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STATE OF CALIFORNIA ~ THE RESOURCES AGENCY GRAY DAVIS, Go
CALIFORNIA COASTAL COMMISSION
. SOUTH CENTRAL COAST AREA Filed: 9/17/01
89 SOUTH CALIFORNIA ST., SUITE 200 49th Day: 11/05/01
VENTURA, CA 93001 180th Day: 3/16/02
(805) 841-0142 Staff: V MKH-V ©

RECORD PACKET COPY Staff Report: ~ 9/27/01

STAFF REPORT: REGULAR CALENDAR

. APPLICATION NO.: 4-01-159
APPLICANT: Cardoso Trust; Lynn and Glenn Cardqso, Trustees

AGENT: Norbert and Stephanie Dall, Dall & Associates;
Susan Hori, Attorney at Law

PROJECT LOCATION: 1501 Decker School Lane, unincorporated Malibu area
of Los Angeles County ~

PROJECT DESCRIPTION: Construct equine facilities including 6,170 sq. ft.
bam for a maximum of 14 horses, 14,000 sq. ft. covered riding arena, day-use

. paddocks, corrals, and trails, appurtenant ranch structures, driveways, parking
areas, and drainage structures; place 300-galion on site gasoline storage
container and emergency power generator; convert existing 936 sq. ft. bam to
ranch office with attached one-bedroom employee apartment, and grade 11,200
cu. yds (5,740 cu. yds. cut, 5,520 cu. yds. fill; 220 cu. yds. export) of soil. Project
inciudes applicant’s offer to deed restrict approximately 37 acres of the 40.7-acre
ranch as habitat and open space, to implement a Livestock Waste and Water
Quality Management Plan and Restoration, Enhancement, and Monitoring Plan, to
limit future additions to on site structures, and to additionally retire development
rights on 80 contiguous acres of land off site, in Las Flores Canyon.

LOCAL APPROVALS RECEIVED: Los Angeles County Department of Regional
Planning Approval-in-Concept, dated March 3, 1999.

SUBSTANTIVE FILE DOCUMENTS: See Attachment 1.

SUMMARY OF STAFF RECOMMENDATION

Staff recommends approval of the proposed application with special conditions.
The applicant requests after-the-fact approval of new equine and ranch facility
. development on a 40.7-acre parcel with an existing pre-Coastal Act residence and

ranch accessory structures, including guest house, ranch manager's residence,
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and 936 sq. ft. barn. The site has a history of continuous agricultural use within
the area proposed for additional equine facility development.

The site is located within a Wildlife Corridor designated on the Resource Maps of
the certified Malibu/Santa Monica Mountains Land Use Plan (LUP), and borders
the Arroyo Sequit Significant Watershed. While not located within the mapped
boundary of the significant watershed delineated on the Resource Maps, the
Cardoso Ranch is located within the watershed’s physical boundaries. A blueline
stream traverses the site and joins a second, springfed streamcourse (named the
“Decker School Lane Drainage” by the applicant) on site. The confluence of the
two streams is tributary to the East Fork of the Arroyo Sequit — one of only two
streams in the Santa Monica Mountains that supports a population of native
Steelhead trout (the other is Malibu Creek). Steelhead trout are a federally listed
endangered species.

The Table 1 policies of the LUP provide guidance for managing the cumulative
adverse impacts to coastal resources that may result from development within
designated Wildlife Corridors. Generally, within Wildlife Corridors, the Table 1
policies limit development of parcels larger than 20 acres as follows:

... Grading and vegetation removal shall be limited to that necessary to
accommodate the residential unit, garage, and one other structure, one
access road, and brush clearance required by the Los Angeles County Fire
Department...the standard for a graded pad shall be a maximum of 10,000
square feet.

A strict interpretation of this guidance indicates that the applicant’s proposal is not
consistent with the applicable requirements of the Table 1 standards for
development. The applicant proposes, however, to implement maximum feasible
direct, on site mitigation, including a substantive habitat restoration and
enhancement proposal that will restore areas of the subject parcel that have been
historically cleared for agricultural use, a comprehensive livestock waste and water
treatment plan that includes measures to collect.and filter all equine facility runoff,
permanent conservation of habitat and open space on approximately 37 acres of
the 40.7-acre parcel (subject to continued use of designated trails within the open
space area), and the retirement of development rights on 80 acres of land off site,
in Las Flores Canyon.

The applicant represents (and recommended condition. compliance will document)
that the Los Angeles County Fire Department has verified that the proposed
project will not extend fuel modification beyond that presently required by the
existing pre-Coastal Act development on site, and specifically that no fuel
modification or brush clearance of any kind will be required by the Fire Department
for the proposed riding arena. The arena is approximately 150 feet from the
blueline stream, therefore this determination ensures that the Fire Department’s
200-ft. fuel modification/brush clearance requirements (mandatory for defensible
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structures or structures determined to be a source of ignition), will not be invoked,
and thus avoids the potential adverse affects on the riparian corridor and water
quality that may otherwise have resulted from the arena’s location.

As noted, the applicant also proposes additional off site mitigation of the residual
unmitigated cumulative impacts caused by the intensified development of equine
facilties within a Wildlife Corridor. The applicant proposes permanent
conservation of habitat and open space on eighty (80) contiguous acres of land
within Las Flores Canyon, through recordation of deed restrictions that will
permanently retire development rights on these lands. The Las Flores Canyon
acreage, while owned by the Mountains Recreation and Conservation Authority
(MRCA), have been previously approved by Commission staff for four (4) Transfer
of Development Credits (TDCs). The MRCA owned the lands proposed for off site
mitigation at the time the TDCs were evaluated and approved by Commission
staff. The deed restrictions necessary to permanently protect this acreage have
not been recorded, however. The applicant proposes to record deed restrictions
that will ensure permanent preservation of the full 80 acres, which is part of a
larger MRCA holding of significant wildlife corridor value in Las Flores Canyon.

_Staff believes that the proposed project, including the off-site cumulative impact |
mitigation, considered as a package, will be consistent with the applicable policies
of Chapter 3 of the Coastal Act, provided the special conditions set forth herein
are fully implemented.

. STAFF RECOMMENDATION:

MOTION: I move that the Commission approve Coastal
Development Permit No. 4-01-159 pursuant to the staff
recommendation.

STAFF RECOMMENDATION OF APPROVAL:

Staff recommends a YES vote. Passage of this motion wiil result in approval of
the permit as conditioned and adoption of the following resolution and findings.
The motion passes only by affirmative vote of a majority of the Commissioners
present. *

RESOLUTION TO APPROVE THE PERMIT:

The Commission hereby approves the Coastal Development Pemmit for the
proposed development and adopts the findings set forth below on grounds that the
development as conditioned will be in conformity with the policies of Chapter 3 of
the Coastal Act and will not prejudice the ability of the local government having
jurisdiction over the area to prepare a Local Coastal Program conforming to the
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provisions of Chapter 3. Approval of the permit complies with the California
Environmental Quality Act because either 1) feasible mitigation measures and/or
altematives have been incorporated to substantially lessen any significant adverse
effects of the development on the environment, or 2) there are no further feasible
mitigation measures or alternatives that would substantially lessen any significant
adverse impacts of the development on the environment.

Il. Standard Conditions

1. Notice of Receipt and Acknowledgment. The permit is not valid and
development shall not commence until a copy of the permit, signed by the

permittee or authorized agent, acknowledging receipt of the permit and
acceptance of the terms and conditions, is returned to the Commission office.

2. Expiration. If development has not commenced, the permit will expire two
years from the date on which the Commission voted on the application.
Development shall be pursued in a diligent manner and completed in a reasonable
period of time. Application for extension of the permit must be made prior to the
expiration date.

3. Interpretation. Any questions of intent or interpretation of any term or
condition will be resolved by the Executive Director or the Commission.

4. Assignment. The permit may be assigned to any qualified person, provided
assignee files with the Commission an affidavit accepting all terms and conditions
of the permit.

5. Terms and Conditions Run with the Land. These terms and conditions
shall be perpetual, and it is the intention of the Commission and the permittee to
bind all future owners and possessors of the subject property to the terms and
conditions.

lil. Special Conditions

1. Plans Conforming to Geotechnical Recommendations

PRIOR TO THE ISSUANCE OF COASTAL DEVELOPMENT PERMIT No. 4-01-
159, the applicant shall submit evidence to the Executive Director that as-built final
project plans and designs for all development approved pursuant to this coastal
development permit have been reviewed by the geotechnical consultant as
conforming to all of the consultant's recommendations, including
recommendations concemning foundations, grading, and drainage, set forth in the
“Limited Geologic and Soils Investigation, Proposed Bamn, Riding Arena, and
Accessory Buildings, 1501 Decker School Lane, Malibu, California, (Project
1539),” prepared by GeoConcepts, Inc., dated April 29 1998. The geotechnical
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consultant shall confirm in writing that the septic disposal system required for the
old barn conversion to residential/office use is designed and located, considering
the soils and topography of the site, to perform adequately without effluent
transport into the Decker School Lane stream corridor located west of the old barn.

Evidence necessary to satisfy this special condition shall include the submittal of
two (2) sets of final as-built plans and designs for all structures authorized by CDP
No. 4-01-159, including the referenced septic disposal system and all applicable
specifications and cross sections, stamped and signed as approved by the
geotechnical and engineering consultants, as applicable in the judgement of the
Executive Director.

The final plans approved by the consultants shall be in substantial conformance
with the plans approved by the Commission relative to construction, grading, and
drainage. Any substantial changes in the proposed development approved by the
Commission that may be required by the consultants shall require an amendment
to the permit or a new Coastal Development Permit.

2. Wildfire Waiver of Liability

PRIOR TO THE ISSUANCE OF COASTAL DEVELOPMENT PERMIT No. 4-01-
159, the applicant shall submit a signed document which shall indemnify and hold
harmless the California Coastal Commission, its officers, agents, and employees
against any and all claims, demands, damages, costs, and expenses of liability
arising out of the acquisition, design, construction, operation, maintenance,
existence, or failure of the permitted project in an area where an extraordinary
potential for damage or destruction from wildfire exists as an inherent risk to life
and property. '

3. Landscaping, Integrated Pest Management, & Monitoring Plan

PRIOR TO ISSUANCE OF COASTAL DEVELOPMENT PERMIT No. 4-01-159,
the applicant shall submit two (2) sets of landscaping and erosion control plans,
including final irrigation plans, prepared by a licensed landscape architect or
qualified resource specialist, for review and approval by the Executive Director.
The plans shall incorporate the following criteria:

A) Landscaping Plan

1) To minimize the need for irrigation, to screen and soften the visual impact of
development, to conserve native plant habitat, and to minimize erosion, ali
landscaping on the subject site shall consist of native/drought resistant plants
as listed by the California Native Plant Society, Santa Monica Mountains
Chapter, in their document entitted Recommended List of Plants for
Landscaping in the Santa Monica Mountains, dated February 5, 1996, with the
exception of limited non-native plantings authorized by the Executive Director
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as set forth below, and shall be compatible with the character of the
surrounding native environment. Invasive, non-indigenous plant species that
tend to supplant native species shall not be used. The plan shall provide for
the removal of all non-native trees and vegetation, with the exception of
specific non-native plantings authorized by the Executive Director as set forth
in this subparagraph. The Landscaping Plan shall be subject to the review and
approval of the Executive Director, who may authorize a limited amount of non-
invasive omamental, edible, and turf species in the inmediate area of the main
residence, including the mature eucalyptus trees designated in the final
approved Habitat Restoration Plan (pursuant to Special Condition 4) as raptor
nesting or roosting trees, and including the small existing kitchen garden,
succulent garden, and orchard near the main residence. The location and
extent of any non-native plantings so approved shall be shown on the to-scale
landscape plan, and the species identified; and

All cut and fill slopes shall be stabilized with plantings of native plant species
indigenous to the Santa Monica Mountains, compatible with the surrounding
environment, including Riparian Woodland, Oak Woodland, Native Grassland,
Wetland, and Chaparral Communities, using accepted planting procedures,
and_consistent with fire safety requirements. Such planting shall be adequate
to provide ninety (90) percent coverage within two (2) years, and this
requirement shall apply to all disturbed and graded soils; and

Plantings shall be maintained in good growing condition throughout the life of
the project and, whenever necessary, shall be replaced with new plant
materials to ensure continued compliance with the approved Landscaping Plan
and the other requirements set forth herein; and ‘

The Permittee shall undertake development in accordance with the final
approved Landscaping Plan. Any proposed changes to the approved final plan
shall be reported to the Executive Director. No changes to the approved final
plan shall occur without a Coastal Commission - approved amendment to the
coastal development permit, unless the Executive Director determines that no
amendment is required; and

The Permittee shall submit a final, to-scale long-term fuel modification plan
approved by the Forestry Department of Los Angeles County for the proposed
development pursuant to this special condition, that provides for the most
minimal disturbance feasible to on site resources, including the restored areas
subject to the Final Habitat Restoration Plan approved pursuant to Special
Condition 4 herein. The plan shall specifically state that the covered riding
arena does not require fuel modification/brush clearance and that the fuel
modification for the new bam does not exceed the limits of the 200 ft. fuel
modification radius otherwise required for the adjacent pre-Coastal Act bamn
(converted to residence pursuant to this coastal development permit). The fuel
modification pian shall include details regarding the types, sizes, and location
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of plant or tree materials to be thinned or removed, and how often thinning is to
occur. The plan shall exclusively specify hand thinning or limited grazing by
small livestock if authorized by the Executive Director pursuant to the Final
Restoration Plan (Special Condition 4), and shall prohibit vegetation
management by use of chemical applications for fuel modification purposes.
Thinned biomass shall be reapplied as muich in areas subject to such thinning.
Plantings shall be selected from the most drought tolerant native plant species,
subspecies, or varieties suited to the Mediterranean climate of the Santa
Monica Mountains, and shall be compatible with the surrounding environment
and consistent with the final Habitat Restoration Plan approved by the
Executive Director (Special Condition 4). The fuel management plan may
include limited plantings of non-invasive, non-native fruit trees and ornamental
plantings approved by the Executive Director pursuant to Subparagraph A(1) of
this special condition; and

In addition to all other requirements set forth herein, all plantings, orchards,
and landscaping on the subject site shall be installed and maintained in
accordance with the following water quality oriented ‘good housekeeping
practices”:

(a) An Integrated Pest Management Program shall be designed and

implemented for all of the proposed landscaping/planting on the project site.
Where feasible and appropriate the alternatives to pesticides including, but not
limited to the following shall be implemented:

- Introduction of natural predators such as ladybugs, lacewings,
garter snakes and toads. Also, some bacteria, viruses and insect
parasites may be preferable to pesticides.

- Weeding, hoeing and trapping manuaily.

- Use of non-toxic, bio-degradable alternative pest control products

(b) Where pesticides and/or herbicides are deemed necessary in
conjunction with the IPM program, the following shail apply:

- All state and local pesticide handling, storage, and application
guidelines, such as those regarding timing, amounts, method of
application, storage and proper disposal, shall be strictly adhered
to. "

- Pesticides containing one or more of the constituents listed as
parameters causing impairment of the receiving waters for the
proposed development (Decker School Lane Drainage, reservoir,

~ and on site blueline stream, and the Arroyo Sequit) on the
- California Water Quality Control Board 1998 303 (d) list should be
avoided, where safer, less environmentally damaging alternative
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products are available and feasible to use. Products to be

avoided are those containing the following constituents:

- Chem A. (group of pesticides) — aldrin, dieldrin, chlordane,
endrin, heptachlior, heptachlor epoxide,
hexachlorocyclohexane (including lindane), endosulfan, and
toxaphene

- DDT.

(b) The permittee shall undertake development in accordance with the approved
final plan. Any proposed changes to the approved final plan shall be
reported to the Executive Director. No changes to the approved final plan
shall occur without a Commission amendment to this coastal development
permit unless the Executive Director determines that no amendment is
required.

B. Monitoring

Five (5) years from the date of Commission action on Coastal Development Permit
4-01-159, the applicant shall submit for the review and approval of the Executive
Director. a. landscape  monitoring report, prepared by a licensed Landscape
Architect or qualified Resource Specialist, that certifies the on site landscaping is
in conformance with the landscape plan approved pursuant to, and the
requirements of, this special condition. The monitoring report shall include -
photographic documentation of plant species and plant coverage.

If the landscape monitoring report indicates the landscaping is not in conformance
with or has failed to meet the performance standards specified in the landscaping
plan approved pursuant to these permits, the applicant, or successors in interest,
shall submit a revised or supplemental landscape plan for the review and approval
of the Executive Director. The revised landscaping plan must be prepared by a
licensed landscape architect or qualified resource specialist and shall specify
measures to remediate those portions of the original plan that have failed or are
not in conformance with the requirements of this special condition.

4. Habitat Restoration, Enhancement and Monitoring Program

Prior to the issuance of the permit, the applicant shall submit for the review and
approval of the Executive Director, a Final Habitat Restoration, Enhancement and
Monitoring Plan incorporating the preliminary plan prepared by Kelley &
Associates Environmental Sciences, Inc., dated June 22, 2001. The final plan
shall include, but not be limited to the following:

a. Technical Specifications
The plan shall specify the time of year and methods to carry out various

restoration and enhancement activities, and shall describe the supplemental
irrigation and on-going non-native species abatement that will be necessary. The
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plan shall also set forth specific performance standards to judge the success of
the restoration and enhancement effort. The performance standards shall
incorporate ground and canopy coverage and survival rates for oak woodland,
riparian, riparian woodland, grassland, and chaparral communities in the Santa
Monica Mountains, as applicable to the subject site. The revised final plan shall
incorporate the entire blueline stream and Decker School Lane Drainage corridors.
In addition, the revised final plan shall delete the continued use of the horse trail
segment immediately northwest of the reservoir and provide for the restoration of
that segment of the trail corridor, as shown in Exhibit 5, and the final plan shall
additionally be revised to incorporate the disturbed areas surrounding the reservoir
(also shown in Exhibit §) and discontinuing equestrian use of the area surrounding
the reservoir (this requirement does not change the footprint of the horse wash
area). All other trails designated for retention shall be limited to a maximum of
eight (8) feet in width and barriers to horse movement shall be erected in all
existing areas adjacent to authorized trails to protect restoration areas from
disturbance. In addition, the final plan shall be revised to incorporate into the
blueline stream restoration area, all area within 50 feet of the top of each bank of
the blueline stream, and shall include the area of the blueline stream from the
eastern parcel boundary through the confluence of the blueline stream on site with
the Decker School Lane_ Drainage as shown in Exhibit 5. The application of
herbicides or other chemical management/control methods on site shall only be as
“specifically provided for in the final report approved by the Executive Director and
pursuant to any applicable requirements of Special Condition 3 (landscape and
integrated pest management).

b. Monitoring and Adaptive Management

The final plan approved by the Executive Director shall include a detailed
monitoring and adaptive management program to ensure that the project complies
with the detailed performance standards set forth in the final approved plan.
Reporting requirements shall commence within the first year after Commission
approval of CDP 4-01-159; however, the performance monitoring period shall be
for a minimum of five (5) years after site plantings commence, and shall be
undertaken by a qualified environmental resource specialist (hereinafter “monitor”)
approved by the Executive Director. The applicant shall submit, on an annual
basis commencing with the date of Commission approval of CDP No. 4-01-159, a
written report, prepared by the monitor, detailing the activities undertaken during
the previous year, and measuring the success or failure of the restoration project
in accordance with the approved performance standards. The report shall include
further recommendations and requirements (adaptive management provisions) for
additional restoration activities to ensure that the project meets the criteria and
performance standards listed in the proposed restoration plan, and shall include
- additional monitoring provisions and timeline to ensure the success of the adaptive
management activities (new plantings, etc.). These reports shall also include
photographs taken from pre-designated sites (annotated to a copy of the site
plans) indicating the progress of recovery at each of the sites. Adaptive
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management measures that constitute new development not authorized in this
coastal development permit shali require an amendment to CDP 4-01-159 or a
new Coastal Development Permit.

At the end of the initial five year period (five years from the date of Commission
approval of CDP 4-01-1569), and at the end of the initial five year period after
planting commences, if the two dates are different, final detailed reports shall be
prepared by the monitor and submitted for the review and approval of the
Executive Director. If either report indicates that the restoration project has in part,
or in whole, been unsuccessful, based on the approved performance standards,
the applicant shall be required to submit a revised or supplemental program,
prepared by the monitor, to compensate for those portions of the original program
which were not successful. The revised, or supplemental restoration program
shall be processed as an amendment to this Coastal Development Permit.

Before the end of the second year of the monitoring period following initial site
plantings, all artificial inputs (e.g., water, fertilizer) shall be gradually removed
except for the purposes of providing mid-course corrections or maintenance to
ensure the long-term survival of the project site. If these inputs are required
beyond the first two years after initial plantings, then the monitoring program shall
be extended for an equal length of time so that the success and sustainability of
the project sites is ensured. Restoration sites shall not be considered successful

until they are able to survive without artificial inputs.

C. Eucalm/tus and Olive Tree Control

The final approved plan shall provide for the removal of all eucalyptus trees on site
except those specifically designated as raptor roosting or nesting trees, or the
mature, specimen olive trees planted within the bam courtyard. The final plan
shall require that eucalyptus and olive saplings be removed annually during the
time that the mature eucalyptus or olive trees remain on site, notwithstanding any
~ other applicable timelines in the final approved plan. No new eucalyptus or olive
tree plantings on site shall be allowed.

5. Monitoring by Commission Staff

Commission staff shall be authorized to undertake site inspections as deemed
necessary by the Executive Director for the purpose of monitoring compliance with
all special conditions set forth herein upon providing reasonable notice to the
permittee or subsequent property owner.

6. Drainage and Polluted Runoff Control Plan
PRIOR TO ISSUANCE OF COASTAL DEVELOPMENT PERMIT No. 4-01-159,

the applicant shall submit for the review and approval of the Executive Director,
two sets of final drainage and runoff control plans, including supporting
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calculations. The plan shall be prepared by a licensed engineer and shall
incorporate structural and non-structural Best Management Practices (BMPs)
designed to control the volume, velocity, and pollutant load of stormwater leaving
the developed site. The plan shall be reviewed and approved by the consulting
engineering geologist to ensure the plan is in conformance with geologist's
recommendations, and by the consulting restoration ecologist to ensure that the
drainage management conforms with the requirements of the restoration plan, and
both sets of the final drainage and runoff plans shall be signed by each consultant
as evidence of such approval. In addition to the specifications above, the plan
shall be in substantial conformance with the following requirements:

(a) Selected BMPs (or suites of BMPs) shall be designed to treat, infiltrate or
filter stormwater from each runoff event, up to and including the 85"
percentile, 24-hour runoff event for volume-based BMPs, and/or the 85th
percentile, 1-hour runoff event, with an appropriate safety factor, for flow-
based BMPs. Runoff shall be conveyed off site in a non-erosive manner.

(b) Energy dissipating measures shall be installed at the terminus of outflow
drains.

(c) The plan shall include provisions for maintaining the drainage system,
including structural BMPs, in a functional condition throughout the life of
the approved development. Such maintenance shall include the followmg
(1) BMPs shall be inspected, cleaned and repaired when necessary prior
to the onset of the storm season, no later than September 30™ each year
and (2) should any of the project’s surface or subsurface drainageffiltration
structures or other BMPs fail or result in increased erosion, the
applicant/landowner or successor-in-interest shall be responsible for any
necessary repairs to the drainageffiltration system or BMPs and restoration
of the eroded area. Should repairs or restoration become necessary, prior
to the commencement of such repair or restoration work, the applicant
shall submit a repair and restoration plan to the Executive Director to
determine if amendment(s) or new Coastal Development Permit(s) are
required to authorize such work.

7. Final Animal Waste and Water Quality Management Plan

A. In accordance with the applicant’'s proposal, the horse facilities on site shall
be limited to the keeping of no more than 14 horses or ponies or similar
livestock at any time. Additional horses or other livestock exceeding this limit
shall not be maintained on site at any time.

B. Prior to issuance of the Coastal Development Permit the applicant shall

submit a final animal waste management plan and a final waste water
treatment plan for the review and approval of the Executive Director.
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1) The final animal waste management plan shall include management
practices for the collection, storage, and disposal of stable wastes,
including manure and bedding. All animal bedding and wastes shall be

“ collected and disposed of off site in a manner and location prescribed in
the approved final plan. In no case shall animal bedding or wastes be
disposed to ground at any location on the subject site, whether or not
such wastes are altered through composting or other means, and shall be
collected and disposed of at an approved off site location to be specified
in the final plan. Animal wastes and bedding shall not be applied to the
enhancement and restoration areas designated pursuant to the final plan
authorized by Special Condition 4.

2) The final waste water treatment plan shall include evidence that the
system is designed to a capacity sufficient to collect and treat site runoff,
including runoff from all areas subject to the care and maintenance of
livestock, in accordance with the standards set forth in Special Condition
6. The final plan shall also include protocols for system inspection and
maintenance.

3) The final waste water treatment plan shall include water quality sampling
locations and sampling protocols to test the water upstream of the entry
points of equine facility effluent and runoff directed into the system, and
downstream of these inputs for the purpose :

Any additional or intensified use of the site for livestock care or maintenance
purposes, whether recreational or commercial, shall require an amendment to
Coastal Development Permit 4-01-159 or a new coastal development permit.

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the
applicant shall execute and record a deed restriction, in a form and content

acceptable to the Executive Director, which reflects the restrictions stated A

above on the proposed development. The document shall run with the land
for the life of the structures approved in this permit, binding all successors
and assigns, and shall be recorded free of prior liens and encumbrances that
the Executive Director determines may affect the enforceability of the
restriction. This deed restriction shall not be removed or changed without a
Commission amendment to Coastal Development Permit 4-01-159.

The proposed project shail be constructed and operated at all times in accordance
with the final approved animal waste management plan and the final approved
waste water treatment plan. .

8. _Lighting, Development, and Management Restrictions

" PRIOR TO THE ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT No. 4-
01-159, the applicant shall execute and record a deed restriction, in a form and
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content acceptable to the Executive Director, which specifies that all outdoor night
lighting in areas where such lighting is authorized on the subject site, shall be the
minimum necessary, consistent with safety requirements, shall be of low intensity,
at low height and shielded, and shall be downward directed to minimize the
nighttime intrusion of the light within the Wildlife Corridor. Security lighting, if any,
consistent with these standards, shall be controlled by motion detector. Only
“footlamp” style, low intensity, downward directed lighting of the driveway crossing
at the blueline stream shall be aliowed. No night lighting whatsoever, whether
permanent or temporary, including security lighting, shall be installed to light the
interior or exterior area of or near the riding arena approved pursuant to this
coastal development permit. No night lighting whatsoever, whether temporary or
permanent, shall be placed in or directed toward the areas shown in “crosshatch”
in Exhibit 8. This prohibition on lighting applies to all structures, including trails,
livestock enclosures, and the horse wash area. No horses or other livestock shall
be cared for or maintained in the outdoor pens or horse wash area after sundown.
No outdoor decks or recreation areas shall be installed or maintained west of the .
historic barn converted to a residence for the horse facility manager/trainer, nor
shall any outdoor lighting be directed from this structure toward the
riparian/reservoir area west of the structure.

The document shall run with the land for the life of the structures approved in
these permits, binding all successors and assigns, and shall be recorded free of
prior liens and any other encumbrances which the Executive Director determines
may affect the interests being conveyed.

9. Future Development Deed Restriction

A. This permit is only for the development described in Coastal Development
Permit No. 4-01-159. Pursuant to Title 14 California Code of Regulations
Section 13250(b)(6) and 13253(b)(6), the exemptions otherwise provided in
Public Resources Code Section 30610(a) and (b) shall not apply to the parcel.
Accordingly, any future improvements to the permitted structures or other
development authorized by this coastal development permit, including all
trails, bridges, roadways, parking areas, retaining walls, with the exception of
fuel modification authorized pursuant to the approved fuel modification plan
referenced in Special Condition 3 or the control of invasive, exotic vegetation

. or management of vegetation .in. accordance with the provisions of the
landscape and integrated pest management plan approved pursuant to
Special Condition 3 and the final restoration and enhancement plan approved
pursuant to Special Condition 4, shall require an amendment to Coastal
Development Permit No. 4-01-159 from the Coastal Commission or shall
require additional Coastal Development Permit(s) from the Coastal
‘Commission or from the applicable certified local government.

B. In accordance with the applicant’s proposal, no future additions to the existing
guest unit, ranch manager’s residence, or the historic barn converted to a
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ranch employee’s apartment, shall be authorized. These structures shall be
permanently preserved within the existing developed footprints. Any
expansion. of the main residence shall only occur if authorized in an
amendment or new coastal development permit and shall be limited to the
existing pad area immediately adjacent to the existing single family residence
and shall not encroach into the restoration and enhancement areas, or any
sensitive resource area on site, or cause the further extension of fuel
modification or brush clearance beyond the area otherwise required without
the proposed expansion. Potential future expansion of the existing single
family residence shall not in any case occur outside the existing developed
pad area (such as existing patios and service areas such as the propane tank
pad or graveled parking area adjacent to existing garage), and shall not
encroach into habitat restoration areas or within 100 feet of the blueline
stream. A full sized, to-scale plan showing these structures and the limited
area for potential consideration of future footprint of potential expansion for
the main residence if approved in an amendment or new coastal development
permit, shall be recorded with this deed restriction.

PRIOR TO ISSUANCE OF COASTAL DEVELOPMENT PERMIT No. 4-01-
159, the applicant shall execute and record deed restrictions, in a form and
content acceptable to the Executive Director, which reflect the above
restrictions on development in the deed restrictions and shall include legal
descriptions of the applicant's entire parcels. The deed restrictions shall run
with the land, binding all successors and assigns, and shall be recorded free
of prior liens that the Executive Director determines may affect the
enforceability of the restriction. These deed restrictions shall not be removed
or changed without a Commission approved amendment to the Coastal
Development Permit(s).

Open Sgace_Deed Restriction

In order to implement the applicant's proposal to permanently preserve as
open space a minimum of 37 acres of the subject 40.7-acre parcel, including
all areas subject to habitat restoration and as shown generally in Exhibit 13,
prior to the issuance of Coastal Development Permit 4-01-159, the applicant
shall submit a surveyed legal description of the boundaries of such area,
including the boundaries of the entire parcel, for attachment to this deed
restriction. The applicant agrees that no development as defined in Section
30106 of the Coastal Act shall occur in the open space area other than: fuel
modification required by the Los Angeles County Fire Department undertaken
in accordance with the approved fuel modification plan provided for in Special
Condition 3, habitat restoration undertaken in accordance with the final habitat
restoration and enhancement plan, landscaping or integrated pest
management activities pursuant to Special Condition 3, and the use of
equestrian trails generally shown in Exhibit 4 (excluding the portion of the trail
system deleted as shown in Exhibit 5), which shall be maintained at a
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maximum width of eight (8) feet as required by the Final Restoration,
Enhancement and Monitoring Plan required pursuant to Special Condition 4,
or the routine repair and maintenance of existing utility lines that traverse the
site.

PRIOR TO ISSUANCE OF COASTAL DEVELOPMENT PERMIT No. 4-01-
159, the applicant shall execute and record a document, in a form and content
acceptable to the Executive Director, reflecting the above restrictions on
development and granting an open space easement covering the area
identified above, to the State of California, or a public agency or private
association approved by the Executive Director. The document shall provide
that the open space easement shall not be used or construed to allow anyone
to interfere with any rights of public access acquired through use that may
exist on the property. The document shall be recorded free of prior
encumbrances except for tax liens, which the Executive Director determines
may affect the interest being conveyed. The conservation easement shail run -
with the land, binding the applicant and the grantee, and all successors and
assignees of the applicant and the grantee, and shall be irrevocable. The
recorded document shall include legal descriptions of both the applicant's
entire parcel(s) and the easement area and a graphic representation prepared
by a licensed surveyor showing the area identified in the legal description of
the easement area.

Conservation Easement

The applicant has proposed to grant a conservation easement covering
approximately 37 acres on the subject 40.7-acre parcel, as generally shown
in Exhibit 12. In order to implement the applicant's proposal, the applicant
agrees that no development, as defined in Section 30106 of the Coastal Act,

-shall occur in the conservation easement area designated on Exhibit 12,
except for: fuel modification required by the Los Angeles County Fire
Department undertaken in accordance with the approved fuel modification
plan provided for in Special Condition 3, habitat restoration undertaken in
accordance with the final habitat restoration and enhancement plan,
landscaping or integrated pest management activities pursuant to Special
Condition 3, and the use of equestrian trails shown in Exhibit 4 (except for the
portion of the trail system deleted as shown in Exhibit 5) ), which shali be
maintained at a maximum width of eight (8) feet as required by the Final
Restoration, Enhancement and Monitoring Plan required pursuant to Special
Condition 4; or the routine repair and maintenance of existing utility lines that
traverse the site.

PRIOR TO ISSUANCE OF COASTAL DEVELOPMENT PERMIT No. 4-01-
159, the applicant shall execute and record a document, in a form and content
acceptable to the Executive Director, reflecting the above restrictions on
development and granting a conservation easement covering the area
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identified above, to the Mountains Restoration Trust, or a public agency or
private association approved by the Executive Director. The document shall
provide that the conservation easement shall not be used or construed to
allow anyone to interfere with any rights of public access acquired through use
that may exist on the property. The document shall be recorded free of prior
encumbrances except for tax liens, which the Executive Director determines
may affect the interest being conveyed. The conservation easement shall run
with the land, binding the applicant and the grantee, and all successors and
assignees of the applicant and the grantee, and shall be irrevocable. The
recorded document shall include legal descriptions of both the applicant's
entire parcel(s) and the easement area and a graphic representation prepared
by a licensed surveyor showing the area identified in the legal descnption of
the easement area.

Off site Cumulative Impact Mitigation -- Deed Restriction

Prior to the issuance of Coastal Development Permit 4-01-159, and in
accordance with the applicant’s proposal, the owner of Assessor Parcel Nos.-
4448-25-900 and 4448-26-900, an 80-acre portion of which is also known as

" Pareels 5, 6, 7 and 8 of the Stuart -Holding, has recorded a-deed restriction -

providing that: a) no development shall occur on the affected 80 acres shown
generally in Exhibit 9, except for vegetation removal that may be required for
fire management or removal of non-native vegetation, and b) the lands
comprising the subject 80 acres shall remain as open space. The sub;ect
lands comprising the 80 acres are more specifically described as:

A portion of Assessor's Parcel No. 4448-25-900 and all of Assessor's
Parcel No. 4448-26-900 (Also known as Parcels 5, 6, 7 and 8 of the
Stuart Holding). Legal description: The southeast quarter of the
northwest quarter and the northeast quarter of the southwest quarter of
Section 23, Township 1 South, Range 17 West, San Bemardino
Meridian.

PRIOR TO ISSUANCE OF COASTAL DEVELOPMENT PERMIT No. 4-01-
159, the applicant shall provide evidence that the property owner has
executed and recorded a document, in a form and content acceptable to the
Executive Director, reflecting the above restrictions on development covering -
the area identified above. The document shall provide that the deed
restriction shall not be used or construed to allow anyone to interfere with
any rights of public access acquired through use that may exist on the
property. The document shall be recorded free of prior encumbrances
except for tax liens which the Executive Director determines may affect the
interest being conveyed. The deed restriction shall run with the land, binding
the property owner, and all successors and assignees of the property owner,
and shall be irevocable. The recorded document shall include legal
descriptions of both the applicant’s entire affected parcels, the subject 80
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acres, and a graphic representation prepared by a licensed surveyor
showing the area identified in the legal description of the deed restricted 80-
acre area.

Revised Plans

PRIOR TO THE ISSUANCE OF COASTAL DEVELOPMENT PERMIT No. 4-01-
159, the applicant shall submit, for the review and approval of the Executive
Director, revised plans incorporating the following:

A.

To-scale plans, including cross sections, prepared by a licensed Civil
Engineer for a bridged crossing of the section of the applicant's driveway
crossing the on site blueline stream. The bridge design shall be the least
intrusive design feasible, avoiding or minimizing any impacts to wildlife
movement and/or to habitat, and utilizing the minimal vertical clearance
necessary to achieve safe crossing standards. The plans shall include a
grading plan and an erosion control plan, and plans to remove the existing
“Arizona Crossing” and associated culvertization of the blueline streambed.
The plans shall include timing of construction to avoid stream corridor
impacts, and -measures to- minimize potentially -adverse impacts to the
stream corridor, and to restore and enhance the natural contours and native
vegetation characteristic of the riparian corridor and consistent with the final
Restoration and Enhancement Plan required pursuant to Special Condition
4, and mitigation monitoring provisions for five (5) years following
completion of bridge construction. The plan shall prohibit the storage or
staging of construction materials or equipment within the stream corridor,
and all mechanized equipment necessary for construction shall be operated
from the existing driveway pad above the top-of-bank of the stream corridor.
The plan shall provide for continuous monitoring of construction activities by
a qualified biologist approved by the Executive Director. Construction of the
bridge shall not occur between the rainy season defined as November 1
through March 31 annually, nor shall construction be implemented if there is
water flowing in the streamcourse. As noted above, the plan shall be
subject to the review and approval of the Executive Director, and shall
provide that the Executive Director is notified a minimum of two (2) weeks
before construction within the stream corridor commences and of the
completion of construction within five (5) days of such completion.

Evidence that the bridge design and specifications have been reviewed and
approved by the Los Angeles County Fire Department, Division of Fire and
Life Safety, as conforming to applicable regulations.

Plans prepared by a licensed Civil Engineer or Registered Sanitarian for a
new septic disposal system for the pre-Coastal Act bamn the applicant
proposes to convert to a ranch employee apartment and ranch operations
office. The plans for the new septic system shall conform with the guidance
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of the certified Malibu/Santa Monica Mountains Land Use Plan pursuant to
applicable setbacks for septic disposal systems and leachfields from
riparian corridors, and shall include alternative septic disposal technology
and graywater systems integrated with the Final Water Quality Management
Plan to the maximum extent feasible.

D. Plans prepared by a licensed Civil Engineer qualified to evaluate the safe
placement and applicable structural reinforcement measures or barriers
necessary to ensure the stabilty of the gasoline storage tank and
appurtenant structures, including berming capacity sufficient to contain a
300-gallon fuel spill.

E. Evidence that the plans for the gasoline storage tank and containment area
has been inspected and approved by the Los Angeles County Fire
Department, Division of Fire and Life Safety, as conforming to applicable
regulations, and that the as-built structures have been physically inspected by
the Division of Fire and Life Safety and found to conform to all applicable
regulations and safety standards.

office/apartment conversion and removal of any night l:ghtmg directed toward
the westerly/riparian side of the structure.

G. Deletion of the section of the proposed trail network as shown in Exhibit 5,
‘including access point to that section from the reservoir/barn area.

14. County Plannin ‘ roval

PRIOR TO THE ISSUANCE OF COASTAL DEVELOPMENT PERMIT No. 4-01-
159, the applicant shall submit, for the review and approval of the Executive
Director, evidence that the pre-Coastal Act bam proposed for conversion to a
ranch employee apartment has received conceptual approval from the Los
Angeles County Department of Regional Planning, and that the septic disposal
system required pursuant to Special Condition 13 has been found adequate by the
Los Angeles County Department of Environmental Health.

15. Other Required Approvals

PRIOR TO THE ISSUANCE OF COASTAL DEVELOPMENT PERMIT No. 4-01-
159, the applicant shall submit to the Executive Director a valid Streambed
‘Alteration Agreement from the California Department of Fish & Game for the
bridge construction in the blueline stream, and for other development authorized in
CDP No. 4-01-159 for development, including restoration and enhancement
activities, in or near the riparian corridors/drainages on the subject site. In
addition, prior to commencement of construction of the bridge required pursuant to
Special Condition 13, the applicant shall provide evidence to the Executive
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Director’'s satisfaction that a valid U.S. Army Corps of Engineers permit has been
obtained for such construction, or provide written evidence that Army Corps of
Engineers approval is not required.

16.

A.

-17.

Fence/Barrier Restriction and Removal

Prior to the issuance of Coastal Development Permit No. 4-01-159, the
applicant shall submit for the review and approval of the Executive Director,
a final fencing plan, including elevation views of fencing proposed to remain
along the southern property boundary and either: a) evidence that such

- fencing is wildlife permeable and poses no hazard to wildlife, or b) plans to

replace the fencing with fencing materials that achieve these standards.
Further, except for wildlife-permeable fencing along the southern property
boundary, the fencing plan shall not include any perimeter fencing and shall
provide for the removal of existing perimeter fencing on the east, west and
northerly boundaries of the subject parcel, and the relict fencing west of the
reservoir, within sixty (60) days of issuance of the coastal development
permit. The entrance gate and immediately adjacent security fencing at the
property entrance shall be maintained. Associated landscaping, however,
shall be-subject to review and-approval by the Executive Director-pursuant to
Special Condition 3.

Future installation of fencing along the parcel perimeter shall be prohibited.
Enclosure fencing, such as that required to prevent dogs from running free
on site, is not permitted unless it has been approved pursuant to the
requirements of Special Condition 9 (future development).

PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the
applicant shall execute and record a deed restriction, in a form and content
acceptable to the Executive Director, which reflects the restrictions stated
above on the proposed development. The document shall run with the land
for the life of the structures approved in this permit, binding all successors
and assigns, and shall be recorded free of prior liens and encumbrances
that the Executive Director determines may affect the enforceability of the
restriction. This deed restriction shall not be removed or changed without a
Commission amendment to this coastal development permit.

- Condition Cct_mglviahée

Within 120 days of Commission approval of Coastal Development Permit No. 4-
01-159, or within such additional time as the Executive Director may grant for good
cause, the applicant shall satisfy all requirements specified in the conditions hereto
that the applicant is required to satisfy prior to issuance of Coastal Development
Permit Nos. 4-01-159. Failure to comply with this requirement may result in the
institution of enforcement action under the provisions of Chapter 9 of the Coastal

| Act.
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18. Implementation of Construction

A) The applicant shall complete construction of the blueline stream bridge
crossing required by Special Condition 13, upon final approval of the plans
by the Executive Director or the Commission, prior to the onset of the
2002—2003 rainy season (November 1—March 31), or within such
additional time as the Executive Director may grant for good cause.

B) The applicant shall implement construction of the new septic disposal
system for the barn conversion to residential use authorized by this permit
within sixty (60) days of permit issuance, or within such additional time as
the Executive Director may grant for good cause.

C) The applicant shall implement the provisions of the approved final Animal
Waste and Water Quality Management Plan prepared pursuant to Special
Condition 7 and the provisions of the approved final Habitat Restoration,
Enhancement and Monitoring Plan approved pursuant to Special Condition
4, immediately upon issuance of the Coastal Development Permit.

19. Removal of Excavated Material

Prior to the issuance of the coastal development permit, the applicant shall provide
evidence to the Executive Director of the location of the disposal site for all excess
excavated material from the site. Should the dumpsite be located in the Coastal
Zone, a coastal development permit shall be required.

IV. Findings and Declarations

The Commission hereby finds and declares:

A. Background; Project Description

The proposed project is located at 1501 Decker School Lane, in the
unincorporated Malibu area of Los Angeles County. Access to the site is via
Decker School Lane from Decker Road.- The subject site-is a-sparsely developed
area of approximately 40 acre-parcels on two sides of the applicant’s parcel, and
somewhat smaller parcels to the south and east of the site. Large tracts of
permanently protected National Park Service land border the site to the immediate
north and northwest, as shown in Exhibit 11. The pattem of pre-Coastal Act
agricultural activity (i.e. orchards, grazing, disking) within the area of the parcel that
contains most of the proposed development has been documented in aerial
photographs (however, horse trails developed on the westemn portion of the ranch
are not shown in their present locations and extent on the aerial photographs,
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including the aerial photographs of the Commission archives taken as recently as
1997).

The subject 40.7-acre parcel is located in a Wildlife Corridor designated on the
Resource Maps of the certified Malibu/Santa Monica Mountains Land Use Plan
(LUP) and is located immediately adjacent to, and drains into, the Arroyo Sequit
Significant Watershed. The relatively pristine Arroyo Sequit is one of the most
biologically significant watersheds in the Santa Monica Mountains.

Two stream corridors traverse the subject site (one is an unnamed blueline
stream, the other a drainage that appears to be partially springfed and replenishes
an artificial reservoir with standing water year-round). The on site confluence of
the two streams drains to the off site eastern fork of the Arroyo Sequit, which is
one of only two streams in the Santa Monica Mountains known to support a
population of native Steelhead trout (the other is Malibu Creek), a federally listed
endangered species.

The applicant seeks after-the-fact approval of equine facility and ranch
modernization and development, including construction of a 6,170 sq. ft. 14-stall
barn (the applicant proposes to limit the keeping of horses to_ a maximum of 14
head), 14,000 sq. ft. covered, open-sided, unlighted riding arena, 1,351 sq. ft. of
corrals, paddocks and pens (all for daytime horse use only), 378 sq. ft. horse wash
area, appurtenant structures, vehicle and equipment parking, driveways, and
graveled tumaround for hay and other delivery trucks totaling 6,670 sq. ft.,
conversion of a pre-Coastal Act bam into approximately 620 sq. ft. of ranch
employee apartment and 310 sq. ft. of attached ranch office and bathroom, and
two attached trellised patios occupying approximately 192 sq. ft., total, a 156 sq. ft.
trellised patio adjacent to the guest unit (referred to as the “Cook’s House” ), a 40
sq. ft. trellised patio adjacent to the ranch manager’s residence, a 120 sq. ft.
emergency electric power generating facility with a 300-gallon gasoline storage
tank, an electronic entry gate and support structures on private driveway not
visible from public roadway, a 690 sq. ft. mechanical animal waste composter, and
runoff cisterns and water containment basins totaling approximately 1,800 sq. ft. in
size, and 11,260 cu. yds. of grading (5,740 cu. yds. of cut and 5,520 cu. yds. of
fill, with 220 cu. yds. to be disposed off site unless authorized in the final habitat
restoration and enhancement plan), a 900 sq. ft. screened vegetable nursery near
the main residence (similar to a greenhouse structure), a wooden bridge crossing

maximum width, where authorized of eight (8) feet.

The applicant also proposes to implement maximum feasible direct, on site
mitigation, including a substantive habitat restoration and enhancement proposal
that will restore areas of the subject parcel that have been historically cleared for
agricultural use, a comprehensive livestock waste and water treatment plan that
includes measures to collect and filter all equine facility runoff, permanent
conservation of habitat and open space on approximately 37 acres of the 40.7-

Page 21



Coastal Development Permit Application No. 4-01-159 (Cardoso)

acre parcel (subject to continued use of designated trails within the open space
area), and the retirement of development rights on 80 acres of land off site, in Las
Flores Canyon.

The subject 40.7-acre parcel contains an existing pre-Coastal single family
residence and garage (3,079 sq. ft. total), 397 sq. ft. guest cottage, a swimming
pool, an approximately 936 sq. ft. bam (the bam converted to ranch
office/bathroom and one bedroom employee apartment), an artificial reservoir, a
1,200 ft. long driveway, and several small outlying structures, including a 1,152 sq.
ft. ranch manager’s residence with detached 400 sq. ft. garage. The site takes
access off via Decker Canyon Road via the private Decker School Road, by
means of a locked gate. The site is not visible from public trails or roadside
viewing areas, but is located adjacent to relatively remote tracts of land controlled
by the National Park Service. -

The applicant acknowledges that alteration of the blueline stream and its banks,
including placement of culverts, has occurred at the driveway crossing of the
stream, without benefit of a coastal development permit. The applicant proposes
to delay bridging the stream (which the policies of the certified LUP require for
such stream crossings), and to thus delay restoring the affected portion of the
stream corridor so that a “hydrologic study” of the blueline stream during the
forthcoming rainy season can first be undertaken. The applicant believes a
hydrologic study is necessary to design an adequate bridge. Therefore, the
" applicant has not included remediation of the unauthorized stream alterations and
construction of a bridged crossing in the pending application. Sufficient design
parameters appear to be available, however, to enable a qualified civil engineer to
evaluate the site and design an adequate bridge for a simple private residential
driveway crossing. Moreover, complete restoration of the blueline stream corridor
would be inadequate without this component. In addition, the applicant will have
the ability to implement its own hydrologic study during the forthcoming winter
season, before bridge construction could commence. Construction within the
streambed would be prohibited during the rainy season (November 1—March 31)
by Special Condition 18, therefore the applicant could undertake the hydrologic
study this winter and seek revisions to the bridge design (subject to approval of the
Executive Director pursuant to Special Condition 13) if observed conditions
warrant such revisions upon the recommendation of the consulting civil engineer
and if the revisions are determined to be acceptable by the Executive Director, as
a matter of condition compliance review.

Due to the site’s location in a Wildlife Corridor designated on the Resource Maps
of the certified LUP, development of the site is subject to the guidelines of the
Table 1 policies contained in the LUP. The Commission has relied on the Table 1
policies as guidance in applying the policies of the Coastal Act in past permit
decisions regarding proposed development in the Santa Monica Mountains. The
applicable Table 1 policy, which applies to development on parcels larger than 20
acres in Wildlife Corridors states:
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...Grading and vegetation removal shall be limited to that necessary to
accommodate the residential unit, garage, and one other structure, one
access road, and brush clearance required by the Los Angeles County Fire
Department...the standard for a graded pad shall be a maximum of 10,000
square feet.

Approval of the proposed project (which exceeds the guidelines for development
within a Wildlife Corridor established in Table 1 of the certified LUP), is only made
possible by the degree of restoration and enhancement (combined with other
mitigation measures) of the stream corridors and other habitat on site. Therefore,
it is not possible to conclude that the proposed project will be consistent with the -
applicable policies of Chapter 3 of the Coastal Act if the unauthorized
development within the blueline stream corridor is postponed for an amendment
request subsequent to Commission consideration of pending Coastal
Development Permit application No. 4-01-159. The remediation of the
unpermitted development of the blueline stream corridor must be included in the
final approved Habitat Restoration, Enhancement and Monitoring Plan or the
cumulative, adverse impacts upon the wildlife corridor will not be sufficiently
mitigated to achieve consistency of the proposed project with the requirements of
the Coastal Act. Thus, the provision of plans to bridge the blueline stream (which
is consistent with the guidance of the policies of the certified LUP) is an essential
part of the necessary mitigation of impacts of the proposed development within the

~ Wildiife Corridor.

A strict interpretation of the guidance of LUP Table 1 indicates that the structures
and equine facilities proposed on site are not consistent with the applicable
requirements of the Table 1 standards for development. The applicant proposes,
however, to implement maximum feasible direct, on site mitigation, including a
substantive habitat restoration and enhancement proposal that will restore areas
of the subject parcel that have been historically cleared for agricultural use, a
comprehensive livestock waste and water treatment pian that includes measures
to collect and filter all equine facility runoff, permanent conservation of habitat and
open space on approximately 37 acres of the 40.7-acre parcel (subject to
continued use of designated trails within the open space area), and the retirement
of development rights on 80 acres of land off site, in Las Flores Canyon.

The applicant originally submitted an application (Coastal Development Permit
Application No. 4-99-053) for approval of the subject bamn and horse arena on
March 3, 1999. Several months later, while the proposal underwent ﬁling'review
by Commission staff, the applicant withdrew the application. Notice was sent to
the applicant on July 21, 1999 that the associated filing fees would be refunded.

Subsequently, Los Angeles County building department staff notified Commission

staff that unauthorized development had occurred on the subject site. A site visit
by a Commission regulatory and enforcement program supervisor on November
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29, 1999 confirmed that the previously proposed stable and arena that were the
subject of the withdrawn coastal development permit application had been
constructed.

The enforcement program supervisor's site visit also revealed that at least two
new, large horse corrals not shown on the previously submitted plans had been
constructed, and that the old bam still standing adjacent to the new bam contained
a residential apartment that had not included in the project plans.

Subsequently, the applicant sought after-the-fact approval for the subject
development, now the subject of Coastal Development Permit Application No. 4-
01-159.

B. Geology; Hazards
Section 30253 of the Coastal Act states in part that new development shall:

(1) Minimize risks to life and property in areas of high geologic, flood, and
fire hazard. Lo

(2) Assure stability and structural integrity, and neither create nor contribute
significantly to erosion, geologic instability, or destruction of the site or
surrounding area or in any way require the construction of protective
devices that would substantially alter natural landforms along bluffs and
cliffs. ‘

In addition, the Commission has relied on the certified Malibu/Santa Monica
Mountains Land Use Plan (LUP) as guidance in past permit decisions. Applicable
policies of the LUP include:

P82 Grading shall be minimized for all new development to ensure the
potential negative effects of runoff and erosion on these resources are
minimized. :

P90 Grading plans in upland areas of the Santa Monica Mountains should
minimize cut and fill operations in accordance with the requirements of the
County Engineer.

P91 All new development shall be designed to minimize impacts and
alterations of physical features, such as ravines and hilisides, and processes
of the site (i.e., geological, soils, hydrological, water percolation and runoff)
to the maximum extent feasible. '

P94 Cut and fill slopes should be stabilized with planting at the completion
of final grading. In Environmentally Sensitive Habitat Areas and Significant
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Watersheds, planting should be of native plant species using accepted
planting procedures, consistent with fire safety requirements...

P147 Continue to evaluate all new development for impact on, and from,
geologic hazard

P149 Continue to require a geologic report, prepared by a registered
geologist, to be submitted at the applicant’s expense to the County Engineer
for review prior to approval of any proposed development within potentially
geologically unstable areas including landslide or rock fall areas and the
potentially active Malibu Coast-Santa Monica Fault Zone. The report shall
include mitigation measures proposed to be used in the development.

The proposed development is located in the Santa Monica Mountains, an area
where a high risk of damage to property or loss of life arises due to natural
hazards. Geologic hazards common to the Santa Monica Mountains include
landslides, erosion, and flooding. In addition, fire is an inherent threat to the
indigenous chaparral community of the coastal mountains. Wild fires often
denude hillsides in the Santa Monica Mountains of all existing vegetation, thereby
contributing to an increased potential for erosion and landslides.

As described in detail in Section A above, the proposed project includes the
construction of equine facilities and appurtenant structures, and the conversion of
an older bam to a ranch office and employee apartment, and 11,260 cu. yds. of
total grading (5,740 cu. yds. of cut and 5,520 cu. yds. of fill).

The applicant has submitted a geotechnical evaluation of the proposed
development on the subject site. The report, which contains the consultants
recommendations concerning foundations, grading, drainage, and construction
considerations, is titled “Limited Geologic and Soils Investigation, Proposed Barn,
Riding Arena, and Accessory Buildings, 1501 Decker School Lane, Malibu,
California, (Project 1539),” prepared by GeoConcepts, Inc., and dated April 29,
1998. The applicant’s geotechnical consultant states that

“...It is the finding of this corporation, based on surface data, that the
proposed project will be safe from landslide, settlement, or slippage and will
not adversely affect adjacent property, provided this corporation’'s
recommendations and those of the Los Angeles County Code are followed
and maintained.

To ensure that the final project plans and designs fully incorporate the
recommendations of the geotechnical consultant, Special Condition 1 requires that
the consultant review the final plans, including the plans to convert the old bamn
into an apartment and ranch office, and the plans for updated septic disposal
facilities associated with this conversion, to verify that the consultant's
recommendations have been incorporated and that the final plans and designs do
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not raise new geotechnical issues that have not been previously considered by the
consultant.

The Commission also finds that minimization of site erosion will add to the stability
of the site. Erosion can best be minimized by requiring the applicant to landscape
all disturbed areas of the site with native plants, compatible with the surrounding
environment. Special Condition 3 (Landscaping) requires the applicant to submit a
landscaping plan that relies primarily on plantings with native species, which have
root systems and foliage to root ratios favorable to the control of erosion. The
deeply rooted native plant species provide superior erosion control when
compared to non-native, and frequently shallow-rooted species with high
surface/foliage weight compared to their root structures. The non-native species
often require significant artificial inputs of irrigation water, which can further
destabilize fragile slopes and lead to gullying and eventual slope failure. Thus,

reliance on a palette of locally native piants for landscape purposes will provide

effective long-term erosion control measures and protect site stability.

The Landscape and Erosion Control Plan required pursuant to Special Condition 3
will further ensure that landscape planting selections, irrigation systems,

construction timing (grading prohibited during the rainy season from October 31—

April 1), and other applicable measures are undertaken in accordance with the
geotechnical recommendations, thereby avoiding practices (such as over-irrigation
on slopes) that could destabilize the streambanks and constructed slopes present
on site.

In addition, and in accordance with the applicant's proposal, Special Condition 4
requires the implementation of a final approved Habitat Restoration,
Enhancement, and Monitoring Plan. The Plan will rely primarily on locally native
plant species and will ensure that the disturbed areas of the subject site are
planted and maintained to control both short and long-term erosion.

Further erosion control measures are required by Special Condition 6 (Drainage
and Polluted Runoff Control Plan), which requires the implementation of Best
Management Practices (BMPs) to control the volume and velocity of site runoff
caused by the increased impervious surfaces added by development of the
subject site. By properly controlling runoff, the volume and velocity of runoff can
be controlled and potential erosion thus prevented. Therefore, Special Condition 6
is necessary to ensure that the proposed development does not result in additional
erosion, in accordance with the requirements of Coastal Act Section 30253. The

applicant has also provided a draft Animal Waste and Water Quality Control Plan. .

The final plan, required by Special Condition 7, will provide further measures to
restore natural streamcourses on site, and to effectively collect site runoff and limit
erosion.

" The Commission further notes that the amount of cut proposed by the applicant is
larger than the amount of fill to be placed and will resuilt in approximately 220 cu.
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yds. of excess excavated material. Excavated materials that are placed in
stockpiles are subject to increased erosion. The Commission also notes that
additional landform aiteration would result if the excavated material were to be
retained on site. In order to ensure that excavated material will not be stockpiled
on site and that landform alteration is minimized, Special Condition 19 requires the
applicant to remove all excavated material from the site to an appropriate location
and provide evidence to the Executive Director of the location of the disposal site
prior to the issuance of the permit. Should the dump site be located in the Coastal
Zone, a coastal development permit shall be required, unless such location is on
site in accordance with necessary restorative grading that may be authorized by
the Executive Director in approving the Final Habitat Restoration, Enhancement
and Monitoring Plan.

Although the applicant proposes to retire most additional future development rights
(limited additions to the single family residence are the exception) on the subject
site in consideration of the expanded development rights authorized by
Commission approval of Coastal Development Permit 4-01-159, Special Condition
9 (Future Development Deed Restriction) is necessary. This condition requires
that any future development that might otherwise be exempt from further review
will require the applicant to submit a coastal development permit application.
Remodeling and relocation of approved structures within the approved pad, or
other changes that would otherwise be exempt from review will be evaluated by
the Commission and/or staff for conformance with geologic stability requirements
and erosion control considerations. These measures will ensure that site
deveiopment is always considered in the context of geologic stability.

The proposed project is located in the Santa Monica Mountains, an area subject to
an extraordinary potential for damage or destruction from wildfire. The typical
vegetation in the Santa Monica Mountains consists mostly of coastal sage scrub
and chaparral. Many plant species common to these communities produce and
store terpenes, which are highly flammable substances (Mooney, in Barbour,
Terrestrial Vegetation of California, 1988). Chaparral and sage scrub communities
have evolved in concert with, and continue to produce the potential for, frequent
wildfires. The typical warm, dry summer conditions of the Mediterranean climate
combine with the natural characteristics of native vegetation to pose a risk of
wildfire damage to development that cannot be completely avoided or mitigated.

The applicant proposes to install a 300-gallon gasoline storage unit and an
emergency backup power generator that would rely on the stored gasoline if
necessary. Special Condition 13 (revised plans) requires that the plans and as-
built facility on site be inspected and approved by the Los Angeles County Fire
Department, Division of Fire and Life Safety, as conforming with all applicable fire
safety regulations and standards administered by the department. This
requirement will ensure that the proposed project does not improperly increase
wildfire danger due to unauthorized or improperly stored flammable materials.
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Due to the fact that the proposed project is located in an area subject to an
extraordinary potential for damage or destruction from wildfire, the Commission
can only approve the project if the applicant assumes the liability from the
associated risks. As noted above, due to the special risks posed by development
of the subject site, including geologic and wildfire hazards risks, Special Condition
2 (Wildfire Waiver of Liability) is necessary to ensure that the applicant is aware of,
and accepts responsibility for, development of the subject site in an area that is
particularly susceptible to wildfire hazards. Through acceptance of Special
Condition 2 the applicant acknowledges the nature of the fire hazard which exists
on the site and which may affect the safety of the proposed development, and
agrees to indemnify the Commission, its officers, agents and employees against
any and all expenses or liability arising out of the acquisition, design, construction,
operation, maintenance, existence, or failure of the permitted project in an area
subject to the stated risks.

For all of these reasons, the Commission finds that as conditioned by Special
Conditions 1, 2, 3, 4, 6, 9, and 19, the proposed project is consistent with the
applicable requirements of Coastal Act Section 30253.

C. Environmentally Sensitive Habitat Area and Sensitive
Resources

Sections 30230, 30231, and 30240 of the Coastal Act require that development in
and adjacent to Environmentally Sensitive Habitat Areas shall be sited and
designed to prevent impacts which would significantly degrade those areas and
that coastal waters and aquatic ecosystems be protected, through, among other
means, controlling runoff (drainage management-and erosion control, for example)
and limiting the removal of natural vegetation that serves to buffer adverse impacts
upon these resources.

Section 30230.

Marine resources shall be maintained, enhanced, and where feasible,
restored. Special protection shall be given to areas and species of special
biological or economic significance. Uses of the marine environment shall
be carried out in a manner that will sustain the biological productivity of

- - coastal waters and that will maintain healthy populations of all species of
marine organisms adequate for long-term commercial, recreational,
scientific, and educational purposes.

Section 30231:

The biological productivity and the quality of coastal waters, streams,
wetlands, estuaries, and lakes appropriate to maintain optimum populations
of marine organisms and for the protection of human health shall be
maintained and, where feasible, restored through, among other means,
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minimizing adverse effects of waste water discharges and entrainment,
controlling runoff, preventing depletion of ground water supplies and
substantial interference with surface water flow, encouraging waste water
reclamation, maintaining natural vegetation buffer areas that protect riparian
habitats, and minimizing alteration of natural streams.

Section 30240.

(a) Environmentally sensitive habitat areas shall be protected against any
significant disruption of habitat values, and only uses dependent on those
resources shall be allowed within those areas.

(b) Development in areas adjacent to environmentally sensitive habitat areas
and parks and recreation areas shall be sited and designed to prevent
impacts which would significantly degrade those areas, and shall be
compatible with the continuance of those habitat and recreation areas.

As noted previously, the subject site is located within a Wildlife Corridor designated
on the Resource Maps of the certified Malibu/Santa Monica Mountains Land Use
located within the mapped boundary of the significant watershed delineated on the
Resource Maps, the Cardoso Ranch is located within the watershed's physical
boundaries. A blueline stream identified by the U.S. geological survey traverses
the site and joins a second, springfed streamcourse (named the “Decker School
Lane Drainage” by the applicant) on site. The confluence of the two streams is-
tributary to the East Fork of the Arroyo Sequit — one of only two streams in the
Santa Monica Mountains that supports a population of native Steelhead trout (the
other is Malibu Creek). Steelhead trout are a federally listed endangered species.

The Research Analysis and Technical Appendices of the certified LUP describe
areas within the Malibu Coastal Zone which contain environmentally sensitive
habitat. The appendices contain the following description of the Arroyo Sequit:

Arroyo Sequit

Arroyo Sequit supports one of the most extensive and well-developed
riparian and oak woodlands and associated stream habitats in the
Malibu Coastal Zone. Pools, waterfalls, and a variety of riparian trees
are present. This is one of the few streams in southern California that
still sustains a native steelhead trout population. Dense bay thickets
grow extensively along the East Fork.... Significant marine resources are
present at the mouth of the canyon.

The LUP designates areas between several of the Significant Watersheds as

Wildlife Corridors to ensure that wildlife populations which live in the relatively
undisturbed habitat areas of the significant watersheds are able to freely pass
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between the watersheds. Table 1 of the LUP contains policies specifically
applicable to development in Wildlife Corridors, including the same standards that
apply to Significant Watersheds, with the exception of density policies.

The LUP policies addressing protection of Significant Watersheds and Wildlife
Corridors are among the strictest and most comprehensive set forth in the LUP.
The Commission, in certifying the LUP, emphasized the importance placed by the
Coastal Act on protecting sensitive environmental resources. The LUP contains
policies designated to protect the Watersheds, and ESHA'’s contained within, from
both the individual and cumulative impacts of development:

Protection of Environmental Resources

P63: Uses shall be permitted in ESHAs, DSRs, Significant Watersheds, and
Significant Oak Woodlands, and Wildlife Corridors in accordance with
the Table 1 and ali other policies of this LCP.

Table 1 policies applicable to Significant Watersheds and Wildlife Comdors state
in pertinent part:

...Allowable structures shall be located in proximity to existing roadways,
services and other development to minimize the impact on the habitat.

...Grading and vegetation removal shall be limited fo that necessary to
accommodate the residential unit, garage, and one other structure, one
access road and brush clearance requ:red by the Los Angeles County Fire
Department.

The subject parcel contains significant pre-Coastal Act development, including a
substantial single family residence, garage, guest cottage, swimming pool, small
barn, ranch- manager's residence and garage, driveways, and accessory
outbuildings. These structures alone exceed the number of structures allowed by
Table 1. The applicants propose to add a 6,172 sq. ft. 14-horse bamn, convert the
old barn to an approximately 932 sq. ft. combined ranch office/bathroom and one-
bedroom apartment, and a 14,000 sq. ft. open sided, covered riding ring (in
addition to other horse enclosures such as paddocks and corrals, and a network of
trails in the western portion of the ranch).

In addition, the guidance of thé certified LUP states that within Wildlife Corridors,

..The standard for a graded pad shall be a maximum of 10,000 sq. ft.
(Table 1)

With regard to the 10,000 sq. ft. pad limit, the pads associated with the existing

residence, and other ranch structures significantly exceed the 10,000 sq. ft. limit.
The applicant proposes approximately 35,000 sq. ft. of additional development
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area that would potentially exclude wildlife. As noted in the staff summary, a strict
interpretation of this guideline would therefore indicate that the number of
accessory structures and the associated pad area of existing and proposed new
development are not consistent with the Table 1 standards for development within
a Wildlife Corridor. The applicant proposes, however, to restore (Special Condition
4 — Final Habitat Restoration, Enhancement, and Monitoring Plan) approximately
seven acres of total disturbed area otherwise historically disked or grazed for
agricultural use since the 1940s, to deed restrict as open space and for habitat
conservation approximately 37 acres of the 40.7-acre site (see Exhibit 12), and to
retire all development rights on 80 acres off site, in Las Flores Canyon, owned by
the Mountains Recreation and Conservation Authority as part of a larger holding
that has been permanently protected through deed restrictions with the exception
of the subject 80 acres (See Exhibit 9). The 80 acres was previously qualified by
the Commission staff for four (4) Transfer of Development Credits while owned by
the MRCA. '

Special Conditions, 10, 11 and 12 implement these on site and off site mitigation
measures offered by the applicant as part of the proposed project description.

The Commission’s staff ecologist, Dr. Jon Allen, has visited the subject site_and
reviewed the applicant’s proposed draft Restoration, Enhancement and Monitoring
Plan. Dr. Allen determined that the intensified development of the parcel through
the construction of the 6,172 sq. ft. bamn, with appurtenant structures, trails, parking
areas, traffic, activity levels associated with the professional training and activities
of the 14 dressage horses maintained by the applicant, noise, lighting, and other
forms of associated disturbance will have a chronic, chilling effect on wildlife use of
the corridor. Dr. Allen determined that these effects will persist despite the
implementation of an extensive on site mitigation program. Dr. Allen determined
that there will be residual, cumulative adverse impacts upon wildlife use of the
corridor. These impacts will be mitigated by providing the additional protection of
open space and habitat off site. The applicant proposes to retire development
rights on 80 contiguous acres of open space within a wildlife corridor (albeit one
that is not formally designated on the certified LUP maps). The applicant's
consulting restoration ecologist has done an on site survey of the site’s biota and
apparent wildlife usage patterns. It is important to note, however, that the survey
was done after the construction and operation of the intensive new equine facility
development occurred. Thus, there no baseline was established by the applicant,
and present wildlife use of the site already discounts the existing disturbance of the
facility.

For these reasons, Dr. Allen has determined that the applicant's on site mitigation
measures, while highly beneficial and offering considerable mitigation of the long-
term chronic effects of past agricultural use of the site, do not fully mitigate the
project’s overall adverse impacts within the Wildlife Corridor. Therefore, the off
site mitigation in Las Flores Canyon is necessary. Staff notes that the 80 acres
proposed for off site mitigation through the implementation of Special Condition 12
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were previously approved by Commission staff for four (4) Transfer of
Development Credits while the lands were owned by the Mountains Recreation
and Conservation Authority.

Table 1 also states that within Wildlife Corridors,

...New on site roads shall be limited to a maximum of 300 feet or one third
of the parcel depth, whichever is smaller. (Table 1)

" The existing unpaved driveway is approximately 1,200 ft. in length, from the parcel
entrance to the existing single family residence. The subject barmn and riding arena
are situated along the existing driveway, approximately 480 feet from the parcel
entrance, which is off Decker Canyon Road by way of Decker School Lane.
Although a short side driveway is proposed to serve the after-the-fact bam and
adjacent parking area, the primary driveway that exceeds the Table 1 limits is pre-
Coastal Act in construction.

...Site grading shall be accomplished in accofdance with the stream
protection and erosion control policies. (Table 1)

The proposed project includes 11,200 cubic yards of total grading 11,200 cu. yds
(5,740 cu. yds. cut, 5,520 cu. yds. fill; 220 cu. yds. export) of soil, mostly to
construct the approximately 20,000 sq. ft. pad for the riding arena, and to install
the 6,170 sq. ft. barn southwest of the riding arena. The daylight lines of the cut
pad are less than 150 feet from the centerline of a blueline stream designated by
the U.S. Geological Survey and the grading plans for the stable/bamn show that the
outer limits of the earthwork are immediately adjacent to the riparian drainage that
traverses the area west of the bamn. The stream feeds a large reservoir
established on site, and from there flows into the confluence with the other
(blueline) stream on site. The combined riparian corridors drain from their
confluence on site into the off site East Fork of the Arroyo Sequit.

The applicant proposes to address the close proximity of the new bamn, converted
bamn, corrals, and horse wash area to the unnamed riparian drainage west of these
structures, and tributary to the reservoir and ultimately the Arroyo Sequit, and to
address the grading of the pad for the riding arena, and placement of the covered,
14,000 sq. ft. arena near the blueline stream, through a comprehensive Livestock
Waste and Water Quality Management Plan. The final approved plan will ensure
that all effluent from the equine facilities on site are collected and filtered before
introduction into any drainages on site, and will include water quality monitoring
requirements to ensure the successful performance of the proposed systems.

The Livestock Waste Management Plan submitted in draft form by the applicant
relies on composting animal wastes and soiled bedding and then disposing of the
composted material to ground on site (in restoration areas and other on site
jocations). The Commission’s staff ecologist, Jon Allen, Ph.D. has evaluated the

~
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site, and the applicant’s plans to manage wastes and to undertake a restoration
and enhancement program on site. Dr. Allen specifically notes that discharge of
composted materials to land on site should be discouraged due to the excessive
nutrient loading that will result over time. The excess nutrients may leach into
runoff and cause the deterioration of water quality and the resultant decline of
aquatic habitat values, and may also contribute to the conversion of native
chaparral species which do not require or necessarily even tolerate excessive
inputs of either fertilizer or irrigation.

Thus, one of Dr. Allen’s recommendations is that the composted wastes be
collected and disposed of off site. Special Condition 7 incorporates this
requirement. In addition, Special Condition 6 (Drainage and Polluted Runoff
Control Plan) ensures that drainage is collected and managed in a non-erosive
fashion that filters urbanized runoff and limits sediment pollution of coastal waters.
Fully implemented, therefore, Special Conditions 6 and 7 will help to ensure that
the proposed project is consistent with Coastal Act Sections 30230 and 30231.

The applicant represents, and Special Condition 13 requires evidence to
demonstrate that the Los Angeles County Fire Department has approved a fi nal
be required for the riding arena—thus there will be no associated affect on the
blueline stream corridor less than 150 feet north of the arena—and that the new
barn, old barn conversion, and other components of the applicant’s proposal will
not require any additional fuel modification or brush clearance beyond the extent of
brush clearance that may otherwise be required for the existing pre-Coastal Act
structures.

Additio'nal guidance provided by the applicable policies of the certified LUP
includes:

P67 Any project or use which cannot mitigate signifi cant adverse impacts
as defined in the Callfomla Environmental Quality Act on sensitive resources
(as defined in Figure 6)' shall be denied.

P68 Environmentally sensitive habitat areas (ESHAs) shall be protected
against significant disruption of habitat values, and only uses dependent on
such resources shall be allowed within such areas. Residential use shall not
be considered a resource dependent use.

P69 Development in areas adjacent to environmentally sensitive habitat
areas (ESHAs) shall be subject to the review of the Environmental Review
Board, shall be sited and designed to prevent impacts which would
significantly degrade such areas, and shall be compatlble with the
continuance of such habitat areas.

! “Figure 6" is the certified Sensitive Environmental Resources Map of the LUP.
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P74 New development shall be located as close as feasible to existing
roadways, services, and existing development to minimize the effects on
sensitive environmental resources.

The existing single family residence is located at the end of a driveway extending
over 1,200 linear feet from the parcel boundary. The LUP limit for such driveways
is a maximum of 300 linear feet. The existing driveway is pre-Coastal and
terminates at the northerly reach of the 40.7-acre parcel at the applicant's
residence. The additional equine facilities proposed by the applicant branch off of,
and are located adjacent to, the existing driveway. No new, significant stretches of
driveway, or branches of the driveway, area required to serve the proposed
development. However, the applicant has placed structures within the blueline
stream corridor to support the “Arizona Crossing” of the driveway at this location.
Culverts and bank stabilization measures have been implemented. The bridging of
blueline streams has long been required by the Commission and is specified in the
guidance provided by the certified LUP:

Policy P78 states:

Stream road crossings shall be undertaken by the least environmentally
damaging feasible method.  Road crossings of streams should be
‘accomplished by bridging, unless other methods are determined by the ERB
to be less damaging.

Because the development within the blueline stream was undertaken without the
benefit of a coastal development permit or County permits, the Environmental
Review Board (ERB) did not evaluate the subject Arizona Crossing. Nevertheless,
it is clear from staff site visits that bridging of the crossing for purposes of a private
driveway is feasible. The applicant has not included a proposal to bridge the
blueline stream crossing, and while including the unauthorized stream
improvements in the development assessments provided with the application,
proposes to subsequently present an amendment request for future consideration
after conducting a “hydrologic study” of the blueline stream this winter. As noted in
the backgrounds section (Section A), Special Condition 13 (Revised Plans) requires
the applicant to submit engineered designs for a bridged crossing of the blueline
stream prior to issuance of the coastal development permit. This requirement will
ensure that the mitigation of unauthorized impacts to the blueline stream is provided
to achieve consistency of the proposed project with the applicable policies of the
Coastal Act. Without including this mitigation as a condition of approval, it wouid
otherwise not be possible to determine that the proposed project can be approved.

Moreover, because construction within the streamcourse could not be undertaken
until April 1 at the earliest, the applicant still has the opportunity to undertake the
hydrologic study of the blueline stream that the applicant believes is necessary to
design the bridge, and if the data so obtained indicates that changes are necessary
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to the bridge plans provided to satisfy compliance with Special Condition 13, these
changes can be evaluated, and authorized by the Executive Director as a matter of
condition compliance. Therefore, the applicant’'s objections to designing a bridged
blueline stream crossing in this application are fully addressed, and the impacts of
constructing the bridge and restoring the affected area of the stream can be
mitigated within the Final Habitat Restoration, Enhancement, and Monitoring Plan
required pursuant to Special Condition 4.

As stated previously, the applicant has submitted a draft Habitat Restoration,
Enhancement, and Monitoring Plan prepared by David E. Kelley, Kelley &
Associates Environmental Sciences, inc., dated June 22, 2001. The plan, if revised
as required pursuant to Special Condition 4 , and fully implemented, will provide the
restoration or enhancement of almost 7 acres of the overall site, in areas that have
either been chronically disturbed by past agricultural practices (disking, orchard
production, or grazing, according to the applicant and shown in historic aerial
photographs), or have been subject to trail cutting and use, and manure disposal
within the trail corridors on the western ranch area, undertaken without the benefit
of a coastal development permit.
e

According to the applicant’s agents, the applicant’s practice of disposing of stable
wastes and manure directly to land in the western portion of the ranch has been
suspended during the staff review of the pending coastal development permit
application.

The applicant’s restoration proposal includes a map (see Exhibit 13) that illustrates
the extent of existing trails that will be restored, and those that are proposed to
remain as authorized development under Coastal Development Permit 4-01-159.
Exhibit 5 identifies a portion of the proposed trail corridor that is not authorized and
must be included in the Final Habitat Restoration, Enhancement, and Monitoring
Program. This trail portion takeoff is immediately west of the new barn and
adjacent to the reservoir, and furthers the disruption of the sensitive resources in
the restoration area. The remaining authorized trial corridor is extensive and the
changes shown in Exhibit 5 are relatively minor in light of the overall trail network.

- In addition, and in accordance with the recommendations of the applicant’s water
quality and waste management consultant (Psomas), and in accordance with the
recommendations of the Commission’s staff ecologist, Jon Allen, Ph.D., the
remaining authorized trails, which exceed 20 feet in width in many areas, shall be
restored to a maximum width of eight (8) feet.

In addition, Dr. Allen, as stated previously, recommends that all animal and stable
"waste disposal to land, whether composted or not, be discontinued on site. Dr.
Allen indicates that the placement of these wastes on site would contribute excess
nutrients that would either interfere with the dynamics of the native chaparral habitat
(which does not tolerate artificial inputs of fertilizer and irrigation water, or may
convert to a different species assemblage if subjected to these inputs over the long
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term—uwhich could favor dominance by coyote bush, for example, at the expense of
other sage scrub and chaparral species). Therefore, Special Condition 7 requires
that the final approved plan for Animal Waste and Water Quality Management
provide for collection and off site disposal of all animal wastes and soiled stable
bedding, to ensure that the remaining habitat on site is preserved, and thereby
contributing to the mitigation of the adverse impacts of the intensified equine and
ranch facility development on the Wildlife Corridor value of the subject site. This is
particularly important in light of the volume of animal waste projected for the 14-
horse facility: over 150 tons of horse manure annually, not including soiled straw
bedding or shavings, according to the draft Animal Waste and Water Quality
Management Plan.

In addition, Dr. Alien notes that manure disposal on site has been established in the
literature as an attractant to cowbirds, which are predators of native songbirds.
Thus manure disposal to ground on site has the potential to adversely affect the
fauna of the Wildlife Corridor within which the subject site is located, as well as the
flora. This emphasizes the necessity of off site manure disposal, as required by
Special Condition 7.

In_addition to the provisions of Special Condition 7 discussed above, Special

Condition 6 requires the applicant to provide a Drainage and Polluted Runoff

Control Plan, which, in conjunction with the Animal Waste and Water Quality

Management Plan, will ensure that all site runoff is collected and discharged in a

non-erosive manner, and treated or filtered to prevent contaminants from ranch

facility runoff from entering the streamcourses on site, and ultimately, the Arroyo
Sequit.

The applicant proposes the placement of a 300 gallon gasoline storage
containment and an emergency backup generator that would operate off of this fuel
supply if necessary. Special Condition 13, revised plans, requires the applicant to
ensure that the facility is contained within a bermed area sufficient to collect a
minimum of 300 gallons of spilled fuel. This containment provision will ensure that
the maximum potential spill of gasoline would be prevented from reaching the
Decker School Lane Drainage and ultimately the Arroyo Sequit, thereby ensuring
that coastal waters are protected from a potentially toxic contaminant that could
result in fish kills.

The conversion of the aging, historic bam into a ranch employee one bedroom
apartment with bath and a separate but attached ranch office with bathroom raises
the concem that the septic disposal system serving this structure may not be
adequate to properly manage the volume of effluent that may be generated by the
combined use of the facilities, including the use of the ranch office bathroom by
employees, trainers, visitors, etc. The applicant has provided a letter from Pacific
Coast Civil, Inc., stating the following:
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“..Subject: Cardoso Ranch — Request for Information Regarding Septic
System Sizing Criteria...Dear Glenn: Thank you for the opportunity to
assist you in this matter. Based on your request for information regarding
the sizing criteria for your septic system, we have reviewed the Uniform
Plumbing Code, the nationally recognized source for standards of this
type. Appendix K of the UPC is very specific in regard to residential
systems, in that the capacity of a septic tank serving a dwelling is defined
by the number of bedrooms in the dwelling. Using Table K-2 for single or
two bedroom dwelling, the minimum septic tank capacity is prescribed as
750 gallons. ....the minimum leach field calculates to be 300 square
feet...” Signed Richard E. Doss, PE, President. (dated June 26, 2001)

In addition, the applicant has provided a letter dated July 9, 2001, which apparently
was written after reviewing the letter by Mr. Doss, above. The July 9 letter was
prepared by T.A. Staben, Inc., General Engineering Contractor and states:

“... Re: Old Barn Septic Tank...Dear Mr. Cardoso, We have reviewed the
Uniform Plumbing Code requirements for the old barn septic system as
defined by Pacific Coast Civil Engineers’ letter dated July 6, 2001. The old

_barn is served by an existing septic system.and upon field inspection, we
have confirmed that the capacity of the system meets and exceeds the
Uniform Plumbing Code requirements. No adverse downstream impacts
from the septic system have been observed and the system appears to be
functioning properly. The system should not affect adjacent properties,
the nearest of which is upslope and over 370 feet to the South. Sincerely,
Tom Staben, T.A. Staben, Inc., President”

The information set forth in these letters does not provide an adequate septic
analysis of the proposed barn conversion. There is no evidence of the system’s
age or condition (it is possible that the system is twenty to thirty years old, or even
more), nor is it clear whether there has been any confirmation of the adequacy and
performance of the leach field, the suitability of receiving soils to handie the effluent
loading from the leachfield without effluent transport into the adjacent stream
corridor, or an accurate assessment of the location of the septic tank and leachfield
in relation to the adjacent Decker School Lane stream corridor and the proposed
riparian habitat restoration of the corridor (Special Condition 4). The applicant has
not submitted the results of testing to confirm the adequacy of the septic tank or
leachfield. The septic system location, shown in Exhibit 14 page 4, appears to be
located less than sixty (60) linear feet from the Decker School Lane Drainage
(assuming a map scale of 1 inch to 40 feet).

The applicable standard for leachfield setbacks to protect riparian streamcourses is

set forth as follows in the certified LUP, which the Commission relies upon for
guidance:
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P80: The following setback requirements shall be applied to new septic
systems: (a) at least 50 feet from the outer edge of the existing riparian or
oak canopy for leachfields, and (b) at least 100 feet from the outer edge of
the existing riparian or oak canopy for seepage pits. A larger setback shall
be required if necessary to prevent lateral seepage from the disposal beds
into stream waters.

An evaluation of the draft Habitat Restoration, Enhancement and Monitoring
program appears to indicate that the existing septic system leachfield either
encroaches into the riparian vegetation presently on site, or the riparian vegetation .
that will be restored in the subject area, based on the 50-ft setback standard from
the outer edge of riparian canopy. Special Condition 13 requires revised plans to
include construction of a new septic disposal system (including leachfield) utilizing
altemative septic disposal technology and/or graywater systems if feasible, and
Special Condition 1 requires the geotechnical consultant to evaluate the septic
disposal system in light of the soil and other applicable site conditions. These
measures are designed to ensure that septic effluent does not reach the Decker
School Lane Drainage, reservoir, and ultimately the Arroyo Sequit, which is one of
only two streams in the Santa Monica Mountains that supports a native Steelhead
trout population. Steelhead are a federally endangered species, and Commission
staff ecologist Dr. Jon Allen points out that any potential source of contaminated
discharge on the subject site should be carefully evaluated to ensure that no such
discharge occurs. In addition, Special Condition 14 requires the applicant to obtain
approval from the Los Angeles County Department of Environmental Health for the
new septic disposal system for the old bam conversion. Environmental Health
Department approval will help to ensure that the septic disposal system exceeds
the standards of the Uniform Plumbing Code for a professional office and bathroom
combined with a one bedroom apartment and bathroom and relying on a single
septic disposal system.

The new barmn proposed for after-the-fact approval, many of the corrals, the horse
wash area, and the old bamn proposed for residential/office conversion, are all
located in close proximity (less than 100 feet) to the adjacent Decker School Lane
-Drainage, and are not consolidated with the existing single family residence are of
the site that could be expected to be lighted at night. The scattering of the
development features on site, and the proximity of the intensified equine and
residential development to the Decker School Lane Drainage streamcorridor and
the reservoir fed by it, has greatly intensified the impacts of development of the
subject site on the Wildlife Corridor that the site is located within. The
streamcourses and reservoir provide the most active corridors for wildlife movement
and use. Thus intensified development near these areas of the site has a
disproportionately larger effect on wildlife movement and use pattemns. A source of
perennial surface water, such as the reservoir, is a strong attractant to wildlife.

Night lighting in relatively natural areas, particularly Wildlife Corridors, is known to
produce adverse impacis on wildlife use of such corridors. Light intrusion can
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disrupt avian nesting and roosting pattemns, the feeding and movement pattemns of
nocturnal animal species, and may deter timid species from the use of the corridor.
The potential for disruption by night lighting is further amplified by accompanying
disturbance caused by the presence of humans in the same area. The applicant
seeks after-the-fact approval to convert a small, historic 932 sq. ft. bam into a
residential apartment (about 620 sq. ft.) and attached, but without any internal
openings, ranch office with bathroom (about 310 sq. ft.). Both areas have trellised
patios on the streamcourse (generally to the west) side of the building. Nighttime
use of these patios would result in nighttime disturbance immediately adjacent to
the stream corridor and reservoir, that cannot be mitigated. Therefore Special
Condition 13 requires that these patios be completely removed in revised plans.

In addition, Special Condition 8 (Lighting, Development, and Management
Restrictions) requires the recordation of a deed restriction severely limiting the
intrusion of night lighting, or nighttime disturbance (through outdoor confinement of
horses at night, or lighting of the arena for nighttime riding activities, for example)
within the Wildlife Corridor, and minimizing the use of outdoor lighting only to those
locations where it is essential. Exhibits 7 and 8 illustrate areas restricted from
outdoor lighting, including most of the acreage proposed by the applicant for
permanent deed restriction for preservation of open space and habitat area
(approximately 37 acres of the 40.7-acre site). While the impacts on the Wildlife
Corridor caused by the applicant’s significantly intensified use of the site for the
bam, apartment, arena, etc., cannot be fully mitigated by the restriction on outdoor
horse boarding at night, or lighting on the arenaltrails, etc., these measures will
significantly increase the remaining use of the Wildlife Corridor at night, which is the
prime time for wildlife use of the site, according to Dr. Allen.

In addition, the guidance of the policies of the certified LUP applicable to
development in a Wildlife Corridor restricts the use of perimeter fencing on
properties so located. The LUP states:

..The fencing of entire parcels shall be pmhib:ted in order to allow free
passage of wildlife.

In past Commission actions, the Commission has generally restricted the use of
perimeter fencing on parcels situated within designated Wildlife Corridors, and
required that any approved fencing on such sites be permeable, but not hazardous
to, wildlife. The applicant proposes to remove significant portions of the existing
fencing on site and to retain the southerly property boundary fencing. Special
Condition 16 does not require that the southerly fencing be removed, but that it be
evaluated to ensure compatibility with wildlife movement and safety, and that the
balance of the perimeter fencing, where present elsewhere on site, be removed.

In addition, Special Condition 9 (Future Development) requires that future

development that might otherwise be exempt from the requirement of seeking a
coastal development permit be subject to review by Commission staff and the
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Commission, as necessary. Implementation of Special Condition 9 will ensure that
the applicant and successor interests must seek approval for future fencing on site,
in addition to approval for any other development that may be proposed in the
future. The resultant application process review will ensure that potential impacts to
wildlife relying on the Wildlife Corridor resources, and the specific habitat areas on
site, are considered before future development of the subject site is authorized.

For all of the reasons set forth above, the Commission finds that as conditioned,
the proposed project will be consistent with the applicable sections of the Coastal
Act. o

D. Water Quality

The Commission recognizes that new development in the Santa Monica

Mountains has the potential to adversely impact coastal water quality through the

removal of native vegetation; increase of impervious surfaces; increase of runoff, -
erosion, and sedimentation; and introduction of pollutants such as petroleum,

cleaning products, pesticides, and other pollutant sources, as well as effluent from

septic systems. Furthermore, the Commission also recognizes that the potential

build-out of lots-in Malibu,-and-the resultant instaliation of septic systems, may

contribute to adverse health effects and geologic hazards in the local area.

Section 30231 of the Coastal Act states:

The biological productivity and the quality of coastal waters, streams,
wetlands, estuaries, and lakes appropriate to maintain optimum
populations of marine organisms and for the protection of human heaith
shall be maintained and, where feasible, restored through, among other
means, minimizing adverse effects of waste water discharges and
entrainment, controlling runoff, preventing depletion of ground water
supplies and substantial interference with surface water flow, encouraging
waste water reclamation, maintaining natural vegetation buffer areas that
protect riparian habitats, minimizing alteration of natural streams.

The proposed development will result in an increase in impervious surfaces, which
in tum decreases the infiltrative function and capacity of existing permeable land
.on site. The reduction in permeable space. therefore leads.to an increase in the
volume and velocity of stormwater runoff that can be expected to leave the site.
Furthermore, pollutants commonly found in runoff associated with residential use
include petroleum hydrocarbons including oil and grease from vehicles; heavy
metals; synthetic organic chemicals including paint and household cleaners; soap
and dirt from washing vehicles; dirt and vegetation from yard maintenance; litter; .
fertilizers, herbicides, and pesticides; and bacteria and pathogens from animal
waste. The discharge of these pollutants to coastal waters can cause cumulative
impacts such as: eutrophication and anoxic conditions resulting in fish kills and
diseases and the alteration of aquatic habitat, including adverse changes to
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species composition and size; excess nutrients causing algae blooms and
sedimentation increasing turbidity which both reduce the penetration of sunlight
needed by aquatic vegetation which provide food and cover for aquatic species;
disruptions to the reproductive cycle of aquatic species; and acute and sublethal
toxicity in marine organisms leading to adverse changes in reproduction and
feeding behavior. These impacts reduce the biological productivity and the quality
of coastal waters, streams, wetlands, estuaries, and lakes and reduce optimum
populations of marine organisms and have adverse impacts on human health.

Such cumulative impacts can be minimized through the implementation of
drainage and polluted runoff control measures. In addition to ensuring that runoff
is conveyed from the site in a non-erosive manner, drainage and water pollution
control measures should also include opportunities for runoff to infiltrate into the
ground. Methods such as vegetated filter strips, gravel filters, and other media
filter devices allow for infiltration. Because much of the runoff from the site is
returned to the soil, overall runoff volume is reduced. Slow surface flow of runoff
allows sediment and other pollutants to settle into the soil where they can be
filtered. The reduced volume of runoff takes longer to reach streams -and its
pollutant load is greatly reduced.

Therefore, in order to find the proposed development consistent with the water and
marine resource policies of the Coastal Act, the Commission finds it necessary to
require the incorporation of Best Management Practices designed to control the
volume, velocity and pollutant load of stormwater leaving the developed site.
Critical to the successful function of post-construction structural BMPs in removing
poliutants in stormwater to the Maximum Extent Practicable (MEP), is the
application of appropriate design standards for sizing BMPs. The majority of
runoff is generated from small storms because most storms are small. Additionally,
storm water runoff typically conveys a disproportionate amount of pollutants in the
initial period that runoff is generated during a storm event. Designing BMPs for
the small, more frequent storms, rather than for the large infrequent storms, results
in improved BMP performance at lower cost.

The project is conditioned, under Special Condition 6 (Drainage and Poliuted
Runoff Control Plan), to implement and maintain a drainage plan designed to
ensure that runoff rates and volumes after development do not exceed pre-
development levels and that drainage is conveyed in a non-erosive manner. This
drainage plan is required in order to ensure that risks from geologic hazard are
minimized and that erosion, sedimentation, and poliuted runoff are minimized to
reduce potential impacts to coastal streams. Such a plan will allow for the
infiltration and filtering of runoff from the developed areas of the site, most
‘importantly capturing the initial “first flush” flows that occur as a result of the first
storms of the season. This flow carries with it the highest concentration of
pollutants that have been deposited on impervious surfaces during the dry season.
Additionally, the applicant must monitor and maintain the drainage and polluted
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runoff control system to ensure that it continues to function as intended throughout
the life of the development.

The Commission finds that sizing post-construction structural BMPs to
accommodate (infiltrate, filter or treat) the runoff from the 85" percentile storm
runoff event, in this case, is equivalent to sizing BMPs based on the point of
diminishing returns (i.e. the BMP capacity beyond which, insignificant increases in
pollutants removal (and hence water quality protection) will occur, relative to the
additional costs. Therefore, the Commission requires the selected post-
construction structural BMPs be sized based on design criteria specified in
Special Condition Six (6), and finds this will ensure the proposed development will
be designed to minimize adverse impacts to coastal resources, in a manner
consistent with the water and marine policies of the Coastal Act.

In addition, due to the intensive livestock usage proposed in close proximity to
riparian corridors on site that are tributary to the Arroyo Sequit, the applicant
proposes to implement Livestock Waste and Water Quality Management Plan that
will supplement and complement the plan required by Special Condition 6. The
final, approved version of the draft plan, required by Special Condition 7 will
~ require that livestock waste be_ exported from the site, however, rather than
disposed to land on site, in accordance with the recommendation of the
Commission’s staff ecologist, as discussed in more detail in previous sections.

As described above, the proposed project includes the construction of a multi-

structure ranch modemization and equine facility intensified new development.
The proposal also includes the conversion of an old barn into an apartment and
ranch office/bathroom (separate but attached units). The structure is apparently
served by an existing septic system reported to be approximately 750 gallons in
total capacity. Special Condition 13 (Revised Plans) and Special Condition 14
(County Approval) will ensure that the septic system is updated if necessary to
serve this development, in accordance with applicable codes and regulations. The
Commission has found in past permit actions that conformance with the provisions
of the plumbing, health, and safety codes is protective of resources and serves to
minimize any potential for wastewater discharge that could adversely impact
coastal waters.

For all of these reasons, therefore, the Commission finds that the proposed
project, as conditioned, is consistent with Section 30231 of the Coastal Act.

E. Violations
As stated previously, a substantial amount of development has occurred on the
subject site without the benefit of a coastal development permit; the unauthorized

development includes virtually everything set forth in the project description or
supplements to the project description.
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Through the current coastal development permit application, however, the current
owner is proposing to restore areas where previous pre-Coastal Act development
was undertaken, to implement a Habitat Restoration, Enhancement, and
Monitoring Plan, and an Animal Waste and Water Quality Management Plan, to
deed restrict as open space and habitat conservation approximately 37 acres of
the 40.7-acre parcel, and to retire development rights on 80 acres of land in Las
Flores Canyon owned by the Mountains Recreation and Conservation Authority
(MRCA) within a larger MRCA holding in Las Flores Canyon (the acreage was
previously qualified by Commission staff for four (4) Transfer of Development
Credits).

If all of the Special Conditions are fully implemented, the violation will be remedied
and the matter resolved. However, timely compliance with the Special Conditions
is essential to achieve this outcome.

Therefore, to ensure that the violation aspect of this application is resolved in a
timely manner, and to thereby limit and remediate the adverse effects on coastal
resources that have occurred, and continue, Special Condition 17 (Condition
Comphance) requires the appixcant to satisfy all condrtions which are prerequisites

Development Permit Application No. 4-01-159.

Although construction has taken place prior to submission of these permit
applications, consideration of the applications by the Commission has been based
solely upon the Chapter 3 policies of the Coastal Act. Approval of these permits
does not constitute a waiver of any legal action with regard to the alleged
violations nor does it constitute an admission as fo the legality of any development
undertaken on the subject sites without a coastal development permit. If the
Commission does not approve Coastal Development Permit 4-01-159, or if the
applicant elects not to exercise the permit, or to comply fully with all conditions of
approval of the subject permit, should the permit be approved, the matter will be
the subject of continuing mvestlgatlon and potential action, by the Commission’s
enforcement unit.

F. Local Coastal Program
Section 30604 of the Coastal Act states in pertinent part:

a) Prior to cettification of the local coastal program, a coastal
development permit shall be issued if the issuing agency, or the
commission on appeal, finds that the proposed development is in
conformity with the provisions of Chapter 3 (commencing with Section
30200) of this division and that the permitted development will not
prejudice the ability of the local government to prepare a local program
that is in conformity with the provisions of Chapter 3 (commencing with
Section 30200).
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Section 30604(a) of the Coastal Act provides that the Commission shall issue a
Coastal Development Permit only if the project will not prejudice the ability of the
local government having jurisdiction to prepare a Local Coastal Program which
conforms with Chapter 3 policies of the Coastal Act. The preceding sections
provide findings that the proposed project will be in conformity with the provisions
of Chapter 3 if certain conditions are incorporated into the project and accepted by
the applicant. As conditioned, the proposed development will not create adverse
impacts and is found to be consistent with the applicable policies contained in
Chapter 3. Therefore, the Commission finds that approval of the proposed
development, as conditioned, will not prejudice the County of Los Angeles’ ability
to prepare a Local Coastal Program for this area which is also consistent with the
policies of Chapter 3 of the Coastal Act, as required by Section 30604(a).

G. CEQA

Section 13096(a) of the Commission's administrative regulations requires
Commission approval of a Coastal Development Permit application to be
supported by a finding showing the application, as conditioned by any conditions
of approval, to be-consistent with any applicable requirements of the California -
Environmental Quality Act (CEQA). Section 21080.5(d)2)(A) of CEQA prohibits a
proposed development from being approved if there are feasible alternatives or
feasible mitigation measures available which would substantially lessen any
significant adverse effect that the activity may have on the environment.

The Commission finds that the proposed project, as conditioned, will not have
significant adverse effects on the environment within the meaning of the Califomia
Environmental Quality Act of 1970. Therefore, the proposed project, as
conditioned, has been adequately mitigated and is determmed to be consistent
with CEQA and the policies of the Coastal Act.
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SITE PLAN INDEX'

{Note: The descriptions of pre-Coastal Act structures are indicated below in plain type and new structures,
limited grading, and habitat restoration are shown in ifafics. On the two site plan sheets, pre-existing
structure numberss are shown in plain type within a circle and new structures and uses are shown in bold. All
existing and proposed structural development is located within the historic (pre-1972 and pra-1944) “active
ramhama'onmseastuiywmotcardowmmh)

STRUCTURE NUMBER  DESCRIPTION

SITE PLAN SHEET 1
1. Ranch gate (new pilasters)
2, Old bam (remodeled with 450 SF employee apt. )
2a. Trellis-coverad patio (adjacent to old bam)
2b-c. Driveway to old bam and new bam
3a-b. New bam (inciuding horse stalls, grooming, tack rms.)
3c-d. Paddocks (adfacent to new bam)
3e. Equipment/ivehicie parking hay storage
4. Horsewash
5a-b. Interior ranch road
6. DSL drainage crossing (nm-craosote wooden bridge)
7. . Small, partly covered, open metal siat corral
8a-b. South and north wooden open slat corrals
9. Ranch reservoir basin, welr, concrete edge, outﬂows
9a. - Ranch reservoir inflow area (fo be
10. Ranch reservoir man-made peak flow bypass channel
11. ' Shed (former reservoir pumphouse)
12. Shed (former south water tank)
-13a-b. BMP water quality basins
13c. Operational-structural water quality BMP's .
14. Mid-ranch road tumaround (improved)
24, Ranch welihouse/storage (former ganage)
25. North water tank (resiored)
26. Ranch homestead house (ranch manager’s residence)
26a. Covered entry to ranch manager's house
27. ' Covered regulation dressage arena
27a. Arena exercise track and driveway ’
28. Fencing along the ranch’s north and west PL’s.
28a. ~ Wing fence adjacent to ranch entry gate (replaced)
29. Master utility panel, electric backup generator
30. Westem Ranch trails and old roads =~
31. Balamdm-s#aaﬂmdﬁﬂgmdk)gforbamandam

! MWPMIMWWWM&mMmMWWS&GNRWW inc,
Sheet 1 (July 2, 2001) containa the southerly haif of the Candoso Ranch and Sheet 2 (~—~ 22 20an
contains the northerly ha. The original site plan sheets are at a scale of 1 inch equals:
contour intervals. Tho81f2by11iwhmdueﬂons(mwab)mmodwod from the:
sheets. '
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SITE PLAN INDEX, cont'd.

STRUCTURE NUMBER DESCRIPTION
SITE PLAN SHEET 1. continued
32. Mechanical composter
33. Habitat Restoration Areas
34. Old Road 1/ crossingDSL drainage restoration area
35. Restoration of DSL discharge pipe pool at south PL
35a. DSL drainage pipe channel erosion control
36. Shed (original homestead house wellhouse)
37a-b. BMP arena and bam rain runoff cistems
SITE PLAN SHEET 2
13c. Operational-structural water quality BMP’s _
15. Culverted ranch road embankment at the blue line stream
15a. Embankment stacked rock stabilization (enhancement)
16. North fruit orchard restoration fence ,
17. Main ranch house, garage, patios, landscaped areas
17a. Gravelled circular east driveway to main ranch house
18. Pool, deck, and fence
19. Solar hot water collectors, pipes
20. Relocated screened vegetable nursery
21. Former cook’s house (397 SF guesthouse)
21a-b. Cook’s house garden wall, patio with trellis
21c. Gravelled cook’s house driveway
22. RV parking area
23. Minor expansion of driveway to main house garage, parking
28. Removal of ranch perimeter fencing along the west/north PL's
33. Habhtat Restoration Areas
39. - Vegetated BMP drainage swale to blue line stream
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According 10 Py Eddm:n(Chief NatmlResomandlegforhoﬂ:.MkCAmd

he (ot th r ; ‘.1|h| rorrido
Stuart vravides the on 3 oastward to [opanga.” (source: Panl
Hdetmar fmmnDepuunmofsmeParhwpremﬂywquidngmmmm
Lower Tapangd Canyon for $48 million, including relocation costs. It is in the public's
- interest tq permanent] Wmmﬂmmmgnmmm The
fountaing Restc mestlmopnmndﬂGmeunlowu’hnaCmym.whichis

CONUIBOUS 10 1d TW Tmﬂlﬂymmmmmm
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Page two

Wildlife f4llow ptreambeds whenever possible. With its headwaters located just inside
the Cold Creek Preserve, Las Flores Creck provides an essential comection to Cold
Crwk ote] thenmhandlowcr’!‘opangatot}mmz. From the Cold Creck

nimals are free 10 travel cast through Hondo Canyon to National Park
Service’s ﬁ z Bowl and the State’s Topanga Park. To the west, they can migrate

through Stant Ranch (University of California Natural Reserves System) and Malibu .
Creck State Park. This area represents the largest protected holdings in the Santa Monica
Mountsi brovides the critical mass of wilitife protection. Las Flores and B
EADECHS e Shiart holding . provides an essentiat Brnkaes 10 angd (rom the cogst to th

n g D Hmv‘n

Las Flore$ Creak flows the length of the entire Stuart holding and is designated as an
art 38 less than a half mile from the headwaters. Aamn.npondialocwdjm

dismrbmcecith@rmmecraekbedotmthe Stuart holding. Densely
ith thaparrs Smnmdawamhedpmmcuonwboﬂnhemajm

« 1" Las Flores Canyon hag burned more ofien than other natural areas
hta Mbni Momwns Burned out remnants of homes in Las Flores Heights
y ive force of fire in this canyon. (Further to the south, Madelyn

N :}l_l T GEYEHNISDIE -

‘The Stusrt partel was one large 160-acre holding when it was donated to the Mountains
Recreation ao CM‘MAW‘Y smum‘wmwp‘dmymmm
range in size ffom 3 — 10 acres. The nearby Las Flores Heights subdivision contains lots
as small as oo¢ scre on steep hillsides. Las Flores Heights was the site of a publicly
fonded resto mpmgxm This antiguated small lot subdivision was selected for its
ssource valug, topography and presence of “paper streets™, which, if developed would
serion compromise the watershed.

Stuart egjoys galmappodaccessfromwmmsﬂeughmkmd,a‘mpersmet“m
has never bees conm mm&mmmﬁcwmdmmmm

lIlA(.’! D il mmTWW
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remotenpdmal,mmdbwmmpeophwho want to live

8188893358

less than two miles from Pacific Coast Highway,

Tt has zoning for one house for every 20 acres.
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NOTE: "Hidden Valley Ranch" and "Hidden Spring Ranch" were names

given to Cardoso Ranch during early project design by Lynn Cardoso,Trustee
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TA. STABEN Inc,

EROSION CONTROL IMPORT-EXPORT
.. STRUCTURAL WALLS ROUGH & FINE GRADING .
" AREA DRAINS VDITCHES
'STREET FINALS LAND CLEARING
'SLOPE REPAIR , SANDBAGGING
General Engineering Contractor
Lic. No.82Qa78
July 9, 2001
Mt. Glenn W. Cardoso, Trustee
The Cardoso Ranch
1501 Decker School Lane EU
Malibu, CA. 90265
Re: Old Barn Septic Tank | : ' : JUL 1 02001
'  CAUFORMA
Dear Mr. Cardoso, ‘ _ c:ffmumsm
SOUTH cmm COAST BISTRACT

We have reviewed the Uniform Plumbing Code requirements for the old barn septic
system as defined by Pacific Coast Civil Engineers' letter dated July 6, 2001.

The old barn is served by an existing septic system and upon field inspection, we have K
confirmed that the capacity of the system meets and exceeds the Uniform Plumbmg .
Code requnrements

Cad ]

No adverse downstream impacts from the septic system have been observed and the
system appears to be functioning properly.

The system should not affect adjacent properties, the nearest of which is upslope and
over 370 feet to the South. '

- Sincerely,

7,
Tord Sta
- T.A. Staben, Inc:

President
License #620478 A

P.O. BOX 255 SOMIS CA930868 (BOS) 523-7995 FAX (805) 523-B0BA

TOTAL P.B2



PACIFIC COAST CIVIL, INC.
30141 AGOURA ROAD, SUITE 200

AGOURA HiLLs, CA §1301

PHONE: (818) 865-4168

Fax: (818) 865-4198

emall: doss@pacificcoastelyil.com

0] ME@

. 222

June 26, 2001 JUL 1 0 ZOW
Mz. Glenn Cardose | o As%ucrggms’
1501 Decker School Lane SOUTH CENTRAG on
Malibu, CA 90265 COAST oisTRicy

SUBJECT: Cardoso Ranch- Request for Information Regarding Septic System Sizing Criteria

. | Dear Glenn: : ’ -

Thank you for the opportunity to assist you in this matter. Based on your request for information
regarding the sizing criteria for your septic system, we have reviewed the Uniform Plumbing Code, the
nationally recognized source for standards of this type. Appendix K of the UPC is very specific in regard
to residential systems, in that the capacity of a septic tank serving a dwelling is defined by the number of
bedrooms in the dwelling. Using Table K-2, for a single or two bedroom dwelling, the minimum septic .
tank capacity is prescribed as 750 gallons. The size of the required leach field js also defined in Appendix
K, in this case using Table K~4. Assuming a sandy loam soil, the required leaching area is 40 squarc feet.
per 100 gallons of tank capadity. For the 750 gallon tank, the minimum leach field calculates to be 300
square feet. , ‘ ‘

If you have any questivns regarding this review, do not hesitate to contact me.

Sincerely,

Richard E. Doss, PE
President

EXHIBIT NO. |4 %dﬁ
APBU& lom.
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