an effort to provide a 

quantitative and qualitative assessment of intersection and roadway segment operation. For example, the 

Future Plus Project (2030) impact at the Cross Creek Road and PCH intersection was rated LOS F during 

the weekend mid-day period. LOS F is defined as “backups from nearby locations or on cross streets may 

restrict or prevent movement of vehicles out of the intersection approaches. Tremendous delay with 

continuously increasing queue lengths.”  

Response C-79-36 

This comment suggests that the traffic section of the Draft EIR is flawed due to insufficient traffic counts 

and other background information. The comment does not raise a specific environmental issue within the 

meaning of CEQA, and therefore no further response is provided. The comment will be included as part 

of the record and made available to the decision makers prior to a final decision on the proposed project. 

Please refer to Topical Response 1. 

Response C-79-37 

This comment requests that the traffic impact analysis utilize average number of seconds of delay 

methodology rather than LOS V/C methodology. Delay was measured using a volume to capacity V/C 

ratio to calculate a Level of Service metric. The Level of Service methodology is a national standardize 

method, which provides consistency of application for all projects. The methodology is consistent with 

the City of Malibu Traffic Impact Analysis Guidelines and was independently reviewed by the City’s 

traffic consultants, Kimley-Horne and Associates. Please refer to Topical Response 1. 

Response C-79-38 

This comment requests an analysis determining whether the traffic impact analysis conflicts with the 

General Plan, Certified LCP, and zoning ordinances, adopted for the purposes of mitigating a significant 

environmental effect. Please refer to Draft EIR Section 3.13, Traffic and Circulation, Regulatory 

Framework and Tables 3.9-3 in the Draft EIR Section 3.9, Land Use and Planning. After mitigation, all 

project specific and cumulative traffic impacts would be less than significant. 

Response C-79-39 

This comment requests roadway segment analysis for Webb Way, Civic Center Way and Cross Creek 

Road. Traffic flow on roadways is most constrained at intersections. Therefore, detailed traffic flow 
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analyses focus on operating conditions of critical intersections during peak travel periods. Delay was 

measured using a volume to capacity V/C ratio to calculate a Level of Service metric along Webb Way, 

Civic Center Way, and Cross Creek Road at their critical intersections. The Level of Service methodology 

is a national standardize method, which provides consistency of application for all projects. The 

methodology is consistent with the City of Malibu Traffic Impact Analysis Guidelines and was 

independently reviewed by the City’s traffic consultants, Kimley-Horne and Associates. Please refer to 

Topical Response 1. 

Response C-79-40 

This comment requests roadway segment analysis for Civic Center Way to determine impacts to (a) 

residential access to nearby homes; (b) commercial property access; (c) MTA bus patrons; (d) SMMUSD 

bus use; (e) Coastal Access users; (f) bicyclists; (g) pedestrians; and (h) persons using angle parking on the 

street for the above uses. Traffic flow on roadways is most constrained at intersections. Therefore, 

detailed traffic flow analyses focus on operating conditions of critical intersections during peak travel 

periods. Impacts to Civic Center Way at its intersection with Cross Creek Road, Stuart Ranch Road/Webb 

Way, and Malibu Canyon Road were considered in Draft EIR Section 3.13 for “Existing Plus Project,” 

“Future (2017) Plus Project,” and Future (2030) Plus Project” conditions. According to Table 3.13-5, the 

projected project traffic volumes would increase delay by less than 1 second along Civic Center Way and 

its associated intersections during the AM and PM peak hours. Therefore, impacts were considered less 

than significant and therefore residential access, commercial property access, MTA bus access, SMMUSD 

bus use, coastal access, bicycle access, and access to parking would not be adversely affected. 

Response C-79-41 

This comment requests roadway segment analysis for Cross Creek Road to determine impacts to (a) 

residential access to nearby homes; (b) commercial property access; (c) MTA bus patrons; (d) SMMUSD 

bus use; (e) Coastal Access users; (f) bicyclists; (g) pedestrians; and (h) persons using angle parking on the 

street for the above uses. Traffic flow on roadways is most constrained at intersections. Therefore, 

detailed traffic flow analyses focus on operating conditions of critical intersections during peak travel 

periods. Impacts to Cross Creek Road at its intersection with Civic Center Way and PCH were considered 

in Draft EIR Section 3.13 for “Existing Plus Project,” “Future (2017) Plus Project,” and Future (2030) Plus 

Project” conditions. According to Table 3.13-5, the projected project traffic volumes would increase delay 

by less than 1 second along Cross Creek Road at Civic Center Way and would increase the volume to 

capacity ratio by 3.7 percent during the PM peak hour (a potentially significant impact). After mitigation 

(which includes improvements at the PCH/Cross Creek Road intersection), impacts were considered less 
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than significant and therefore residential access, commercial property access, MTA bus access, SMMUSD 

bus use, coastal access, bicycle access, and access to parking would not be adversely affected. 

Response C-79-42 

This comment requests roadway segment analysis for PCH to determine impacts to (a) residential access 

to nearby homes; (b) commercial property access; (c) MTA bus patrons; (d) SMMUSD bus use; (e) Coastal 

Access users; (f) bicyclists; (g) pedestrians; and (h) persons using angle parking on the street for the above 

uses. Traffic flow on roadways is most constrained at intersections. Therefore, detailed traffic flow 

analyses focus on operating conditions of critical intersections during peak travel periods. Impacts to 

PCH at its intersection with Kanan Dume Road, Malibu Canyon Road, Webb Way, Cross Creek Road, 

Malibu Pier Signal, Carbon Canyon Road, and Las Flores Canyon Road were considered in Draft EIR 

Section 3.13 for “Existing Plus Project,” “Future (2017) Plus Project,” and Future (2030) Plus Project” 

conditions. According to Table 3.13-5, the projected project traffic volumes would not significantly impact 

the volume to capacity ratio, except for at the intersection of PCH and Cross Creek Road. After mitigation 

(which includes improvements at the PCH/Cross Creek Road intersection), impacts were considered less 

than significant and therefore residential access, commercial property access, MTA bus access, SMMUSD 

bus use, coastal access, bicycle access, and access to parking would not be adversely affected. 

Response C-79-43 

This comment requests roadway segment analysis for Webb Way/Stuart Ranch Road to determine 

impacts to (a) residential access to nearby homes; (b) commercial property access; (c) MTA bus patrons; 

(d) SMMUSD bus use; (e) Coastal Access users; (f) bicyclists; (g) pedestrians; and (h) persons using angle 

parking on the street for the above uses. Traffic flow on roadways is most constrained at intersections. 

Therefore, detailed traffic flow analyses focus on operating conditions of critical intersections during peak 

travel periods. Impacts to Webb Way/Stuart Ranch Road at its intersection with Civic Center Way were 

considered in Draft EIR Section 3.13 for “Existing Plus Project,” “Future (2017) Plus Project,” and Future 

(2030) Plus Project” conditions. According to Table 3.13-5, the projected project traffic volumes would not 

significantly increase the delay. Impacts were considered less than significant and therefore residential 

access, commercial property access, MTA bus access, SMMUSD bus use, coastal access, bicycle access, 

and access to parking would not be adversely affected. 

Response C-79-44 

This comment requests analysis of parking space removal and its impact on Legacy Park users. Draft EIR 

Section 3.13, page 2, describes the project’s proposal to remove four existing parking spaces along the 

north side of Civic Center Way to make room for the proposed driveway entrance. Impacts to 
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recreational facilities are discussed in Draft EIR Section 3.12, Recreation. Impacts to recreational facilities 

would be less than significant, as ample parking would remain along the north and south sides of Civic 

Center Way along the Legacy Park frontage and the proposed project would not substantially increase 

the use of nearby recreational uses such that a physical impact on residential facilities would occur. 

Response C-79-45 

This comment requests analysis of potential conflicts with existing commercial developments, the Malibu 

Public Library, Civic Center and other civic attractions in the area due to the elimination of parking. As 

described above, the project would remove four parking spaces along the north side of Civic Center Way 

to make room for the proposed driveway entrance. The Malibu Municipal Code requires 217 spaces and 

the proposed project includes 220 parking spaces. Sufficient on-site parking would be provided as part of 

the proposed project and ample parking spaces would remain along Civic Center Way west of the project 

site. The sufficiency of the proposed on-site parking supply was analyzed as part of the Revised Traffic 

Impact Study prepared for the project. Please refer to Draft EIR Appendix 3.13 (Revised Traffic Impact 

Study, pages 73-76). Moreover, each existing and proposed land use within the Civic Center Area is 

required to provide on-site vehicle and bicycle parking in accordance with the Malibu Municipal Code. 

Therefore, no conflicts with adjacent commercial uses would occur. 

Response C-79-46 

The commenter requests an analysis of the “complicated driveway Project geometry” and impacts to (a) 

residential access to nearby homes; (b) commercial property access; (c) MTA bus patrons; (d) SMMUSD 

bus use; (e) Coastal Access users; (f) bicyclists; (g) pedestrians; and (h) persons using angle parking on the 

street for the above uses. The Civic Center Way driveway would serve as the main entrance and exit for 

the shopping center. The driveway exit would have a stop sign at its intersection with Civic Center Way. 

The driveway would accommodate vehicular access to all on-site parking and to the service road located 

along the westerly property line which also provides truck access to the loading docks located behind the 

proposed Whole Foods market. Full access would be provided at the Civic Center Way driveway (i.e., 

left-turn and right-turn ingress and egress). The driveway capacity analysis indicates that the project’s 

main driveway on Civic Center Way will operate at LOS B for all study periods, as shown in Table 3.13-

10. Furthermore, the project’s secondary driveway located on Cross Creek Road will operate at LOS A for 

all study periods. The driveway capacity analysis indicates that vehicle queuing for left-turns entering or 

exiting the site will not create any traffic impacts on-site or any significant on-street conflicts with non-

project traffic volumes. Therefore, the driveway would not conflict with the above-described uses. 

2.0-302



2.0 Responses to Comments 

Impact Sciences, Inc.  Whole Foods and the Park Shopping Center Project Final EIR 
0592.003  May 2015 

Response C-79-47 

This comment requests CMP analysis of “intersection geometry” along Civic Center Way and Cross 

Creek Road. For the purposes of the CMP, a significant traffic impact occurs when the proposed project 

increases the V/C ratio by 2 percent or more at LOS F or causes LOS F. The driveway capacity analysis 

indicates that the project’s main driveway on Civic Center Way will operate at LOS B for all study 

periods, as shown in Table 3.13-10. Furthermore, the project’s secondary driveway located on Cross 

Creek Road will operate at LOS A for all study periods. Therefore, the proposed driveways will not 

adversely affect traffic flow along Civic Center Way, which would in turn not adversely affect existing 

commercial uses along Civic Center Way. 

Response C-79-48 

Duplicate of Comment C-79-47. Please see response above. 

Response C-79-49 

This comment requests analysis of “intersection geometry” along Civic Center Way and Cross Creek 

Road and whether it would substantially increase hazards due to design features or incompatible uses or 

conflicts pedestrian/vehicle or vehicle/MTA bus usage. The proposed project does not include any sharp 

curves or dangerous intersections. Uses on the site would generally consist of commercial/retail uses, 

including the Whole Foods market and similar restaurant uses. These uses would be compatible with 

other uses on the site and in the surrounding area. 

Response C-79-50 

This comment requests analysis of “intersection geometry” along Civic Center Way and Cross Creek 

Road and whether it would substantially increase hazards due to design features or incompatible uses or 

result in inadequate emergency access. Emergency access would be provided in accordance with County 

requirements. A fire lane would be provided along the perimeter of the site, including behind the Whole 

Foods market. A secondary access would be provided on Cross Creek Road to facilitate emergency/fire 

service access if needed. Therefore, impacts related to inadequate emergency access and hazardous 

design features would be less than significant. Please refer to Topical Response 2. 

Response C-79-51 

This comment requests analysis of “intersection geometry” along Civic Center Way and Cross Creek 

Road and whether it would conflict with adopted policies, plans, or programs regarding public transit, 

bicycle, or pedestrian facilities. The existing intersection of Civic Center Way and Cross Creek Road 
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would not be modified by the proposed project. Sufficient on-site and off-site parallel and angled parking 

along Civic Center Way and Cross Creek Road would remain (with the exception of the four spaces 

proposed for removal along Civic Center Way) and the existing pedestrian improvements (cross walk 

and bulb-outs) would remain. Therefore, the “intersection geometry” of Civic Center Way and Cross 

Creek Road would not conflict with policies, plans, or programs regarding public transit, bicycle, or 

pedestrian facilities. 

Response C-79-52 

This comment includes general statements and opinions regarding the proposed traffic mitigation 

measures and specifically the mitigation measure required at the intersection of PCH and Cross Creek 

Road. Please refer to Draft EIR Section 3.13, Transportation and Traffic, Figures 3.13.-2 through 3.13-4 for 

a summary of existing vehicle trips within the study area (including vehicle trips collected during the 

AM/PM peak hour and Saturday mid-day). Please refer to Tables 3.13-7 and 3.13-8 for an analysis of 

Level of Service after implementation of Mitigation Measures 3.13-1 through 3.13-3. These tables show 

that Level of Service after mitigation will be improved at the intersections of Malibu Canyon Road and 

PCH, Webb Way and PCH, and Cross Creek Road and PCH and impacts would be mitigated to a less 

than significant level. The requirements for mitigation are not speculative. The payment of pro-rata funds 

towards intersection improvements at PCH and Cross Creek Road, Malibu Canyon Road and PCH, and 

PCH and Webb Way must be completed prior to the issuance of building permits for the project. The 

commenter is correct that the construction of intersection improvements at PCH and Cross Creek Road 

are currently being processed as part of Coastal Development Permit (CDP) No. 14-036. This CDP 

application has been filed by the developer of the previously approved La Paz commercial shopping 

center project in accordance with the previously certified La Paz Development Agreement EIR. Upon 

approval of this CDP, the applicant will be required to construct intersection improvements at the PCH 

and Cross Creek Road intersection. 

Response C-79-53 

This comment requests an analysis of the likelihood of traffic mitigation approval by the California 

Coastal Commission, and the effect of a denial. As stated above, the proposed construction of intersection 

improvements at PCH and Cross Creek are currently undergoing review as part of CDP No. 14-036. 

Upon approval, the improvements will be constructed. The Draft EIR Mitigation Measure No. 3.13-1 

requires that the proposed project contribute its pro-rata share of the improvement costs to the City prior 

to the issuance of building permits and that construction of said improvements shall be completed prior 

to final inspection of the proposed project. Without completion of the PCH and Cross Creek Road 

intersection improvements, the proposed project would not be able to operate. 
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Response C-79-54 

This comment requests analysis of likelihood of the traffic mitigation proposals being approved by the 

Planning Commission, and describe the effect on the project mitigation in case of a denial. As stated 

above, without completion of the PCH and Cross Creek Road intersection improvements, the proposed 

project would not be able to operate. 

Response C-79-55 

This comment requests all communications in the City's possession between the City, La Paz, the 

California Department of Transportation, and any other affected or interested party over proposed PCH 

widening projects at Malibu Lagoon or Cross Creek Road and requests analysis of likelihood of the traffic 

mitigation proposals being approved by Caltrans. All of the communications requested by the 

commenter were provided on April 15, 2015. All correspondence from Caltrans regarding CDP No. 14-

036 is on file with the City.  

Response C-79-56 

This comment requests an analysis of the likelihood of the traffic mitigation proposal (CDP No. 14-036) 

being approved by California State Parks, and requests a description of the effect on the project 

mitigation in case of a denial. All correspondence from California State Parks regarding CDP No. 14-036 

is on file with the City.  

Response C-79-57 

This comment requests an analysis of the likelihood of the traffic mitigation proposal (CDP No. 14-036) 

being approved by the Mountains Recreation Conservation Agency (MRCA), and requests a description 

of the effect on the project mitigation in case of a denial. The City has received no correspondence from 

MRCA regarding CDP No. 14-036.  

Response C-79-58 

This comment requests an analysis of the likelihood of the traffic mitigation proposal (CDP No. 14-036) 

being approved by the US Army Corps of Engineers or the US Fish and Wildlife Service, and requests a 

description of the effect on the project mitigation in case of a denial. The City has received no 

correspondence from the US Army Corps of Engineers or the Fish and Wildlife Service regarding CDP 

No. 14-036. The City is not in a position to speak on behalf of the US Army Corps of Engineers or the US 

Fish and Wildlife Service. 
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Response C-79-59 

This comment requests all communications in the City's possession between the City, La Paz, the 

California Department of Transportation, and any other affected or interested party over proposed PCH 

widening projects at Malibu Lagoon or Cross Creek Road. This comment also requests an analysis of 

likelihood of the traffic mitigation proposals being approved by the California Coastal Commission. All 

of the communications requested by the commenter were provided by the City of Malibu. The City is not 

in a position to speak on behalf of the California Coastal Commission. 

Response C-79-60 

This comment requests a summary of the efforts by La Paz LLC or other parties applying for intersection 

improvements at this location. The comment does not raise a specific environmental issue within the 

meaning of CEQA, and therefore no further response is provided. The comment will be included as part 

of the record and made available to the decision makers prior to a final decision on the proposed project. 

Response C-79-61 

This comment is a set of general introductory remarks and opinions. The comment does not raise a 

specific environmental issue within the meaning of CEQA, and therefore no further response is provided. 

For a discussion of impacts and mitigation measures related to traffic, please refer to Draft EIR Section 

3.13, Traffic and Transportation. 

Response C-79-62 

This comment requests a summary of the procedure used to conclude that the "mitigation" delivered by 

Mitigation Measure 3.13-1 would be sufficient to prevent (a) any decrease in LOS or (b) increase in 

average number of seconds of delay on PCH or Cross Creek Road. The methodology used to complete 

the analysis presented in Draft EIR Section 3.13, Traffic and Transportation is summarized on pages 

13.13-1 through 3.13-12. Please refer to Tables 3.13-7 and 3.13-8 for an analysis of intersection levels of 

service after completion of the required mitigation measures. Please refer to Topical Response 1. 

Response C-79-63 

This comment requests review of the traffic data to measure the impact of the construction of Mitigation 

Measure 3.13-1, and how that construction would affect (a) LOS or (b) number of seconds of delay on 

PCH. The methodology used to complete the analysis presented in Draft EIR Section 3.13, Traffic and 

Transportation is summarized on pages 13.13-1 through 3.13-12. Please refer to Tables 3.13-7 and 3.13-8 
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for an analysis of intersection levels of service after completion of the required mitigation measures. 

Please refer to Topical Response 1. 

Response C-79-64 

This comment requests additional analysis of cumulative traffic delays of 0.025 in five-day-per week 

afternoon/evening V/C, and the significance of the impact at the intersection of PCH and Cross Creek 

Road. The methodology used to complete the analysis presented in Draft EIR Section 3.13, Traffic and 

Transportation is summarized on pages 13.13-1 through 3.13-12. Please refer to Tables 3.13-7 and 3.13-8 

for an analysis of intersection levels of service after completion of the required mitigation measures. 

Please refer to Topical Response 1. 

Response C-79-65 

This comment requests additional analysis of cumulative traffic delays of 0.037 in midday Saturday V/C, 

and the significance of the impact at the intersection of PCH and Cross Creek Road. The methodology 

used to complete the analysis presented in Draft EIR Section 3.13, Traffic and Transportation, is 

summarized on pages 13.13-1 through 3.13-12. Please refer to Tables 3.13-7 and 3.13-8 for an analysis of 

intersection levels of service after completion of the required mitigation measures. Please refer to Topical 

Response 1.  

Response C-79-66 

This comment requests additional analysis of traffic delays (in minutes) on MTA bus passengers. Metro 

transit service is provided by three eastbound and seven westbound buses during the morning peak 

hours, five eastbound and three westbound buses during the afternoon peak hours, with three buses in 

each direction during the mid-day peak hours on Saturdays. Please refer to Draft EIR Tables 3.13-5, 3.13-

6, and 3.13-7 for calculations of impact significance at project study area intersections using level of 

service or delay where appropriate. Metro transit service is provided by three eastbound and seven 

westbound buses during the morning peak hours, five eastbound and three westbound buses during the 

afternoon peak hours, with three buses in each direction during the mid-day peak hours on Saturdays. 

Thus, given the low number of project-generated transit trips per bus, no impacts on the existing or 

future transit services are expected to occur as a result of the proposed project. 

Response C-79-67 

This comment requests additional analysis of traffic delays on beach and park users at the intersection of 

PCH and Cross Creek Road. As shown in Draft EIR Tables 3.13-5, 3.13-6, and 3.13-9, impacts at the 
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intersection at PCH and Cross Creek Road would be less than significant. This conclusion was reached 

after completing an analysis of traffic impacts pursuant to the City of Malibu Traffic Impact Analysis 

Guidelines. Please refer to Topical Response 1.  

Response C-79-68 

This comment requests analysis of how cumulative traffic would affect traffic safety and pedestrian 

convenience at the PCH/Cross Creek intersection, and at the two crosswalks on Cross Creek Road north 

of the intersection, and how the increased Cross Creek traffic would affect angle parking places, both in 

terms of operations and safety, ohm (sic) that business district. Cumulative traffic impacts at the 

intersection of PCH and Cross Creek Road would be potentially significant but mitigatable. However, the 

existing cross walks and other pedestrian improvements at the PCH and Cross Creek Road intersection 

and along Cross Creek Road would not be impacted by the proposed project. The existing parking spaces 

along Cross Creek Road would not be physically altered by the proposed project. 

Response C-79-69 

This comment requests additional analysis of how cumulative traffic would affect actual traffic counts on 

Cross Creek Road (including seconds of delay), and at the all-way stop sign at Civic Center Way. Please 

refer to Table 3.13-9 for a summary of impacts at PCH and Cross Creek Road and Civic Center 

Way/Stuart Ranch Road/Webb Way. The impacts presented in Table 3.13-9 include the vehicle trips 

associated with all related projects (including Rancho Malibu, Santa Monica College, Malibu Bay 

Company, La Paz, and other developments), a growth factor to calculate vehicle trips associated with 

2030 buildout and project related vehicle trips. After mitigation, cumulative impacts were considered less 

than significant. 

Response C-79-70 

This comment requests additional analysis of how increased traffic accommodated by the proposed 

additional turn lane from westbound Pacific Coast Highway to northbound Cross Creek Road would be 

anticipated to affect the high accident rate and percentage of injury crashes at the intersection. A 

summary of traffic safety on PCH was provided on page 3.13-4 of the Draft EIR. However, after 

mitigation, the Level of Service at the intersection of PCH and Cross Creek Road would remain at LOS B 

during the AM peak hour, would improve from LOS E to LOS D during PM peak hour, and would 

improve from LOS F to LOS E during the weekend mid-day period. 
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Response C-79-71 

This comment requests clarification of the methodology used to substantiate the conclusion that MM 

3.13-1 would mitigate impacts at PCH and Cross Creek. The volume to capacity (V/C) ratio was used to 

calculate a Level of Service after mitigation at the intersection of PCH and Cross Creek. This is a national 

standardized method, which provides consistency of application for all projects and is consistent with the 

City of Malibu’s Traffic Impact Analysis Guidelines. Please refer to Topical Response 1.  

Response C-79-72 

This comment requests that traffic count projections be provided to substantiate the conclusion that MM 

3.13-1 would mitigate impacts at PCH and Cross Creek. The volume to capacity (V/C) ratio was used to 

calculate a Level of Service after mitigation at the intersection of PCH and Cross Creek. This is a national 

standardized method, which provides consistency of application for all projects and is consistent with the 

City of Malibu’s Traffic Impact Analysis Guidelines. The worksheets calculating the V/C ratio and Level 

of Service after mitigation are included in Appendix G of the Traffic Impact Analysis, which is included 

as Appendix 3.13 of the Draft EIR. Please refer to Topical Response 1.  

Response C-79-73 

This comment requests planning and engineering documents for MM 3.13-1 (intersection at Cross Creek 

& PCH). The physical improvements proposed at the intersection of Cross Creek and PCH are included 

in CDP Application No. 14-036 on file at the City. The worksheets calculating the V/C ratio and Level of 

Service after mitigation are included in Appendix G of the Traffic Impact Analysis, which is included as 

Appendix 3.13 of the Draft EIR. Moreover, the Level of Service After Mitigation at the Cross Creek Road 

& PCH intersection is listed in Table 3.13-8(a). 

Response C-79-74 

This comment requests planning and engineering documents for the intersection at Cross Creek & PCH. 

These documents are on-file with the City as part of CDP No. 14-036. 

Response C-79-75 

This comment requests Caltrans design standards for both (a) divided rural highways and (b) urban 

arterial streets for curb lanes, through lanes, turn lanes, and medians, and bike lanes, and then calculate 

the total width necessary for a adding a sixth lane to PCH with bike lanes (as required by state laws at 

this location. The comment does not raise a specific environmental issue within the meaning of CEQA, 

and therefore no further response is provided. The V/C ratio was used to calculate a LOS after mitigation 
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at the intersection of PCH and Cross Creek. This is a national standardized method, which provides 

consistency of application for all projects and is consistent with the City of Malibu’s Traffic Impact 

Analysis Guidelines. 

Response C-79-76 

This comment is a general statement regarding the project’s potential to divide an existing community. 

This comment also requests an analysis of impacts to Malibu and the Pacific Coast Bikeway recreation 

user of a bifurcated "fog lane" bike route existing east and west of the Cross Creek area, with the 

subtraction of existing "fog lane" bicycle facilities. The proposed project would not physically alter the 

“fog lane” bike route existing along PCH. Therefore, no impact would occur.  

Response C-79-77 

This comment is a request for further information regarding the design of the Cross Creek & PCH 

intersection under Mitigation Measure 3.13-1, including impacts to specimen trees and beach visitor 

parking. The comment does not raise a specific environmental issue within the meaning of CEQA, and 

therefore no further response is provided. These impacts were analyzed as part of the CEQA 

documentation prepared for CDP No. 14-036. This analysis has been incorporated by reference in the 

Whole Foods and the Park Final EIR. 

Response C-79-78 

This comment is requests further information regarding the design of the Cross Creek & PCH intersection 

under Mitigation Measure 3.13-1, including the metrics of a potential “S curve” at the western end of the 

Malibu Creek bridge. No “S curve” is proposed as part of the design of Cross Creek & PCH intersection 

improvements or as part of the project. 

Response C-79-79 

This comment is a general statement and opinions regarding previous Caltrans comments on the 

proposed Cross Creek & PCH intersection improvements. This comment also requests further 

information regarding the design of the Cross Creek & PCH intersection under Mitigation Measure 3.13-

1. The comment does not raise a specific environmental issue within the meaning of CEQA, and therefore 

no further response is provided. These impacts were analyzed as part of the CEQA documentation 

prepared for CDP No. 14-036. This analysis has been incorporated by reference in the Whole Foods and 

the Park Final EIR. 
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Response C-79-80 

This comment states that implementation of Mitigation Measure 3.13-1 would require widening of Pacific 

Coast Highway and incursion onto Malibu Creek State Park property. This comment also requests more 

detailed information regarding the design of the Cross Creek & PCH intersection. These impacts were 

analyzed as part of the CEQA documentation prepared for CDP No. 14-036. This analysis has been 

incorporated by reference in the Whole Foods and the Park Final EIR. Please refer to CDP No. 14-036 for 

specific engineering information prepared for the intersection improvements proposed at the Cross Creek 

& PCH intersection.  

Response C-79-81 

This comment states that Mitigation Measure 3.13-1 would include widening into coastal resources and 

requests exact plans for Cross Creek and PCH intersection improvements. This statement is incorrect as 

Mitigation Measure 3.13-1 only requires the payment of fees to the City of Malibu to help fund 

intersection improvements at Cross Creek and PCH as part of CDP No. 14-036. The comment does not 

raise a specific environmental issue within the meaning of CEQA, and therefore no further response is 

provided. The impacts associated with intersection improvements at Cross Creek & PCH were analyzed 

as part of the CEQA documentation prepared for CDP No. 14-036. This analysis has been incorporated by 

reference in the Whole Foods and the Park Final EIR. Please refer to CDP No. 14-036 for specific 

engineering information prepared for the intersection improvements proposed at the Cross Creek & PCH 

intersection.  

Response C-79-82 

This comment requests additional information regarding the intersection improvements proposed at the 

Cross Creek & PCH intersection. The biological resources and horticultural assessment prepared for CDP 

No. 14-036 is on file at the City of Malibu. The comment does not raise a specific environmental issue 

within the meaning of CEQA, and therefore no further response is provided. These impacts were 

analyzed as part of the CEQA documentation prepared for CDP No. 14-036. This analysis has been 

incorporated by reference in the Whole Foods and the Park Final EIR. 

Response C-79-83 

This comment requests further information regarding the design of the Cross Creek & PCH intersection 

improvements, including architectural plans and renderings for the retaining wall, including views from 

(a) the pedestrian entrance to the park, and (b) from Surfrider Beach at the mouth of Malibu Creek. The 

comment does not raise a specific environmental issue within the meaning of CEQA, and therefore no 

2.0-311



2.0 Responses to Comments 

Impact Sciences, Inc.  Whole Foods and the Park Shopping Center Project Final EIR 
0592.003  May 2015 

further response is provided. These impacts were analyzed as part of the CEQA documentation prepared 

for CDP No. 14-036. This analysis has been incorporated by reference in the Whole Foods and the Park 

Final EIR. 

Response C-79-84 

This comment requests further information regarding the design of the Cross Creek & PCH intersection. 

The comment does not raise a specific environmental issue within the meaning of CEQA, and therefore 

no further response is provided. The more detailed exhibits prepared for the proposed improvements to 

the Cross Creek & PCH intersection are on file with the City as part of CDP No. 14-036. The 

environmental analysis for CDP No. 14-036 is also on file with the City. This analysis has been 

incorporated by reference in the Whole Foods and the Park Final EIR. 

Response C-79-85 

This comment requests further information regarding the number of specimen trees and beach visitor 

parking spaces would be removed as part of Cross Creek & PCH intersection improvements. The 

comment does not raise a specific environmental issue within the meaning of CEQA, and therefore no 

further response is provided. The environmental analysis for CDP No. 14-036 is also on file with the City. 

This analysis has been incorporated by reference in the Whole Foods and the Park Final EIR. 

Response C-79-86 

This comment requests analysis of Caltrans design standards for the design of the “S curve” at the 

western end of the Malibu Creek bridge under either the restriping option or the widening to the south 

option. There is no “S curve” included as part of the design of Cross Creek & PCH intersection 

improvements. The environmental analysis for CDP No. 14-036 is on file with the City. This analysis has 

been incorporated by reference in the Whole Foods and the Park Final EIR. 

Response C-79-87 

This comment is a general statement regarding bicycle lanes on PCH and a statement that Mitigation 

Measure 3.13-1 would result in the removal of bike lanes. No bike lanes would be removed as a result of 

the proposed project. Please refer to the detailed plans for CDP No. 14-036 which illustrate the 

construction of a Class II bike lanes and sidewalks as part of intersection improvements at Cross Creek 

and PCH. 
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Response C-79-88 

This comment requests an analysis of the project's impact on removing or reducing safe lateral coastal 

access for bicycles would conflict with (a) state laws promoting a Pacific Coast bicycle route, (b) the 

certified LCP provisions requiring the City to promote PCH bicycle use, (c) the Malibu General Plan and 

(d) any other law or regulation designed to allow lateral recreation use of PCH by bicycles or pedestrians. 

The proposed project would not be removing or reducing safe lateral coastal access for bicycles. As stated 

above, detailed plans for CDP No. 14-036 illustrate the construction of a Class II bike lanes and sidewalks 

as part of intersection improvements at Cross Creek and PCH. 

Response C-79-89 

This comment is a general statement and an expressed opinion regarding the extent of improvements 

proposed at the intersection of Cross Creek and PCH. The comment does not raise a specific 

environmental issue within the meaning of CEQA, and therefore no further response is provided. 

Response C-79-90 

This comment is a general statement and an expressed opinion regarding the implementation of 

mitigation at the intersection of Cross Creek and PCH. As stated above, physical improvements to the 

Cross Creek and PCH intersection are not part of the Whole Foods and the Park Project. The project is 

required to contribute its fair share towards these improvements as stated in Mitigation Measure No. 

3.13-1. The environmental analysis for CDP No. 14-036 is on file with the City. This analysis has been 

incorporated by reference in the Whole Foods and the Park Final EIR. 

Response C-79-91 

This comment requests additional information regarding the permit requirements for construction of 

intersection improvements at Cross Creek and PCH. As stated above, physical improvements to the 

Cross Creek and PCH intersection are not part of the Whole Foods and the Park Project. The project is 

required to contribute its fair share towards these improvements as stated in Mitigation Measure No. 

3.13-1. The environmental analysis for CDP No. 14-036 is on file with the City. This analysis has been 

incorporated by reference in the Whole Foods and the Park Final EIR. 

Response C-79-92 

This comment requests additional information regarding the permit requirements for construction of 

intersection improvements at Cross Creek and PCH. As stated above, physical improvements to the 

Cross Creek and PCH intersection are not part of the Whole Foods and the Park Project. The project is 
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required to contribute its fair share towards these improvements as stated in Mitigation Measure No. 

3.13-1. The environmental analysis for CDP No. 14-036 is on file with the City. This analysis has been 

incorporated by reference in the Whole Foods and the Park Final EIR. 

Response C-79-93 

This comment requests additional information regarding the permit requirements for construction of 

intersection improvements at Cross Creek and PCH. As stated above, physical improvements to the 

Cross Creek and PCH intersection are not part of the Whole Foods and the Park Project. The project is 

required to contribute its fair share towards these improvements as stated in Mitigation Measure No. 

3.13-1. The environmental analysis for CDP No. 14-036 is on file with the City. This analysis has been 

incorporated by reference in the Whole Foods and the Park Final EIR 

Response C-79-94 

This comment requests additional information regarding the permit requirements for construction of 

intersection improvements at Cross Creek and PCH. As stated above, physical improvements to the 

Cross Creek and PCH intersection are not part of the Whole Foods and the Park Project. The project is 

required to contribute its fair share towards these improvements as stated in Mitigation Measure No. 

3.13-1. The environmental analysis for CDP No. 14-036 is on file with the City. This analysis has been 

incorporated by reference in the Whole Foods and the Park Final EIR. 

Response C-79-95 

This comment is a general statement regarding public safety along PCH. The comment does not raise a 

specific environmental issue within the meaning of CEQA, and therefore no further response is provided. 

Response C-79-96 

This comment requests analysis of how the proposed narrow lane widths for PCH, which are typical for 

urban arterial streets, can be appropriate for an open country divided highway where state design 

standards call for normal-width, non-urban highway design standards. As stated above, physical 

improvements to the Cross Creek and PCH intersection are not part of the Whole Foods and the Park 

Project. The project is required to contribute its fair share towards these improvements as stated in 

Mitigation Measure No. 3.13-1. The intersection design details are presented in CDP No. 14-036 and the 

improvements do not include narrow lane widths, as stated by the commenter. The comment does not 

raise a specific environmental issue within the meaning of CEQA, and therefore no further response is 

provided. 
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Response C-79-97 

This comment describes the Draft EIR's description of PCH as an arterial street. Please refer to Draft EIR 

page 3.13-3 for a detailed description of PCH. 

Response C-79-98 

This comment describes the design of the improvements proposed at the Cross Creek and PCH 

intersection as part of CDP No. 14-036. Narrow lane widths are not proposed. The comment does not 

raise a specific environmental issue within the meaning of CEQA, and therefore no further response is 

provided. 

Response C-79-99 

This comment describes the design of the improvements proposed at the Cross Creek and PCH 

intersection as part of CDP No. 14-036. Narrow lane widths are not proposed at the intersection of Cross 

Creek & PCH. The comment does not raise a specific environmental issue within the meaning of CEQA, 

and therefore no further response is provided. 

Response C-79-100 

This comment describes the design of the improvements proposed at the Cross Creek and PCH 

intersection as part of CDP No. 14-036. Narrow lane widths are not proposed at the intersection of Cross 

Creek & PCH. The comment does not raise a specific environmental issue within the meaning of CEQA, 

and therefore no further response is provided. 

Response C-79-101 

This comment describes the design of the improvements proposed at the Cross Creek and PCH 

intersection as part of CDP No. 14-036. Narrow lane widths are not proposed at the intersection of Cross 

Creek & PCH. Bicycle lanes and sidewalks are proposed in order to enhance pedestrian and bicycle 

accessibility. The comment does not raise a specific environmental issue within the meaning of CEQA, 

and therefore no further response is provided. 

Response C-79-102 

This comment describes the design of the improvements proposed at the Cross Creek and PCH 

intersection as part of CDP No. 14-036. Narrow lane widths are not proposed at the intersection of Cross 
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Creek & PCH. The comment does not raise a specific environmental issue within the meaning of CEQA, 

and therefore no further response is provided. 

Response C-79-103 

This comment describes the design of the improvements proposed at the Cross Creek and PCH 

intersection as part of CDP No. 14-036. Narrow lane widths are not proposed at the intersection of Cross 

Creek & PCH. Bicycle lanes and sidewalks are proposed in order to enhance pedestrian and bicycle 

accessibility. The comment does not raise a specific environmental issue within the meaning of CEQA, 

and therefore no further response is provided. 

Response C-79-104 

This comment describes the design of the improvements proposed at the Cross Creek and PCH 

intersection as part of CDP No. 14-036. Narrow lane widths are not proposed at the intersection of Cross 

Creek and PCH. Bicycle lanes and sidewalks are proposed in order to enhance pedestrian and bicycle 

accessibility. The comment does not raise a specific environmental issue within the meaning of CEQA, 

and therefore no further response is provided. 

Response C-79-105 

This comment includes a general statement and opinions regarding the proposed intersection 

improvement at Cross Creek and PCH. Please refer to CDP No. 14-036 for a specific description of the 

proposed intersection improvements. 

Response C-79-106 

This comment requests a specific description of transportation infrastructure improvements along PCH, 

and analysis of “CEQA conflict” between appropriate environmental laws and those improvements. The 

project does not include any physical improvements along PCH. Please refer to Mitigation Measure 3.13-2 

and 3.13-3 for a discussion of intersection improvement funding requirements applicable to the Whole 

Foods and the Park project under 2030 cumulative buildout conditions.  

Response C-79-107 

This comment requests estimates of financial costs, funding sources and financing, and analysis of 

“CEQA conflict” between appropriate environmental laws and those improvements envisioned in the 

immediate area. Please refer to Mitigation Measures 3.13-2 and 3.13-3 for a discussion of intersection 
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improvement funding requirements applicable to the Whole Foods and the Park project under 2030 

cumulative buildout conditions. 

Response C-79-108 

This comment requests estimates of sequence and scheduling considerations for the mitigations. Please 

refer to Mitigation Measures 3.13-1 through 3.13-3 for a description of the timing of mitigation fee 

payment. The payment of pro-rata fees toward intersection improvements is required prior to issuance of 

building permits. The construction of said improvements is required prior to final inspection of the 

Whole Foods and the Park Project. 

Response C-79-109 

This comment requests specific descriptions of transportation infrastructure improvements, and analysis 

of financial costs, funding sources and financing; sequence and scheduling considerations; and 

implementation responsibilities, controls and monitoring. Please refer to Figures 3.13-17 through 3.13-19 

for the conceptual design details for the required intersection improvements. Please refer to Mitigation 

Measures 3.13-1 through 3.13-3 for a description of the timing of mitigation fee payment. The payment of 

pro-rata fees toward intersection improvements is required prior to issuance of building permits. The 

construction of said improvements is required prior to final inspection of the Whole Foods and the Park 

project. 

Response C-79-110 

This comment is a set of general introductory remarks indicating that the Draft EIR did not sufficiently 

support the conclusion that the proposed mitigation measures would sufficiently mitigate traffic impacts 

to a less than significant level. Please refer to Tables 3.13-7 and 3.13-8, which analyzes post mitigation 

measure conditions at the significantly impacted intersection. The V/C methodology was used to 

calculate LOS after mitigation, which is consistent with the City of Malibu Traffic Impact Analysis 

Guidelines. The results conclude that after implementation of the required intersection improvements, 

impacts would be less than significant. 

Response C-79-111 

This comment requests an explanation of the analytical procedure used to conclude that Mitigation 

Measures 3.13-2 and 3.13-2 would sufficiently mitigate traffic impacts. Please refer to Tables 3.13-7, 3.13-8, 

and 3.13-8(a) which analyzes post mitigation measure conditions at the significantly impacted 

intersection. The V/C methodology was used to calculate LOS after mitigation, which is consistent with 
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the City of Malibu Traffic Impact Analysis Guidelines. The results conclude that after implementation of 

the required intersection improvements, impacts would be less than significant. 

Response C-79-112 

This comment requests an explanation of the analytical procedure used to conclude that Mitigation 

Measures 3.13-2 and 3.13-2 would sufficiently mitigate traffic impacts. Please refer to Tables 3.13-7, 3.13-8, 

and 3.13-9(a), which analyzes post mitigation measure conditions at the significantly impacted 

intersection. The V/C methodology was used to calculate LOS after mitigation, which is consistent with 

the City of Malibu Traffic Impact Analysis Guidelines. Please refer to Tables 3.13-5 and 3.13-6 for an 

assessment of the impacts to Webb Way/Civic Center Way/Stuart Ranch Road. 

Response C-79-113 

This comment requests that the predicted V/C impact of 0.025 at the intersection of PCH and Malibu 

Canyon Road be expressed as delay in seconds or traffic signal cycles or length of backup for project 

related and cumulative conditions. The measurement of traffic impacts (delay) at the aforementioned 

intersection was measured using a volume to capacity (V/C) ratio to calculate a Level of Service. Using 

V/C ratios for traffic impact studies is a standard industry practice because use of V/C ratios provides an 

opportunity to understand any “over-capacity” issues and help to identify effective mitigation measures 

(e.g., physical improvements). Use of delay at signalized intersections such as the PCH/Malibu Canyon 

intersection could easily be reduced by optimizing signal timing under Existing Plus Project conditions. 

However, this same approach may not sufficiently mitigate cumulative buildout conditions. Therefore, 

use of the V/C ratio is an appropriate means of quantifying intersection operation characteristics. Please 

refer to Topical Response 1.  

Response C-79-114 

This comment requests that impacts to bus service be expressed as delay in seconds or traffic signal cycles 

or length of backup for project related and cumulative conditions. Metro transit service is provided by 

three eastbound and seven westbound buses during the morning peak hours, five eastbound and three 

westbound buses during the afternoon peak hours, with three buses in each direction during the mid-day 

peak hours on Saturdays. Thus given the low number of project-generated transit trips per bus, no 

impacts on the existing or future transit services are expected to occur as a result of the proposed project. 
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Response C-79-115 

This comment requests that impacts on beach and park users be expressed in minutes via aggregate daily 

delay at the intersection. The measurement of traffic impacts (delay) at the aforementioned intersection 

was measured using a volume to capacity (V/C) ratio to calculate a Level of Service. This methodology is 

consistent with the City’s Traffic Impact Assessment Guidelines. After implementation of Mitigation 

Measure 3.13-1, impacts would be less than significant. Therefore, traffic impacts on beach and park users 

would also be less than significant. Please refer to Topical Response 1.  

Response C-79-116 

This comment requests that analysis of additional significant congestion at the intersection will affect 

other nearby intersections. Please refer to Tables 3.13-5, 3.13-6, and 3.13-9 for an assessment of project 

specific and cumulative impacts at all intersections within the project study area. Please also refer to 

Table 3.13-11 for an assessment of project specific and cumulative impacts along key street segments 

within the project study area. 

Response C-79-117 

This comment requests that the traffic impact analysis accurately define parks or public lands adjacent to 

the intersection. For a description of parks surrounding this intersection, please refer to Draft EIR Section 

3.12, Recreation. Pedestrian and bicycle movements are included in the assessment of intersection 

functionality, as they contribute to signal timing. The proposed project would contribute to proposed 

improvements to the intersection of Webb Way and PCH, which would maintain bicycle and pedestrian 

access by the construction of additional sidewalks and bike lanes. These improvements, plus adjustments 

in signal timing would improve bicyclist and pedestrian and safety at this intersection. 

Response C-79-118 

This comment requests clarification of the intersection geometry of PCH and Webb Way after the 

required mitigation. Please refer to Draft EIR Figure 3.13-9 for a depiction of the intersection geometry. It 

is assumed that the “fog lane” pavement is the existing pavement located along the north side of PCH 

west of the PCH/Webb Way intersection. As shown in Figure 3.13-9, this pavement would remain after 

implementation of the intersection improvement. 
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Response C-79-119 

This comment requests a description of the loss of parking spaces resulting from implementation of the 

proposed mitigation measures. No parking spaces would be lost due to implementation of the proposed 

intersection improvement mitigation measures at PCH and Webb Way. 

Response C-79-120 

This comment is a set of general introductory remarks indicating that the Draft EIR did not sufficiently 

support the conclusion that the proposed mitigation measures would sufficiently mitigate traffic impacts 

to a less than significant level at the intersection of PCH and Malibu Canyon Road. Please refer to Tables 

3.13-7, 3.13-8, and 3.13-8(a), which analyzes post mitigation measure conditions at the PCH and Malibu 

Canyon Road intersection. The V/C methodology was used to calculate LOS after mitigation, which is 

consistent with the City of Malibu Traffic Impact Analysis Guidelines. The results conclude that after 

implementation of the required intersection improvements, impacts would be less than significant. 

Response C-79-121 

This comment requests an explanation of the analytical procedure used to conclude that Mitigation 

Measures 3.13-2 and 3.13-2 would sufficiently mitigate traffic impacts. Please refer to Tables 3.13-7, 3.13-8, 

and 3.13-8(a), which analyzes post mitigation measure conditions at the significantly impacted 

intersection. The V/C methodology was used to calculate LOS after mitigation, which is consistent with 

the City of Malibu Traffic Impact Analysis Guidelines. The results conclude that after implementation of 

the required intersection improvements at PCH and Malibu Canyon Road, impacts would be less than 

significant. 

Response C-79-122 

This comment requests an explanation of the analytical procedure used to conclude that Mitigation 

Measures 3.13-1 and 3.13-2 would sufficiently mitigate traffic impacts. Please refer to Tables 3.13-7 and 

3.13-8, which analyzes post mitigation measure conditions at the significantly impacted intersection. The 

V/C methodology was used to calculate LOS after mitigation, which is consistent with the City of Malibu 

Traffic Impact Analysis Guidelines. Please refer to Tables 3.13-5 and 3.13-6 for an assessment of the 

impacts to Webb Way/Civic Center Way/Stuart Ranch Road. 

Response C-79-123 

This comment requests traffic data estimating the impacts of school related traffic at the Winter Canyon 

Road/Civic Center Way signal. This intersection was not analyzed as part of this project as it lies between 
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the intersections of Civic Center Way/Stuart Ranch Road/Webb Way and Civic Center Way/Malibu 

Canyon Road. The project specific and cumulative impacts on these intersections are presented on Draft 

EIR Tables 3.13-5, 3.13-6, and 3.13-9. 

Response C-79-124 

This comment requests traffic data estimating the traffic impacts associated with construction of the Civic 

Center Wastewater Treatment Plant. The Malibu Civic Center Wastewater Treatment Plant EIR included 

an assessment of temporary traffic-related construction impacts. These impacts were considered less than 

significant after implementation of a Traffic Control Plan. Moreover, operation of the Malibu Civic Center 

Wastewater Treatment Plant would generate approximately two trips per week up to two trips per day. 

The increase would not generate any noticeable difference in local traffic. 

Response C-79-125 

This comment requests analysis of the predicted V/C increase of 0.011 at the intersection of PCH and 

Malibu Canyon Road in daily delay in seconds or traffic signal cycles or length of backup. The 

measurement of traffic impacts (delay) at the aforementioned intersection was measured using a volume 

to capacity (V/C) ratio to calculate a Level of Service. Using V/C ratios for traffic impact studies is a 

standard industry practice because use of V/C ratios provides an opportunity to understand any “over-

capacity” issues and help to identify effective mitigation measures (e.g., physical improvements). Use of 

delay at signalized intersections (such as the PCH/Malibu Canyon Road intersection) could easily be 

reduced by optimizing signal timing under Existing Plus Project conditions. However, this same 

approach may not sufficiently mitigate cumulative buildout conditions. Therefore, use of the V/C ratio is 

an appropriate means of quantifying intersection operation characteristics. Please refer to Topical 

Response 1. 

Response C-79-126 

This comment requests that impacts to bus service be expressed as delay in seconds or traffic signal cycles 

or length of backup for project related and cumulative conditions. Metro transit service is provided by 

three eastbound and seven westbound buses during the morning peak hours, five eastbound and three 

westbound buses during the afternoon peak hours, with three buses in each direction during the mid-day 

peak hours on Saturdays. Thus given the low number of project-generated transit trips per bus, no 

impacts on the existing or future transit services are expected to occur as a result of the proposed project. 
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Response C-79-127 

This comment requests that impacts on beach and park users be expressed in minutes via aggregate daily 

delay at the intersection. The measurement of traffic impacts (delay) at the PCH/Malibu Canyon Road 

intersection was measured using a volume to capacity (V/C) ratio to calculate a Level of Service. This 

methodology is consistent with the City’s Traffic Impact Analysis Guidelines. After implementation of 

Mitigation Measure 3.13-1, impacts would be less than significant. Traffic impacts on beach and park 

users would also be less than significant, as no physical improvements are proposed that would impact 

the coastline or Malibu Lagoon State Beach Park. 

Response C-79-128 

This comment requests that analysis of additional significant congestion at the intersection will affect 

other nearby intersections. Please refer to Tables 3.13-5, 3.13-6, and 3.13-9 for an assessment of project 

specific and cumulative impacts at all intersections within the project study area. Please also refer to 

Table 3.13-11 for an assessment of project specific and cumulative impacts along key street segments 

within the project study area. 

Response C-79-129 

This comment requests that the traffic impact analysis accurately define parks or public lands adjacent to 

the intersection. For a description of parks surrounding this intersection, please refer to Draft EIR Section 

3.12, Recreation. Pedestrian and bicycle movements are included in the assessment of intersection 

functionality, as they contribute to signal timing. The proposed project would contribute to proposed 

improvements to the intersection of PCH/Malibu Canyon Road, which would maintain bicycle and 

pedestrian access by the construction of additional sidewalks and bike lanes. These improvements, plus 

adjustments in signal timing would improve bicyclist and pedestrian and safety at this intersection. 

Response C-79-130 

This comment requests an explanation of the analytical procedure used to conclude that Mitigation 3.13-2 

would sufficiently mitigate traffic impacts at the PCH/Malibu Canyon Road intersection. Please refer to 

Tables 3.13-7 and 3.13-8, which analyzes post mitigation measure conditions at the significantly impacted 

intersection. The impact of project traffic on the intersection of Malibu Canyon Road and Pacific Coast 

Highway could be mitigated by restriping the south leg of the intersection to include a left-turn lane, one 

through lane and one right-turn lane. Traffic signal recommendations include installing a northbound 

right turn overlap phase to run concurrently with the westbound left turn phase. This mitigation would 

improve the traffic movement along northbound approach to the Pacific Coast Highway and Malibu 
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Canyon Road intersection necessary for Saturday traffic when the traffic congestion is the heaviest due to 

the activities associated with the proposed athletic fields. 

Response C-79-131 

This comment requests that the traffic impact analysis accurately define parks or public lands adjacent to 

the intersection. For a description of parks surrounding this intersection, please refer to Draft EIR Section 

3.12, Recreation. Pedestrian and bicycle movements are included in the assessment of intersection 

functionality, as they contribute to signal timing. The proposed project would contribute to proposed 

improvements to the intersection of Malibu Canyon Road and PCH, which would maintain bicycle and 

pedestrian access by the construction of additional sidewalks and bike lanes. These improvements, plus 

adjustments in signal timing would improve bicyclist and pedestrian and safety at this intersection. 

Response C-79-132 

This comment requests an explanation of the analytical procedure used to conclude that Mitigation 3.13-2 

would sufficiently mitigate traffic impacts at the PCH/Malibu Canyon Road intersection. Please refer to 

Tables 3.13-7 and 3.13-8, which analyzes post mitigation measure conditions at the significantly impacted 

intersection. The impact of project traffic on the intersection of Malibu Canyon Road and Pacific Coast 

Highway could be mitigated by restriping the south leg of the intersection to include a left-turn lane, one 

through lane and one right-turn lane. Traffic signal recommendations include installing a northbound 

right turn overlap phase to run concurrently with the westbound left turn phase. This mitigation would 

improve the traffic movement along northbound approach to the Pacific Coast Highway and Malibu 

Canyon Road intersection necessary for Saturday traffic when the traffic congestion is the heaviest due to 

the activities associated with the proposed athletic fields. No impacts to pedestrians and bicyclists would 

occur, as the existing pedestrian and bicycle infrastructure would be maintained. 

Response C-79-133 

This comment requests traffic projections for the PCH and Malibu Canyon Road intersection in the 

mitigation condition. Please refer to Tables 3.13-7 and 3.13-8, which analyzes post mitigation measure 

conditions at the significantly impacted intersection. The impact of project traffic on the intersection of 

Malibu Canyon Road and Pacific Coast Highway could be mitigated by restriping the south leg of the 

intersection to include a left-turn lane, one through lane and one right-turn lane. Traffic signal 

recommendations include installing a northbound right turn overlap phase to run concurrently with the 

westbound left turn phase. No impacts to pedestrians and bicyclists would occur, as the existing 

pedestrian and bicycle infrastructure would be maintained. 
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Response C-79-134 

This comment requests discussion of possible mitigation for eastbound through traffic on PCH at Malibu 

Canyon Road. The methodology for determining arterial street impacts is based on a comparison of the 

future without and future with project conditions. The percentage increase in peak hour traffic is used as 

the measurement for the impact evaluation. Pursuant to the City Traffic Impact Analysis Guidelines, a 

significant traffic impact for an arterial street occurs if the V/C ratio on a roadway segment operating at 

an unacceptable level of Service (LOS D, E, or F) increases by 0.05 or more. As shown in Draft EIR Table 

3.13-11, the project added traffic generated by the proposed project would not exceed the arterial traffic 

impact significance threshold of V/C increase of 0.05 for the eastbound PCH roadway segment between 

PCH/Malibu Canyon Road and PCH/Cross Creek Road. Therefore, no mitigation is required for the 

eastbound thru traffic at PCH/Malibu Canyon Road. No impacts to pedestrian and bicycle use would 

occur as the existing pedestrian and bicyclist infrastructure would remain. 

Response C-79-135 

This comment requests discussion of possible mitigation for western through traffic on PCH at Malibu 

Canyon Road. The methodology for determining arterial street impacts is based on a comparison of the 

future without and future with project conditions. The percentage increase in peak hour traffic is used as 

the measurement for the impact evaluation. Pursuant to the City Traffic Impact Analysis Guidelines, a 

significant traffic impact for an arterial street occurs if the V/C ratio on a roadway segment operating at 

an unacceptable level of Service (LOS D, E, or F) increases by 0.05 or more. As shown in Draft EIR Table 

3.13-11, the project added traffic generated by the proposed project would not exceed the arterial traffic 

impact significance threshold of V/C increase of 0.05 for the westbound PCH roadway segment between 

PCH/Cross Creek Road and PCH/Malibu Canyon Road. Therefore, no mitigation is required for the 

westbound thru traffic at PCH/Malibu Canyon Road. No impacts to pedestrian and bicycle use would 

occur as the existing pedestrian and bicyclist infrastructure would remain. 

Response C-79-136 

This comment requests discussion of possible mitigation for westbound PCH to northbound Malibu 

Canyon Road. Please refer to Tables 3.13-5, 3.13-6, and 3.13-9 which analyze project specific and 

cumulative intersection impacts at PCH and Malibu Canyon Road and at Malibu Canyon Road and Civic 

Center Way. As described above, impacts to PCH and Malibu Canyon Road would be sufficiently 

mitigated by implemented Mitigation Measure 3.13-2. Impacts at the Malibu Canyon Road/Civic Center 

Way intersection would be less than significant under project specific and cumulative buildout 

conditions. 
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Response C-79-137 

This comment requests discussion of possible mitigation for southbound Malibu Canyon Road. Please 

refer to Tables 3.13-5, 3.13-6, and 3.13-9 which analyze project specific and cumulative intersection 

impacts at PCH and Malibu Canyon Road and at Malibu Canyon Road and Civic Center Way. As 

described above, impacts to PCH and Malibu Canyon Road would be sufficiently mitigated by 

implemented Mitigation Measure 3.13-2. Impacts at the Malibu Canyon Road/Civic Center Way 

intersection would be less than significant under project specific and cumulative buildout conditions. 

Furthermore, as shown in Draft EIR Table 3.13-11, the project added traffic generated by the proposed 

project would not exceed the arterial traffic impact significance threshold of V/C increase of 0.05 for the 

Malibu Canyon Road segment north of Civic Center Way. Therefore, no mitigation is required for the 

southbound traffic at PCH/Malibu Canyon Road. No impacts to pedestrian and bicycle use would occur 

as the existing pedestrian and bicyclist infrastructure would remain unchanged. 

Response C-79-138 

This comment requests a description of the loss of parking spaces as a result of mitigation measures 

proposed at the PCH/Malibu Canyon Road intersection. No parking spaces would be removed as a result 

of the proposed project or as part of the roadway construction proposed as part of CDP No. 14-036. 

Response C-79-139 

This comment includes a general statement and opinions regarding the status of related projects that 

have been recently filed with the City of Malibu and are expected to occur within a similar timeframe 

with similar traffic Impacts. The comment does not raise a specific environmental issue within the 

meaning of CEQA, and therefore no further response is provided. The comment will be included as part 

of the record and made available to the decision makers prior to a final decision on the proposed project. 

Response C-79-140 

This comment includes an opinion that the Draft EIR incorrectly assumes that other projects will be able 

to contribute any fair share funding for the mitigation measures designed to reduce cumulative traffic 

impacts at the PCH/Malibu Canyon Road and the PCH/Webb Way intersections. To address this concern, 

Mitigation Measures 3.13-2 and 3.13-3 require the payment of pro-rata fees prior to issuance of building 

permits and the completion of intersection improvements prior to the project’s final inspection. Therefore, 

the project cannot begin operation until the intersection improvements are physically constructed. 
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Response C-79-141 

This comment requests an explanation of how the mitigation measures will be implemented if the specific 

developments responsible for the physical construction of Mitigation Measures 3.13-1 through 3.13-3 fail 

to receive regulatory permission to construction. The project would be required to construct these 

improvements prior to receiving final inspection, as specified in Mitigation Measures 3.13-1 through 

3.13-3. 

Response C-79-142 

This comment requests an explanation of how the mitigation measures will be implemented if the specific 

developments responsible for the physical construction of Mitigation Measures 3.13-1 through 3.13-3 fail 

to receive regulatory permission to construction. The project would be required to construct these 

improvements prior to receiving final inspection, as specified in Mitigation Measures 3.13-1 through 

3.13-3. 

Response C-79-143 

This comment requests an explanation of how the mitigation measures will be implemented if the specific 

developments responsible for the physical construction of Mitigation Measures 3.13-1 through 3.13-3 fail 

to receive regulatory permission to construction. If the party responsible for the physical construction of 

the intersection improvements failed to construction the intersection improvements in advance of the 

proposed project, the project would be required to construct the intersection improvements prior to 

receiving final inspection, as specified in Mitigation Measures 3.13-1 through 3.13-3. 

Response C-79-144 

This comment requests a description of impacts on coastal access patrons if the specific developments 

responsible for the physical construction of Mitigation Measures 3.13-1 through 3.13-3 fail to receive 

regulatory permission to construction. If the party responsible for the physical construction of the 

intersection improvements failed to construction the intersection improvements in advance of the 

proposed project, the project would be required to construct the intersection improvements prior to 

receiving final inspection, as specified in Mitigation Measures 3.13-1 through 3.13-3. The construction of 

improvements would sufficiently mitigate any impacts to coastal access resulting from the additional 

vehicle, pedestrian and bicycle trips resulting from the proposed project. 
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Response C-79-145 

This comment requests a description of CMP impacts if the specific developments responsible for the 

physical construction of Mitigation Measures 3.13-1 through 3.13-3 fail to receive regulatory permission 

to construction. If the party responsible for the physical construction of the intersection improvements 

failed to construction the intersection improvements in advance of the proposed project, the project 

would be required to construct the intersection improvements prior to receiving final inspection, as 

specified in Mitigation Measures 3.13-1 through 3.13-3. The construction of improvements would 

sufficiently mitigate any impacts to CMP facilities. 

Response C-79-146 

This comment requests that the following statement should be included in the Draft EIR: “it should be 

noted that the approved La Paz Project is required to fund improvements to the intersection of PCH with 

both Webb Way and Cross Creek Road.” The following statement has been added to the Whole Foods 

Draft EIR page 3.13-37 under the heading of Residual Impacts: “It should be noted that the approved La 

Paz project is required to fully fund and physically construct improvements to the intersection of 

PCH/Cross Creek Road and PCH/Webb Way.” 

Response C-79-147 

This comment requests analysis of the anticipated traffic impacts should La Paz not be built, and its 

mitigation efforts are deleted or nor forthcoming. If the party responsible for the physical construction of 

the intersection improvements failed to construction the intersection improvements in advance of the 

proposed project, the project would be required to construct the intersection improvements prior to 

receiving final inspection, as specified in Mitigation Measures 3.13-1 through 3.13-3. 

Response C-79-148 

The responses to comments contain additional information and minor revisions that will be added to the 

text of the Final EIR. City of Malibu staff has reviewed this material and determined this material would 

not constitute the type of significant new information that requires recirculation of the Draft EIR for 

further public comment under State CEQA Guidelines Section 15088.5. This new material does not indicate 

that the project will result in a significant new environmental impact not previously disclosed in the Draft 

EIR. Additionally, this material does not indicate that there would be a substantial increase in the severity 

of a previously identified environmental impact that will not be mitigated, or that there would be any of 

the other circumstances requiring recirculation described in Section 15088.5. 
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Response C-79-149 

This comment is a general closing remark. The comment does not raise a specific environmental issue 

within the meaning of CEQA, and therefore no further response is provided. The comment will be 

included as part of the record and made available to the decision makers prior to a final decision on the 

proposed project. 
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Letter No. C-80 Margo Lane 

Response C-80-1 

Please refer to Topical Response 1. 
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Letter No. C-81 D. Larsen 

Response C-81-1 

Please refer to Topical Response 1. 

Response C-80-2 

This comment is a set of general remarks and opinions. The comment does not raise a specific 

environmental issue within the meaning of CEQA, and therefore no further response is provided. The 

comment will be included as part of the record and made available to the decision makers prior to a final 

decision on the proposed project. 
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Letter No. C-82 Barbara and Richard Lawrence 

Response C-82-1 

Please refer to Topical Response 1. 
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Letter No. C-83 John LePrevost 

Response C-83-1 

Please refer to Topical Response 1. 
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Letter No. C-84 Joel Levinson 

Response C-84-1 

This comment is a set of general remarks and opinions, as well as a statement in support of the project. 

The comment does not raise a specific environmental issue within the meaning of CEQA, and therefore 

no further response is provided. The comment will be included as part of the record and made available 

to the decision makers prior to a final decision on the proposed project. 
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Letter No. C-85 Alan Long 

Response C-85-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-86 Cori Lowe 

Response C-86-1 

This comment is a set of general remarks and opinions. The comment does not raise a specific 

environmental issue within the meaning of CEQA, and therefore no further response is provided. The 

comment will be included as part of the record and made available to the decision makers prior to a final 

decision on the proposed project. 

Please also refer to Topical Response 1. 
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Letter No. C-87 Maile Mason 

Response C-87-1 

Please refer to Topical Response 1. 
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COMMENTS AND QUESTIONS 

WHOLE FOODS AND THE PARK SHOPPING CENTER 
DRAFT ENVIRONMENTAL IMPACT REPORT 

MALIBU PLANNING COMMISSION 
MARCH 2, 2015 

SUBMITTED BY 
JOHN MAZZA – PLANNING COMMISSIONER 
6613 ZUMIREZ DRIVE 
MALIBU, CA 90265 
310 457-2075 

TO 

Jasch Janowicz, Contract Planner 
City of Malibu
Planning Department 
23825 Stuart Ranch Road 
Malibu, CA 90265 

Mr Janowicz; 

     I wish to submit the following comment and questions for a complete answer in the forth coming 
final Environmental Impact Report on the above referenced project based on the draft Environmental 
Impact Report presented to the Planning Commission on March 2, 2015. 

1. The subject property was used as a towing yard in the past (ES 1) and no testing of the soil 
other than a visual inspection was reported and although sub surface water was tested from wells on the 
site(3.7-4) no testing of surface soil was conducted. Towing yards involve leakage of fluids from 
wrecked or stored vehicles such as oil and anti freeze. A through testing of soils must be undertaken 
under EIR standards if there is an indication of uses that are highly likely to produce pollution. 

2. The proposed project would include a “12 foot high sound wall along the northerly property 
line”. (ES-5) The draft EIR (ES-5) states that the property immediately north of the project site is used 
as a horse training facility and states that the wall is to respond to the concern of the horse facility about 
noise. The EIR is incorrect in that approximately one third of the northern property line boarders the 
GTE/ Verizon wireless maintenance building  at 3705 Cross Creek Road (Figure 3.7-1).  A twelve foot 
wall on two sides of that property would eliminate the views from that property and isolate the property 
with a twelve foot wall thus damaging its use as a commercial property. It could no longer be seen from 
Cross Creek Rd when traveling north. This negative impact must be studied in the final EIR. 
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3. A service road is proposed on the entire easterly property line of the property line which 
eliminates thousands of sq ft of required open space/landscaping (ES-6). The EIR does not examine 
feasible alternatives to this driveway which would reduce impermeable surfaces and increase open 
space/landscaping such as routing the driveway between buildings 4 and 5 (site plan figure 2.0-4). The 
space between the buildings clearly exceeds road width and turning radius requirements.  Other 
alternatives must be studied in the EIR 

4.  As stated (ES-6) “The Local Coastal Program (LCP) requires that 40 percent of the gross lot 
area constitutes landscaped area, in this case,102,467 square feet.”. This figure is calculated by taking 
40 percent of the total lot area of 258,168 square feet and equals 103,341 square feet (ES-7). The draft 
EIR falsely claims that the “Landscaped Area “ is not defined in the LCP (ES-7) when in fact it is. All 
percentage requirements in the LCP are calculated using “gross lot area” as stated above. The EIR 
proposes to calculate areas such as “green walls” based not on their footprint as required by the LCP 
but rather by using their vertical surfaces which are not a part of “gross lot area”. This method could 
result , when taken to an extreme, in calculation of lot coverage that exceeds many times the “gross lot 
area”. The analysis in the EIR is clearly not true, has never been used in any LCP analysis of lot area 
coverage in any coastal jurisdiction and must be corrected and analyzed. 

5. The project proposes to remove four parking spaces on Civic Center Way (ES-6)(3.13-2). There 
is no discussion any replacement of these spaces and the LCP requirement that visitor serving parking 
not be removed. This should be discussed in the EIR. 

6. Although the project description (2.0-31) states that a “specific plan “ has been prepared for this 
project the planning commission has not been asked to take comments on the specific plan (as required 
and the “specific plan” has not been reconciled to the draft EIR. One example of this is that the 
“specific plan” fails to discuss or disclose the uses allowed by the current zoning of a large portion of 
which is CG (commercial general).(specific plan Elementx 2-5) 

7. The planning commission has not been asked to take comments on the specific plan as required 
by Measure R (WFPSP draft 3-1) 

8. The draft EIR fails to discuss and evaluate the uses and alternatives allowed by the current 
municipal zoning of CG for the project. These alternatives are required to be studies since it takes a 
legislative action that has not taken place to change the zoning to the uses that have been proposed in 
the EIR. 

9. The EIR Alternative 3 (ES-10)states that the buildings have been “stacked one upon the other 
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with a maximum height of 24 feet....This layout would not fulfill the intent of the proposed project 
design , which is that of a low rise retail village...” . The purpose  of the alternative study disclosure is 
to evaluate alternatives not to compare alternatives to the the wishes of the developer. The proposed 
project states (2.0-13) that all five buildings are to be 28 feet in height which is the maximum allowed 
by the MMC and the LIP and certainly could not be considered “a low rise retail villiage”. It apparent 
from these statements that the proposed project would be higher than Alternative 3 and thus the 
analysis if fatally flawed. 

10. Alternative analysis 3 states “...a typical retail space would have a ceiling height of 15 to 18 
feet.....the two retail buildings under the Two-Story Building Alternative would have a maximum 
interior ceiling height of 11 feet. “This is not considered a practical height for most retail spaces...” 
“This is not considered practical height..”(ES-11) These statements must be called into question and the 
alternative section analyzed . There are numerous examples , including the immediately adjacent 
Malibu Country Mart two story building across Civic Center Way, that do not have two stories of 18ft 
ceilings which would not be allowed under the MMC or LIP because of the 28 ft elevation limit. In fact 
there are virtually no retail spaces ,with the exception of food markets, with 18 ft. ceilings. The EIR is 
required to have factual analysis not unsubstantiated statements and it must factually discuss 
alternatives. 

11. Alternative 3 states “As with the Code Complying Alternative, due to the reconfiguration of the 
site under this alternative, it cannot be assumed that Whole Foods would be the tenant”.  This statement 
is speculation that presumes that Whole Foods is the tenant , which nowhere has been demonstrated , 
and is not a concern of an Environmental Impact Report under state law. The statement (ES-11) 
“Therefore the proposed grocery building would be a generic “box”...is speculation on the part of the 
author of this report without any backup. In fact , the building , to a casual observer, is a box with a 
trellis  attached.  The EIR must analyze the physical properties of buildings since ,once built, they are 
tenant agnostic. There is o evidence that this building will be occupied by Whole Foods or any other 
tenant nor should there be especially in light of the statement “...it cannot be assumed that the tenant 
would be the tenant. No analysis of why a three building configuration is ,with additional open space, is 
detrimental to a grocery tenant is given and to make the statements given in this analysis it is required. 

12. The EIR is titled “Whole Foods in the Park” when in fact there is no evidence that the Whole 
Food Corporation has any interest or lease in this development. If fact the application is made by an 
entity which does not have the words “Whole Foods” in its' title. Environmental Impact Reports are 
reports on development of properties and their potential uses and they are required to have titles that 
are not misleading. Branding is not the purpose of a EIR and it appears that without evidence this EIR 
could just as easily be called “Trader Joe's in the Park or “in-n-Out in the Park”. The EIR should be 
agnostic as to brand names and the city attorney should make an opinion on this issue before the final 
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EIR is issued. 

13. The project proposes to count 48,492 sq ft of “tree canopy outside landscape planters and or 
open space.”(figure 2.0-12). This represents almost one half of the 102,467 sq ft of landscape required 
by the LIP based on the total “gross lot area “ of 258,168. Since, as stated above in comment 4, this 
represents double counting of an area and thus does not comply with the “gross lot area” calculations 
this needs to have a detailed discussion in the EIR. It does not seem, on its' face that the tree canopy 
calculations are accurate since Tree Canopy Diagram 2.0-12 does not reconcile with the landscape Plan 
20-10a and b. This tree canopy is calculated using the assumption that all of the trees will have 
canopies “...of 50feet in diameter”. A casual inspection of the trees in the civic center does not seem to 
show any examples of  a trees with 50 foot diameters. Most of the trees in the civic center area are over 
50 years old and no discussion in the EIR of how long it will take the proposed trees to reach 50 ft in 
diameter is given. There  is also no discussion of the fire hazzard involved with trees of this size.  
There is also no discussion of how a fifty foot tree would grow to the height at which its' canopy would 
exceed the 28 ft height proposed for the the five buildings involved. 

More comments will be made at a later date. 
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Letter No. C-88 John Mazza, Planning Commissioner 

Response C-88-1 

This comment is a general opening remark. The comment does not raise a specific environmental issue 

within the meaning of CEQA, and therefore no further response is provided. The comment will be 

included as part of the record and made available to the decision makers prior to a final decision on the 

proposed project. 

Response C-88-2 

Please refer to Response to Comment A-2-6. 

Response C-88-3 

To clarify, the proposed sound (acoustic) wall (that would also be a “green wall”) would only extend 

along the northern-most property line that is immediately adjacent to the equestrian facility. There is no 

plan to erect a sound wall along the northern property line between the project site and the adjacent 

GTE/Verizon Wireless maintenance facility. Please refer to Figure 2.0-4, Site Plan and Figure 2.0-13, Green 

Wall Site Plan in the Draft EIR. 

Response C-88-4 

It is assumed that the commenter is referring to the service road proposed along the western property 

line rather than the “easterly property line.” The service road as shown in Figure 2.0-4, Site Plan is 

designed to conform to Section 503 of the Fire Code as required by the Los Angeles County Fire 

Department and meet the turning radius requirements of three-axle delivery trucks. 

Alternative 2, the Code Complying Alternative provides an alternative which reduces impermeable 

surfaces and increase open space/landscaping. Please refer to Figure 4.0-1, Code Complying Alternative 

Site Plan. 

Response C-88-5 

Please refer to Response to Comment B-1c-2 
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Response C-88-6 

While the City and the Coastal Commission value public parking and access to visitor serving uses 

within and near the coastal areas of Malibu, the removal of four spaces would not create a significant 

impact on the environment. 

In terms of replacement parking, the project is required to provide 217 parking spaces (five spaces per 

1,000 square feet [sf]), and would provide 220 parking stalls (seven handicapped accessible, 175 standard 

and 38 compact), 16 bicycle spaces (via four bicycle racks spread out across the site), four golf cart spaces, 

two electric vehicle charging stations, four loading spaces for the retail uses, and 520 square feet of soft-

surface area for horse parking, including four hitching posts, and a watering trough. 

Response C-88-7 

The Specific Plan will be brought before the Planning Commission and the City Council for their 

consideration. Public comments will also be taken/considered at this that time. 

A public review draft of the Whole Foods and the Park Specific Plan is currently available for review on 

the City’s website at: https://www.malibucity.org/DocumentCenter/View/11417. Zoning and permitted 

uses for the project site are discussed in Section 2: Elements, subsection 2.2: Land Use, pages 2-4 through 

2-6. 

Response C-88-8 

Please refer to Response to Comment C-88-7. 

Response C-88-9 

According to the CEQA Guidelines Section 15126.6(a), an EIR must describe a reasonable range of 

alternatives to the proposed project, or to the location of a proposed project that attain most of the basic 

objectives of the project in a feasible manner, but avoid or substantially lessen any of the significant 

effects of the project. 

The legal standard for the discussion of alternatives states that:  

The discussion of alternatives need not be exhaustive, and the requirement as to the 
discussion of alternatives is subject to a construction of reasonableness. The statute does 
not demand what is not realistically possible given the limitation of time, energy, and 
funds... [P] Absolute perfection is not required; what is required is the production of 
information sufficient to permit a reasonable choice of alternatives so far as 
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environmental aspects are concerned. It is only required that the officials and agencies 
make an objective, good-faith effort to comply. 

The Draft EIR complies with the requirements of the CEQA Guidelines as it provided full analysis of 

three alternatives (Alternative 1: No Project/No Development Alternative, Alternative 2: Code Complying 

Alternative and Alternative 3: Two-story Building Alternative,) in addition to providing brief narratives 

for four other alternatives (Alternative Site, Reduced Supermarket Square Footage, Subterranean Parking 

Lot and Alternative Uses) that were considered but not evaluated in detail as they were all deemed to be 

infeasible. 

Response C-88-10 

Please refer Response to Comment C-88-9. 

Response C-88-11 

Please refer Response to Comment C-88-9. 

Response C-88-12 

Whole Foods Market has given every indication that it will be the anchor tenant of the proposed project. 

A lease agreement between former the property owner, Cross Creek Ventures, LLC as “Landlord”, and 

Mrs. Gooch’s Natural Food Markets, Inc. (doing business as [DBA] Whole Foods Market) as “Tenant”, 

was entered into on July 23 2007 (the “Original Lease”) in which the Tenant commits to leasing the 

premises as more particularly described in the Original Lease, including but not limited to, requirements 

as to site orientation, access and square footage which would not be met by the design and orientation of 

the building configuration presented in Alternative 2. 

To reflect Whole Foods Market’s continuing commitment to occupying the project once it is completed, to 

date, two Amendments have been made to the Original Lease, the most recent of which served to amend 

the Landlord to DBA Malibu Holdco LLC, the current property owner. Further, Whole Foods Market 

includes “California – Malibu” in its listing of “Stores in Development” on its website: 

http://www.wholefoodsmarket.com/company-info/stores-development. 

Please also refer to Response to Comment C-88-9. 

Response C-88-13 

A project description serves as the basis for the technical analysis contained in an EIR and is provided to 

describe the project in a way that will be meaningful to the public, reviewing agencies, and decision 
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makers. The California Environmental Quality Act (CEQA) Guidelines state that a project description need 

not be exhaustive but should provide the level of detail needed for the evaluation and review of potential 

significant environmental impacts. Section 15146 of the State CEQA Guidelines states that the degree of 

specificity required in an environmental impact report (EIR) shall correspond to the degree of specificity 

involved in the underlying activity described in the EIR. 

The State CEQA Guidelines does not require that a project remain “tenant agnostic.” In fact, numerous 

EIRs for specific anchor tenants (e.g., Walmart, Target, and Costco Wholesale) have been completed in 

numerous jurisdictions throughout the state, including Bakersfield, Barstow, Desert Hot Springs, Fresno, 

Huntington Beach, Los Angeles, Oxnard, Palmdale, Rancho Palos Verdes, Rialto, Santa Monica, and 

Tehachapi, to name just a few. 

Please also refer to Response to Comment C-88-12. 

Response C-88-14 

The western sycamore (Platanus racemosa) is native to California and can grow to a height of 40 to 80 feet 

tall and 30 to 50 feet wide. The tree has a fast growth rate of approximately 36 to 48 inches per year. They 

grow faster when they are young, and the trees planted on the site are expected to put on new growth 

fairly quickly once established. 

A planting plan has been prepared indicating the location of the 80 western sycamores that would be 

included as part of the proposed project’s landscaping. These plans indicate the required sycamores 

would be planted in the following sizes: 15 of the 60-inch-box size; 15 of the 48-inch-box size; 10 of the 36-

inch-box size; 10 of the 24-inch-box size; and 30 of the 15-gallon size. 

The following is provided as an example of the typical growth pattern for the western sycamore planted 

from a 48 inch box. A typical “nursery container stock standard” tree would be would be approximately 

14 feet tall by 10 feet wide at installation. The actual size varies per tree and also depends on if the tree is 

a standard single trunk or a multi trunk tree. It would take approximately five to seven years for the 48 

inch box trees to reach around 25 feet in width as shown in the planting plans. In areas on the project site 

where they have more room to grow they could potentially reach up to 50 feet in width within 12 to 15 

years. The lifespan of a western sycamore can be greater than 150 years. 

The western sycamore typically has a naturalized, irregular canopy shape. In keeping with the project’s 

design intent to have a wider canopy of sycamores, trees would be selected for this project that have the 

largest canopy available at the time of purchase per the selected container sizes. Care would be taken 

during tree selection to ensure that trees with a more spreading form were chosen. Careful maintenance 
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and selective tree trimming over time would also be performed to encourage the trees to take on more of 

the natural spreading form that they are so well known for and which is desired for this project. 

The trees would be maintained per the requirements of the LIP Section 5.6.2 and Title 32 of the Los 

Angeles County Fire Code, therefore they are not expected to pose a greater fire hazard than any other 

type of landscaping in the Civic Center area. 

Response C-88-15 

This comment is a general closing remark. The comment does not raise a specific environmental issue 

within the meaning of CEQA, and therefore no further response is provided. The comment will be 

included as part of the record and made available to the decision makers prior to a final decision on the 

proposed project. 
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Letter No. C-89 Robby Mazza 

Response C-89-1 

Please refer to Topical Response 1. 

  

2.0-356



Whole Foods and the Park Shopping Center Project Final EIR
May 2015

Impact Sciences, Inc.
0592.003

1

2.0-357



2.0 Responses to Comments 

Impact Sciences, Inc.  Whole Foods and the Park Shopping Center Project Final EIR 
0592.003  May 2015 

Letter No. C-90 Alisa McCarter 

Response C-90-1 

Please refer to Topical Response 1. 

  

2.0-358



Whole Foods and the Park Shopping Center Project Final EIR
May 2015

Impact Sciences, Inc.
0592.003

1

2.0-359



2.0 Responses to Comments 

Impact Sciences, Inc.  Whole Foods and the Park Shopping Center Project Final EIR 
0592.003  May 2015 

Letter No. C-91 Dennis and Kim McCarthy 

Response C-91-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-92a Carla and Leigh McCloskey 

Response C-92a-1 

Please refer to Topical Response 1. 
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Letter No. C-92b Carla and Leigh McCloskey 

Response C-92b-1 

Please refer to Topical Response 1. 
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Letter No. C-93a Patty McEnroe 

Response C-93a-1 

This comment is a set of general remarks and opinions and a statement in opposition to the project. The 

comment does not raise a specific environmental issue within the meaning of CEQA, and therefore no 

further response is provided. The comment will be included as part of the record and made available to 

the decision makers prior to a final decision on the proposed project. 

Please also refer to Topical Response 1. 
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Letter No. C-93b Patty McEnroe 

Response C-93b-1 

This comment is a set of general remarks and opinions and a statement in opposition to the project. The 

comment does not raise a specific environmental issue within the meaning of CEQA, and therefore no 

further response is provided. The comment will be included as part of the record and made available to 

the decision makers prior to a final decision on the proposed project. 

Please also refer to Topical Response 1. 
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Letter No. C-94 Bobby Milstein 

Response C-94-1 

This comment is a set of general remarks and opinions. The comment does not raise a specific 

environmental issue within the meaning of CEQA, and therefore no further response is provided. The 

comment will be included as part of the record and made available to the decision makers prior to a final 

decision on the proposed project. 

Please also refer to Topical Response 1. 
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Letter No. C-95 V.P.A. Mitchell-Clyde 

Response C-95-1 

Please refer to Topical Response 1. 

Response C-95-2 

This comment is a set of general remarks and opinions regarding public safety on PCH and the need to 

ease traffic congestion with in the City of Malibu. The comment does not raise a specific environmental 

issue within the meaning of CEQA, and therefore no further response is provided. The comment will be 

included as part of the record and made available to the decision makers prior to a final decision on the 

proposed project. 
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Letter No. C-96 Daniel Moder 

Response C-96-1 

This comment is a set of general remarks and opinions. The comment does not raise a specific 

environmental issue within the meaning of CEQA, and therefore no further response is provided. The 

comment will be included as part of the record and made available to the decision makers prior to a final 

decision on the proposed project. 

Response C-96-2 

Please refer to Topical Response 1. 
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Letter No. C-97 Carol Moss 

Response C-97-1 

Please refer to Topical Response 1. 

Response C-97-2 

Please refer to Topical Response 2. 

Response C-97-3 

Please refer to Topical Response 1. 
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Letter No. C-8 Diane Moss 

Response C-98-1 

Please refer to Topical Response 1. 

Response C-98-2 

Please refer to Topical Response 2. 

Response C-98-3 

Please refer to Topical Response 1. 
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Letter No. C-99 Dominique Navarro 

Response C-99-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-100 Ken Nilsen 

Response C-100-1 

Please refer to Topical Response 1. 
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Letter No. C-101 Lynn Norton 

Response C-101-1 

Please refer to Topical Response 1. 

Response C-101-2 

A lighting plan is presented in Section 2.0, Project Description, refer to Figure 2.0-15, Site Lighting Plan. 

Potential impacts from nighttime lighting at the project site are described and analyzed in Section 3.1, 

Aesthetics, of the Draft EIR. The project’s designed features include shielded pedestrian walkway and 

parking lot lighting, dense landscaping, and all other lighting design recommendations included in the 

Malibu Municipal Code. 
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Letter No. C-102 Kate Novotny 

Response C-102-1 

This comment is a set of general remarks and opinions, as well as a statement in support of the project. 

The comment does not raise a specific environmental issue within the meaning of CEQA, and therefore 

no further response is provided. The comment will be included as part of the record and made available 

to the decision makers prior to a final decision on the proposed project. 
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Letter No. C-103a Richard Thomas Nuttall 

Response C-103a-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-103b Richard Thomas Nuttall 

Response C-103b-1 

Please refer to Topical Response 1. 
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Letter No. C-103c Richard Thomas Nuttall 

Response C-103c-1 

Please refer to Topical Response 1. 
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Letter No. C-104 Bruce Parker, D.C. 

Response C-104-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-105 George Parra 

Response C-105-1 

Please refer to Topical Response 1. 
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Letter No. C-106 Sabrina Parra 

Response C-106-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-107 Anne Payne 

Response C-107-1 

This comment is a set of general remarks and opinions. The comment does not raise a specific 

environmental issue within the meaning of CEQA, and therefore no further response is provided. The 

comment will be included as part of the record and made available to the decision makers prior to a final 

decision on the proposed project. 

Please also refer to Topical Response 2. 

Response C-107-2 

Please refer to Topical Response 2. 

Response C-107-3 

This comment expresses concerns about three-axle truck traffic utilizing the private section of Cross 

Creek Road, north of its intersection with Civic Center Way. As described in the Draft EIR Section 3.13, 

Traffic and Circulation, the proposed project would generate 2,290 weekday vehicle trips with 101 AM 

peak hour trips and 154 PM peak hour trips. In addition, the proposed project would generate an 

estimated 2,528 weekend trips with 226 weekend mid-day trips. Truck deliveries were included in these 

estimated trip generation figures. The Civic Center Way driveway would serve as the main entrance and 

exit for the shopping center. The driveway exit would have a stop sign at its intersection with Civic 

Center Way. The driveway would accommodate vehicular access to all on-site parking and to the service 

road located along the westerly property line which also provides truck access to the loading docks 

located behind the proposed Whole Foods market. Full access would be provided at the Civic Center 

Way driveway (i.e., left-turn and right-turn ingress and egress). The project design accommodations 

combined with the required intersection improvements would ensure that traffic impacts resulting from 

truck deliveries would be less than significant. In addition, the City of Malibu will be including 

operational conditions of approval restricting the timing of truck deliveries to the project site to off-peak 

periods, restricting the truck traffic on the private section of Cross Creek Road (north of Civic Center 

Way), and restricting the use of Cross Creek Road (south of Civic Center Way) as a travel routes for large 

delivery trucks to off-peak periods. These restrictions will be enforced by the property owner as part of 

the project’s covenants, codes, and restrictions (CC&Rs) or by another appropriate legal instrument as a 

condition of approval. 
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Response C-107-4 

Please refer to Topical Response 1. As required by CEQA, the technical analysis contained in each topic 

section in the Draft EIR examines both project-specific impacts and the potential environmental effects 

associated with cumulative development. A listing and a map (Figure 3.0-1, Location of Related Projects) 

of the 39 related projects considered in this cumulative analysis is provided in Section 3.0, Environmental 

Impact Analysis, pages 3.0-3 through 3.0-5. 

Response C-107-5 

Section 3.10, Noise, of the Draft EIR addresses the potential noise impacts that could result from 

construction and operation of the proposed project. No large, outdoor events are contemplated at the 

project site. The proposed project includes Mitigation Measure 3.10-10 which limits all truck deliveries 

and all maintenance operations to between the hours of 7:00 AM and 7:00 PM. 

Response C-107-6 

A lighting plan is presented in Section 2.0, Project Description, refer to Figure 2.0-15, Site Lighting Plan. 

Potential impacts from nighttime lighting at the project site are described and analyzed in Section 3.1, 

Aesthetics, of the Draft EIR. The project’s designed features include shielded pedestrian walkway and 

parking lot lighting, dense landscaping, and all other lighting design recommendations included in the 

Malibu Municipal Code. 

Response C-107-7 

This comment is a set of general remarks and opinions. The comment does not raise a specific 

environmental issue within the meaning of CEQA, and therefore no further response is provided. The 

comment will be included as part of the record and made available to the decision makers prior to a final 

decision on the proposed project. 
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Letter No. C-108 Chris Penny 

Response C-108-1 

Please refer to Topical Response 1. 
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Letter No. C-109 Monica S. Peters and Randy Peters 

Response C-109-1 

Please refer to Topical Response 1. 
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Letter No. C-110a Jennifer Waterhouse Pietro 

Response C-110a-1 

Please refer to Topical Response 1. 
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Letter No. C-110b Jennifer Waterhouse Pietro 

Response C-110b-1 

Please refer to Topical Response 1. 
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Letter No. C-111a Victoria Principal 

Response C-111a-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-111b Victoria Principal 

Response C-111b-1 

Please refer to Topical Response 1. 
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Letter No. C-112 Martha Quinn 

Response C-112-1 

Please refer to Topical Response 1. 
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Letter No. C-113 Andrea Rader 

Response C-113-1 

This comment is a statement in support of the project. The comment does not raise a specific 

environmental issue within the meaning of CEQA, and therefore no further response is provided. The 

comment will be included as part of the record and made available to the decision makers prior to a final 

decision on the proposed project. 
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Letter No. C-114 Olivia Raine 

Response C-114-1 

Please refer to Topical Response 1. 

Response C-114-2 

This comment is a set of general remarks and opinions. The comment does not raise a specific 

environmental issue within the meaning of CEQA, and therefore no further response is provided. The 

comment will be included as part of the record and made available to the decision makers prior to a final 

decision on the proposed project. 
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Letter No. C-115 Cynthia Randall 

Response C-115-1 

This comment is a set of general remarks and opinions, as well as a statement in support of the project. 

The comment does not raise a specific environmental issue within the meaning of CEQA, and therefore 

no further response is provided. The comment will be included as part of the record and made available 

to the decision makers prior to a final decision on the proposed project. 
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Letter No. C-116 Rheta and Bernie Resnick 

Response C-116-1 

Please refer to Topical Response 1. 
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Letter No. C-117 Stephanie Rocco 

Response C-117-1 

Please refer to Topical Response 1. 
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Letter No. C-118 Mary Anne Roelke 

Response C-118-1 

This comment is a statement in support of the project. The comment does not raise a specific 

environmental issue within the meaning of CEQA, and therefore no further response is provided. The 

comment will be included as part of the record and made available to the decision makers prior to a final 

decision on the proposed project. 
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Letter No. C-119 Kimberly Roth 

Response C-119-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-120 Steve Rucker 

Response C-120-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-121 Ann Ryan 

Response C-121-1 

Please refer to Topical Response 1. 
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Letter No. C-122 MalibuBill and Rosemary Sampson 

Response C-122-1 

This comment is a set of general remarks and opinions. The comment does not raise a specific 

environmental issue within the meaning of CEQA, and therefore no further response is provided. The 

comment will be included as part of the record and made available to the decision makers prior to a final 

decision on the proposed project. 

Please also refer to Topical Response 1. 
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Letter No. C-123 Nancy Sanders 

Response C-123-1 

This comment is a set of general remarks and opinions. The comment does not raise a specific 

environmental issue within the meaning of CEQA, and therefore no further response is provided. The 

comment will be included as part of the record and made available to the decision makers prior to a final 

decision on the proposed project. 

Please also refer to Topical Response 1. 
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Letter No. C-124 James Sarantinos 

Response C-124 

Please refer to Topical Response 1. 
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Letter No. C-125 Diane Sherman 

Response C-125-1 

Please refer to Topical Response 1. 
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Letter No. C-126 Francesca Silva 

Response C-126-1 

Please refer to Topical Response 1. 
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Letter No. C-127 Carol Simpson 

Response C-127-1 

Please refer to Topical Response 1. 
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Letter No. C-128 Kevin Singer 

Response C-128-1 

Please refer to Topical Response 1. 
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Letter No. C-129 Anna Rose Sislyan 

Response C-129-1 

Please refer to Topical Response 1. 
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Letter No. C-130a Alexander and Elena Sitkovetsky 

Response C-130a-1 

Please refer to Topical Response 1. 
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Letter No. C-130b Alexander and Elena Sitkovetsky 

Response C-130b-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-131 Karen Smythe 

Response C-131-1 

This comment is a set of general remarks and opinions. The comment does not raise a specific 

environmental issue within the meaning of CEQA, and therefore no further response is provided. The 

comment will be included as part of the record and made available to the decision makers prior to a final 

decision on the proposed project. 

Please also refer to Topical Response 1. 
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Letter No. C-132a Cecilia Soto-Loftus, MPH 

Response C-132a-1 

Please refer to Topical Response 1. 
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Letter No. C-132b Cecilia Soto-Loftus, MPH 

Response C-132b-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Tables 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-132c Cecilia Soto-Loftus, MPH 

Response C-132c-1 

Please refer to Topical Response 1. 
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Letter No. C-133 Louis and Eugenie Spirito 

Response C-133-1 

Please refer to Topical Response 1. As required by CEQA, the technical analysis contained in each topic 

section in the Draft EIR examines both project-specific impacts and the potential environmental effects 

associated with cumulative development. A listing and a map (Figure 3.0-1, Location of Related Projects) 

of the 39 related projects considered in this cumulative analysis is provided in Section 3.0, Environmental 

Impact Analysis, pages 3.0-3 through 3.0-5. 
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Letter No. C-134 Frankie Blue Sposato 

Response C-134-1 

This comment is a statement in opposition to the project. The comment does not raise a specific 

environmental issue within the meaning of CEQA, and therefore no further response is provided. The 

comment will be included as part of the record and made available to the decision makers prior to a final 

decision on the proposed project. 

Please also refer to Topical Response 1. 
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Letter No. C-135 Susan Stiffelman 

Response C-135-1 

Please refer to Topical Response 1. As required by CEQA, the technical analysis contained in each topic 

section in the Draft EIR examines both project-specific impacts and the potential environmental effects 

associated with cumulative development. A listing and a map (Figure 3.0-1, Location of Related Projects) 

of the 39 related projects considered in this cumulative analysis is provided in Section 3.0, Environmental 

Impact Analysis, pages 3.0-3 through 3.0-5. 
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Letter No. C-136 Michael Stoller 

Response C-136-1 

Please refer to Topical Response 1. 
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Letter No. C-137 William B. Strange 

Response C-137-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, Table 3.13-8(a) quantify the anticipated improvements 

to intersection level of service after mitigation. 
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Letter No. C-138 Mary Streeter 

Response C-138-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-139 Sharon A. Talovic, Ph.D. 

Response C-139-1 

Please refer to Topical Response 1. 

Response C-139-2 

Please refer to Topical Response 2. A detailed description of the PCH roadway segment is provided on 

page 3.13-3. A detailed description of the traffic safety and other ancillary uses of PCH (including its use 

by beachgoers for pedestrians, bicyclists, and accident history is provided on pages 3.13-3 and 3.13-4 

under the Traffic Safety and Operations on PCH heading in the Draft EIR. Together, these descriptions 

sufficiently characterize the current roadway geometry and supporting roadway infrastructure 

surrounding the proposed project and were used to analyze the potential project specific and cumulative 

traffic impacts. 

Response C-139-3 

The beneficial impacts associated with implementation of Mitigation Measure 3.13-1, which would 

improve the PCH/Cross Creek intersection were quantified in tabular form for three scenarios, Existing 

Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic Conditions Plus Project. Table 

3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated improvements to intersection level of 

service after mitigation. 
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Letter No. C-140 Jordan Tarlow 

Response C-140-1 

Please refer to Topical Response 1. 
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Letter No. C-141 Susan Tellem 

Response C-141-1 

Please refer to Topical Response 1 and Topical Response 2. A description of the PCH roadway segment 

is provided on page 3.13-3. A detailed description of the traffic safety and other ancillary uses of PCH 

(including its use by beachgoers for pedestrians, bicyclists, and accident history is provided on pages 

3.13-3 and 3.13-4 under the Traffic Safety and Operations on PCH heading in the Draft EIR. Together, these 

descriptions characterize the current roadway geometry and supporting roadway infrastructure 

surrounding the proposed project and were used to analyze the potential project specific and cumulative 

traffic impacts. 
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Letter No. C-142a Janet Tholen 

Response C-142a-1 

Please refer to Topical Response 1. 
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Letter No. C-142b Janet Tholen 

Response C-142b-1 

Please refer to Topical Response 1. 
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Letter No. C-143 Marshall Thompson 

Response C-143-1 

Please refer to Topical Response 1 and Topical Response 2. 
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Letter No. C-144 Dru Tolmachoff-Lynch 

Response C-144-1 

Please refer to Topical Response 1. 
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Letter No. C-145 Jackie Tomlinson 

Response C-145-1 

Please refer to Topical Response 1. 
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Letter No. C-146 Beth Treweek 

Response C-146-1 

Please refer to Topical Response 1. 
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Letter No. C-147 Randy Turrow and Carlene Moore 

Response C-147-1 

Please refer to Topical Response 1. 
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Letter No. C-148a Steve Uhring 

Response C-148a-1 

Please refer to Topical Response 1. 
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Letter No. C-148b Steve Uhring 

Response C-148b-1 

This comment is a general introductory remark. The comment does not raise a specific environmental 

issue within the meaning of CEQA, and therefore no further response is provided. The comment will be 

included as part of the record and made available to the decision makers prior to a final decision on the 

proposed project. 

Response C-148b-2 

Please refer to Topical Response 1 and Topical Response 2. 

Response C-148b-3 

This comment expresses concerns about increased vehicle trips utilizing the private section of Cross 

Creek Road, north of its intersection with Civic Center Way. As described in the Draft EIR Section 3.13, 

Traffic and Circulation, the proposed project would generate 2,290 weekday vehicle trips with 101 AM 

peak hour trips and 154 PM peak hour trips. The Civic Center Way driveway would serve as the main 

entrance and exit for the shopping center. The driveway exit would have a stop sign at its intersection 

with Civic Center Way. The driveway would accommodate vehicular access to all on-site parking and to 

the service road located along the westerly property line which also provides truck access to the loading 

docks located behind the proposed Whole Foods market. Full access would be provided at the Civic 

Center Way driveway (i.e., left-turn and right-turn ingress and egress). The project design 

accommodations combined with the required intersection improvements would ensure that traffic 

impacts resulting from truck deliveries would be less than significant. In addition, the City of Malibu will 

be including operational conditions of approval restricting the timing of truck deliveries to the project site 

to off-peak periods, restricting the truck traffic on the private section of Cross Creek Road (north of Civic 

Center Way), and restricting the use of Cross Creek Road (south of Civic Center Way) as a travel routes 

for large delivery trucks to off-peak periods. These restrictions will be enforced by the property owner as 

part of the project’s covenants, codes, and restrictions (CC&Rs) or by another appropriate legal 

instrument as a condition of approval. The Serra Canyon residents would be able to continue using Cross 

Creek Road as a viable access road. Serra Canyon residents choosing to utilize Serra Road to access their 

residences would not be considered a significant public health and safety impact resulting from the 

proposed project. 

Response C-148b-4 

Please refer to Topical Response 2. 
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Response C-148b-5 

This comment states that the proposed project has been inappropriately classified as a “Neighborhood 

Shopping Center” and should be classified as a “Supermarket”, which would result in additional vehicle 

trips. Estimates of the traffic generated by the proposed project were calculated using the industry 

standard traffic generation rates developed by the Institute of Transportation Engineers (ITE) for a 

shopping center with restaurant uses. ITE, the International Council of Shopping Centers and the Urban 

Land Institute all define a shopping center as “an integrated group of commercial establishments that is 

planned, developed, owned and managed as a unit.” A neighborhood shopping center is further defined 

as a center with 30,000 – 100,000 square feet usually with a supermarket and or drug store use. Therefore, 

the shopping center definition appropriately applies to the proposed project. 

Response C-148b-6 

This comment requests additional analysis of the potential impacts resulting from intersection 

improvements proposed at the Cross Creek Road and PCH intersection. The beneficial impacts associated 

with implementation of Mitigation Measure 3.13-1, which would improve the PCH/Cross Creek 

intersection were quantified in tabular form for three scenarios, Existing Traffic Conditions (2012) Plus 

Project and Future 2017 and 2030 Traffic Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 

3.13-8(a) quantify the anticipated improvements to intersection level of service after mitigation. 

The proposed project would not be removing or reducing safe lateral coastal access for bicyclist or 

pedestrians at the intersection of Cross Creek Road and PCH. Detailed plans submitted for CDP No. 14-

036 illustrate the construction of a Class II bike lanes and sidewalks as part of intersection improvements 

required as a Mitigation Measure for the La Paz commercial shopping center project. 

Response C-148b-7 

The commenter states that the EIR failed to consider the effect of reduced lane widths for the 

improvements proposed at the intersection of Cross Creek Road and PCH. Detailed plans for the 

improvements proposed at the intersection of Cross Creek Road and PCH were submitted as part of CDP 

No. 14-036. These plans propose an intersection design that incorporates standard vehicle lane widths. 

Please refer to Draft EIR Figure 3.13-17, which illustrates the use of standard land widths. 

Response C-148b-8 

This comment states that the proposed outdoor gathering places should be counted as separate uses, 

therefore requiring a separate calculation of vehicle trips. Trip generation is based upon established 
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industry practices using Institute of Transportation Engineers trip generation rates that include all types 

of activity at typical shopping centers, including employee access, ancillary uses within the shopping 

center, delivery trucks, etc. The outdoor space provided as part of the project is a related use to the 

proposed use. Therefore, separating each type of activity on the site in addition to using a shopping 

center type of rate would result in double counting the expected number of project trips. 

Response C-148b-9 

This comment requests that truck counts be clearly identified in the traffic impact analysis. As described 

in the Draft EIR Section 3.13, Traffic and Circulation, the proposed project would generate 2,290 weekday 

vehicle trips with 101 AM peak hour trips and 154 PM peak hour trips. In addition, the proposed project 

would generate an estimated 2,528 weekend trips with 226 weekend mid-day trips. Truck deliveries were 

included in these estimated trip generation figures. The Civic Center Way driveway would serve as the 

main entrance and exit for the shopping center. Full access would be provided at the Civic Center Way 

driveway (i.e., left-turn and right-turn ingress and egress). The project design accommodations combined 

with the required intersection improvements would ensure that traffic impacts resulting from truck 

deliveries would be less than significant. In addition, the City of Malibu will be including operational 

conditions of approval restricting the timing of truck deliveries to the project site to off-peak periods, 

restricting the truck traffic on the private section of Cross Creek Road (north of Civic Center Way), and 

restricting the use of Cross Creek Road (south of Civic Center Way) as a travel routes for large delivery 

trucks to off-peak periods. These restrictions will be enforced by the property owner as part of the 

project’s covenants, codes, and restrictions (CC&Rs) or by another appropriate legal instrument as a 

condition of approval. 

Response C-148b-10 

This comment requests that the EIR should identify the specific study area traffic roadway patterns, and 

other traffic studies recently prepared for the general area to develop trip distribution and trip 

assignment. Figures 5 and 6 of the Traffic Impact Analysis (included as Draft EIR Appendix 3.13) 

illustrate the trip distribution for all project study area intersections. These trips distribution rates were 

reviewed and approved by the City’s Public Works Department. 

Response C-148b-11 

Please refer to Topical Response 1. 
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Response C-148b-12 

Please refer to Topical Response 1. 

Response C-148b-13 

Please refer to Topical Response 1. 

Response C-148b-14 

Please refer to Topical Response 1. 

Response C-148b-15 

Please refer to Topical Response 1. 

Response C-148b-16 

Please refer to Topical Response 1. 

Response C-148b-17 

This comment states that the proposed “Shane’s playground” should be counted as a separate use, 

therefore requiring a separate calculation of vehicle trips. Trip generation is based upon established 

industry practices using Institute of Transportation Engineers trip generation rates that include all types 

of activity at typical shopping centers, including employee access, ancillary uses within the shopping 

center, delivery trucks, etc. The outdoor space provided as part of the project is a related use to the 

proposed use. Therefore, separating each type of activity on the site in addition to using a shopping 

center type of rate would result in double counting the expected number of project trips. 

Response C-148b-18 

This comment states that the proposed “Learning Garden” should be counted as a separate use, therefore 

requiring a separate calculation of vehicle trips. Trip generation is based upon established industry 

practices using Institute of Transportation Engineers trip generation rates that include all types of activity 

at typical shopping centers, including employee access, ancillary uses within the shopping center, 

delivery trucks, etc. The outdoor space provided as part of the project is a related use to the proposed use. 

Therefore, separating each type of activity on the site in addition to using a shopping center type of rate 

would result in double counting the expected number of project trips. 
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Response C-148b-19 

This comment states that the EIR fails to identify the replacement parking spaces required as a result of 

the proposed removal of four parking spaces along Civic Center Way. While the City and the Coastal 

Commission value public parking and access to visitor serving uses within and near the coastal areas of 

Malibu, the removal of four spaces would not create a significant impact on the environment. 

In terms of replacement parking, the project is required to provide 217 parking spaces (five spaces per 

1,000 sf), and would provide 220 parking stalls (seven handicapped accessible, 175 standard and 38 

compact), 16 bicycle spaces (via four bicycle racks spread out across the site), four golf cart spaces, two 

electric vehicle charging stations, four loading spaces for the retail uses, and 520 sf of soft-surface area for 

horse parking, including four hitching posts, and a watering trough. 

Response C-148b-20 

This comment requests that the Draft EIR should analyze parking impacts on the west side of Cross 

Creek Road. As stated above, the proposed project would remove four parking spaces along Civic Center 

Way. However, the project is required to provide 217 parking spaces (five spaces per 1,000 sf), and would 

provide 220 parking stalls (seven handicapped accessible, 175 standard and 38 compact), 16 bicycle 

spaces (via four bicycle racks spread out across the site), four golf cart spaces, two electric vehicle 

charging stations, four loading spaces for the retail uses, and 520 sf of soft-surface area for horse parking, 

including four hitching posts, and a watering trough. The net removal of one parking space would not 

create a significant impact on the environment. The proposed project would not remove any parking 

spaces located along the west side of Civic Center Way. 

Response C-148b-21 

This comment states that the EIR fails to identify the size of the loading spaces and would not provide 

assurances that they will accommodate large vehicles, forklifts and pedestrians and would not interfere 

with emergency access routes. The loading spaces, parking spaces, and drive aisles are designed 

consistent with Municipal Code Section 17.48 – Off-Street Parking and Loading Requirements. 

Compliance with these standards will ensure that adequate vehicle access and emergency access to the 

site is provided. Please also refer to Topical Response 2. 

Response C-148b-22 

This comment suggests that the proposed project has been in inappropriately classified as a “shopping 

center.” The project has been designed to provide parking pursuant to the Malibu Local Coastal Program 
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(LCP) Local Implementation Plan (LIP) requirements for a shopping center. Based on the Malibu Local 

Coastal Program (LCP) Local Implementation Plan (LIP) calculation of 217 parking spaces, the project’s 

parking supply of 220 parking spaces will accommodate the estimated parking demand at the shopping 

center. 

Response C-148b-23 

This comment states that the EIR fails to identify the specific projects and traffic counts that were used to 

calculate cumulative traffic impacts. Please refer to Draft EIR Table 3.0-1. 

Response C-148b-24 

This comment states that the EIR fails to identify the guidance provided to the traffic counter to insure 

accurate traffic count results. Traffic volume data was collected in the summer of 2012 by National Data & 

Surveying Services, an independent third party data collection company hired by the City of Malibu. 

Response C-148b-25 

This comment states that a large number of issues raised at the scoping session were not addressed in the 

EIR. During preparation of the Draft EIR, all of the comments received during the scoping session were 

considered. 
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Letter No. C-149 Ron Underwood 

Response C-149-1 

Please refer to Topical Response 1. 
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Letter No. C-150a Thomas Urban 

Response C-150a-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-150b Thomas Urban 

Response C-150b-1 

Please refer to Topical Response 1. 
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Letter No. C-150c Thomas Urban 

Response C-150c-1 

Please refer to Topical Response 1. 
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Letter No. C-151 Jason Ventress 

Response C-151-1 

Please refer to Topical Response 1. 
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Letter No. C-152a Joanne Verbon 

Response C-152a-1 

Please refer to Topical Response 1. 
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Letter No. C-152b Joanne Verbon 

Response C-152b-1 

This comment is a statement in opposition to the project. The comment does not raise a specific 

environmental issue within the meaning of CEQA, and therefore no further response is provided. The 

comment will be included as part of the record and made available to the decision makers prior to a final 

decision on the proposed project. 
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Letter No. C-152c Joanne Verbon 

Response C-152c-1 

This comment is a statement in opposition to the project. The comment does not raise a specific 

environmental issue within the meaning of CEQA, and therefore no further response is provided. The 

comment will be included as part of the record and made available to the decision makers prior to a final 

decision on the proposed project. 
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Letter No. C-152d Joanne Verbon 

Response C-152d-1 

This comment is a statement. The comment does not raise a specific environmental issue within the 

meaning of CEQA, and therefore no further response is provided. The comment will be included as part 

of the record and made available to the decision makers prior to a final decision on the proposed project. 
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Letter No. C-153 Judy Villablanca 

Response C-153-1 

Please refer to Topical Response 1. 
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Letter No. C-154a Peri Vincent 

Response C-154a-1 

Please refer to Topical Response 1. 
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Letter No. C-154b Peri Vincent 

Response C-154b-1 

Please refer to Topical Response 1. The beneficial impacts associated with implementation of Mitigation 

Measure 3.13-1, which would improve the PCH/Cross Creek intersection were quantified in tabular form 

for three scenarios, Existing Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic 

Conditions Plus Project. Table 3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated 

improvements to intersection level of service after mitigation. 
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Letter No. C-155 Ronald Weiner 

Response C-155-1 

Please refer to Topical Response 1. 
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Letter No. C-156 Palomba Weingarten 

Response C-156-1 

Please refer to Topical Response 1. 

Potential impacts to Aesthetics (visual resources) and Air Quality were analyzed in the Draft EIR in 

Section 3.1 and 3.2, respectively. Following the implementation of mitigation measures, potential impacts 

would be less than significant. 

Response C-156-2 

The beneficial impacts associated with implementation of Mitigation Measure 3.13-1, which would 

improve the PCH/Cross Creek intersection were quantified in tabular form for three scenarios, Existing 

Traffic Conditions (2012) Plus Project and Future 2017 and 2030 Traffic Conditions Plus Project. Table 

3.13-7, Table 3.13-8, and Table 3.13-8(a) quantify the anticipated improvements to intersection level of 

service after mitigation. 

Response C-156-3 

This comment is a set of general remarks and opinions. The comment does not raise a specific 

environmental issue within the meaning of CEQA, and therefore no further response is provided. The 

comment will be included as part of the record and made available to the decision makers prior to a final 

decision on the proposed project. 
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Letter No. C-157 Debbie Weiss and Adrian Lorimer 

Response C-157-1 

Please refer to Topical Response 1. 
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Letter No. C-158 Lou Westphal 

Response C-158-1 

Please refer to Topical Response 1. 
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Letter No. C-159 Cami Winikoff and Scott Greco 

Response C-159-1 

Please refer to Topical Response 1. 
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Letter No. C-160 Kathy Wittenberg 

Response C-160-1 

Please refer to Topical Response 1. 
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Letter No. C-161a Justin Wixsom 

Response C-161a-1 

Please refer to Topical Response 1. 
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Letter No. C-161b Justin Wixsom 

Response C-161b-1 

Please refer to Topical Response 1. 

  

2.0-560



Whole Foods and the Park Shopping Center Project Final EIR
May 2015

Impact Sciences, Inc.
0592.003

1

2.0-561



2.0 Responses to Comments 

Impact Sciences, Inc.  Whole Foods and the Park Shopping Center Project Final EIR 
0592.003  May 2015 

Letter No. C-161c Justin Wixsom 

Response C-161c-1 

Please refer to Topical Response 1. 
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Letter No. C-162 Peg Yorkin 

Response C-162-1 

Please refer to Topical Response 1. 
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Letter No. C-163 David Zielski 

Response C-163-1 

Please refer to Topical Response 1. 
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Letter No. C-164 Beatrix Zilinskas 

Response C-164-1 

Please refer to Topical Response 1 and Topical Response 2. 

Response C-164-2 

This comment is a set of general remarks and opinions. The comment does not raise a specific 

environmental issue within the meaning of CEQA, and therefore no further response is provided. The 

comment will be included as part of the record and made available to the decision makers prior to a final 

decision on the proposed project. 

The presumption that Whole Foods Market would be the anchor tenant of the proposed project is not 

speculative. In fact, a lease agreement between former the property owner, Cross Creek Ventures, LLC as 

“Landlord”, and Mrs. Gooch’s Natural Food Markets, Inc. (doing business as Whole Foods Market) as 

“Tenant”, was entered into on July 23 2007 (the “Original Lease”) in which the Tenant commits to leasing 

the premises as more particularly described in the Original Lease, including but not limited to, 

requirements as to site orientation, access and square footage which would not be met by the design and 

orientation of the building configuration presented in Alternative 2. 

To reflect Whole Foods Market’s continuing commitment to occupying the project once it is completed, to 

date, two Amendments have been made to the Original Lease, the most recent of which served to amend 

the Landlord to DBA Malibu Holdco LLC, the current property owner. Further, Whole Foods Market 

includes “California – Malibu” in its listing of “Stores in Development” on its website: 

http://www.wholefoodsmarket.com/company-info/stores-development. 

  

2.0-568



Whole Foods and the Park Shopping Center Project Final EIR
May 2015

Impact Sciences, Inc.
0592.003

1

2

2.0-569



2.0 Responses to Comments 

Impact Sciences, Inc.  Whole Foods and the Park Shopping Center Project Final EIR 
0592.003  May 2015 

Letter No. C-165a Gene and Dagmar Zilinskas 

Response C-165a-1 

Please refer to Topical Response 1. 

Response C-165a-2 

Whole Foods Market has given every indication that it will be the anchor tenant of the proposed project. 

A lease agreement between the former property owner, Cross Creek Ventures, LLC as “Landlord,” and 

Mrs. Gooch’s Natural Food Markets, Inc. (doing business as Whole Foods Market) as “Tenant,” was 

entered into on July 23 2007 (the “Original Lease”) in which the Tenant commits to leasing the premises 

as more particularly described in the Original Lease, including but not limited to requirements as to site 

orientation, access, and square footage, which would not be met by the design and orientation of the 

building configuration presented in Alternative 2. 

To reflect Whole Foods Market’s continuing commitment to occupying the project once it is completed, to 

date, two Amendments have been made to the Original Lease, the most recent of which served to amend 

the Landlord to DBA Malibu Holdco LLC, the current property owner. Further, Whole Foods Market 

includes “California – Malibu” in its listing of “Stores in Development” on its website: 

http://www.wholefoodsmarket.com/company-info/stores-development. 
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Letter No. C-165b Gene and Dagmar Zilinskas 

Response C-165b-1 

Please refer to Topical Response 1. 

Response C-165b-2 

Whole Foods Market has given every indication that it will be the anchor tenant of the proposed project. 

A lease agreement between former the property owner, Cross Creek Ventures, LLC as “Landlord,” and 

Mrs. Gooch’s Natural Food Markets, Inc. (doing business as Whole Foods Market) as “Tenant,” was 

entered into on July 23 2007 (the “Original Lease”) in which the Tenant commits to leasing the premises 

as more particularly described in the Original Lease, including but not limited to, requirements as to site 

orientation, access, and square footage, which would not be met by the design and orientation of the 

building configuration presented in Alternative 2. 

To reflect Whole Foods Market’s continuing commitment to occupying the project once it is completed, to 

date, two Amendments have been made to the Original Lease, the most recent of which served to amend 

the Landlord to DBA Malibu Holdco LLC, the current property owner. Further, Whole Foods Market 

includes “California – Malibu” in its listing of “Stores in Development” on its website: 

http://www.wholefoodsmarket.com/company-info/stores-development. 
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Letter No. C-165c Dagmar Zilinskas 

Response C-165c-1 

Please refer to Topical Response 1. 

All comments received on the Draft EIR by the City have been catalogued and responded to in this Final 

EIR. 
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Letter No. C-166 Henry Zinman 

Response C-166-1 

Please refer to Topical Response 1. 
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Letter No. C-167 Katina Zinner 

Response C-167-1 

Please refer to Topical Response 1. 
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